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PERSONS WHO WISH TO ADDRESS THE BOARD DURING PUBLIC COMMENT OR WITH RESPECT TO
AN ITEM THAT IS ON THE AGENDA, WILL BE LIMITED TO TWO (2) MINUTES.

The Board Chair may reduce the amount of time allotted per speaker at the beginning of each item
or public comment period
depending on the number of speakers and the business of the day.
Your patience is appreciated.

A closed session may be called at the discretion of the Board Chair.

Staff reports related to open session items on the agenda are also accessible on line at
WWW.c0.contra-costa.ca.us.

ANNOTATED AGENDA & MINUTES
May 21, 2019

1:00 P.M. Convene and call to order.

CONSIDER CONSENT ITEMS: (Items listed as C.1 through C.4 on the following agenda) -
Items are subject to removal from the Consent Calendar by request from any
Commissioner or on request for discussion by a member of the public. Items removed
from the Consent Calendar will be considered with the Discussion Items.

Commissioner John Gioia AYE
Commissioner Candace Andersen AYE
Commissioner Diane Burgis AYE
Commissioner Karen Mitchoff AYE

Commissioner Federal D. Glover AYE


http://www.co.contra-costa.ca.us

DISCUSSION ITEMS

D. 1 CONSIDER Consent Items previously removed.

No items removed for discussion.
D. 2 PUBLIC COMMENT (2 Minutes/Speaker)
No public speakers.

D.3 CONSIDER accepting report concerning the rapid rise of Housing Choice
Voucher costs.

Commissioner John Gioia AYE
Commissioner Candace Andersen AYE
Commissioner Diane Burgis AYE
Commissioner Karen Mitchoff AYE
Commissioner Federal D. Glover AYE

D.4 CONSIDER accepting report on the status of the voluntary transfer of the
Richmond Housing Authority's housing choice voucher and project-based voucher
programs to the Housing Authority of the County of Contra Costa.

Commissioner John Gioia AYE
Commissioner Candace Andersen AYE
Commissioner Diane Burgis AYE
Commissioner Karen Mitchoff AYE
Commissioner Federal D. Glover AYE

D.5 CONSIDER approving and authorizing the Executive Director of the Housing
Authority of the County of Contra Costa to submit a Section 18 application to the
U.S. Department of Housing and Urban Development for the partial demolition
and total disposition of Las Deltas and Las Deltas Annex .

Commissioner John Gioia AYE

Commissioner Candace Andersen AYE

Commissioner Diane Burgis AYE

Commissioner Karen Mitchoff AYE

Commissioner Federal D. Glover AYE
ADJOURN

Adjourn at 2:10 p.m.

CONSENT ITEMS:




C.1  ACCEPT the 3rd Quarter (Unaudited) Budget Report for the period ending
December 31, 2018.

Commissioner John Gioia AYE
Commissioner Candace Andersen AYE
Commissioner Diane Burgis AYE
Commissioner Karen Mitchoff AYE
Commissioner Federal D. Glover AYE

C.2 DENY claim flied by Carla Hammer.

Commissioner John Gioia AYE
Commissioner Candace Andersen AYE
Commissioner Diane Burgis AYE
Commissioner Karen Mitchoff AYE
Commissioner Federal D. Glover AYE

C.3 ADOPT Resolution No. 5223 certifying the Housing Authority of the County of
Contra Costa as a High Performer under the Section § Management Assessment
Program, subject to the U.S. Department of Housing and Urban Development
confirmatory review, for the period of April 1, 2018 to March 31, 2019.

Commissioner John Gioia AYE
Commissioner Candace Andersen AYE
Commissioner Diane Burgis AYE
Commissioner Karen Mitchoff AYE
Commissioner Federal D. Glover AYE

C.4 ACCEPT report on the relocation status of the families at the Las Deltas public
housing development in North Richmond.

Commissioner John Gioia AYE

Commissioner Candace Andersen AYE

Commissioner Diane Burgis AYE

Commissioner Karen Mitchoff AYE

Commissioner Federal D. Glover AYE
GENERAL INFORMATION

Persons who wish to address the Board of Commissioners should complete the form provided for
that purpose and furnish a copy of any written statement to the Clerk.

All matters listed under CONSENT ITEMS are considered by the Board of Commissioners to be
routine and will be enacted by one motion. There will be no separate discussion of these items
unless requested by a member of the Board or a member of the public prior to the time the



Commission votes on the motion to adopt.

Persons who wish to speak on matters set for PUBLIC HEARINGS will be heard when the Chair
calls for comments from those persons who are in support thereof or in opposition thereto. After
persons have spoken, the hearing is closed and the matter is subject to discussion and action by the
Board.

Comments on matters listed on the agenda or otherwise within the purview of the Board of
Commissioners can be submitted to the office of the Clerk of the Board via mail: Board of
Commissioners, 651 Pine Street Room 106, Martinez, CA 94553; by fax: 925-335-1913; or via the
County’s web page: www.co.contracosta.ca.us, by clicking “Submit Public Comment” (the last
bullet point in the left column under the title “Board of Commissioners.”)

The County will provide reasonable accommodations for persons with disabilities planning to
attend Board meetings who contact the Clerk of the Board at least 24 hours before the meeting, at
(925) 335-1900; TDD (925) 335-1915. An assistive listening device is available from the Clerk,
Room 106. Copies of taped recordings of all or portions of a Board meeting may be purchased
from the Clerk of the Board. Please telephone the Office of the Clerk of the Board, (925)
335-1900, to make the necessary arrangements.

Applications for personal subscriptions to the monthly Board Agenda may be obtained by calling
the Office of the Clerk of the Board, (925) 335-1900. The monthly agenda may also be viewed on
the County’s internet Web Page: www.co.contra-costa.ca.us

The Closed session agenda is available each month upon request from the Office of the Clerk of the

Board, 651 Pine Street, Room 106, Martinez, California, and may also be viewed on the County’s
Web Page.

AGENDA DEADLINE: Thursday, 12 noon, 12 days before the Tuesday Board meetings.


http://www.co.contracosta

D3

Contra
To:  Contra Costa County Housing Authority Board of Commissioners Costa
From: Joseph Villarreal, Housing Authority . Cou nty

Date: May 21, 2019

Subject: PRESENTATION ON SUBSIDY COSTS (HAP) VERSUS VOUCHER COUNT

RECOMMENDATIONS
RECEIVE oral report discussing the rapid rise of Housing Choice Voucher costs.

BACKGROUND
Staff will discuss the rapid rise of Housing Choice Voucher costs with the Board of Directors.

FISCAL IMPACT
None. Informational item only.

CONSEQUENCE OF NEGATIVE ACTION
None. Informational item only.

Action of Board On:  05/21/2019 APPROVED AS RECOMMENDED | | OTHER

Clerks Notes:
VOTE OF COMMISSIONERS

AYE: " John Gioia, Commissioner ) o ) )
I hereby certify that this is a true and correct copy of an action taken and entered on the minutes of the Board of

Candace Andersen, Supervisors on the date shown.

Commissioner
Diane Burgis, Commissioner ATTESTED: May 21,2019
Karen Mitchoff, Joseph Villarreal, Executive Director

Commissioner

Federal D. Glover,
Commissioner

By: Jami Napier, Deputy
Contact: 925-957-8028

cc:



ATTACHMENTS
Contra Costa HAP Increases
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D.4

Contra
To:  Contra Costa County Housing Authority Board of Commissioners Costa
From: Joseph Villarreal, Housing Authority . Cou nty

Date: May 21,2019

Subject: STATUS OF THE VOLUNTARY TRANSFER OF THE RICHMOND HOUSING AUTHORITY'S HOUSING
CHOICE VOUCHER AND PROJECT-BASED VOUCHER PROGRAMS

RECOMMENDATIONS

ACCEPT an oral report on the status of the voluntary transfer of the Richmond Housing Authority's
housing choice voucher and project-based voucher programs to the Housing Authority of the County of
Contra Costa.

BACKGROUND
Staff will provide an oral update on the status of the proposed transfer.

FISCAL IMPACT

The transfer of the Richmond Housing Authority's Voucher programs would increase the Housing
Authority of the County of Contra Costa's (HACCC) current contract with HUD from 6,996 vouchers to
9,000 vouchers. Should the transfer occur, it is anticipated that HACCC's projected voucher budget for
FYE 2020 would increase from $117 million to between $142 million and $150 million.

CONSEQUENCE OF NEGATIVE ACTION
None. Information item only.

Action of Board On:  05/21/2019 APPROVED AS RECOMMENDED | | OTHER

Clerks Notes:
VOTE OF COMMISSIONERS

AYE: " John Gioia, Commissioner ) o ) )
I hereby certify that this is a true and correct copy of an action taken and entered on the minutes of the Board of

Candace Andersen, Supervisors on the date shown.

Commissioner
Diane Burgis, Commissioner ATTESTED: May 21,2019
Karen Mitchoff, Joseph Villarreal, Executive Director

Commissioner

Federal D. Glover,
Commissioner

By: Jami Napier, Deputy
Contact: 925-957-8028

cc:



D.5

Contra
To:  Contra Costa County Housing Authority Board of Commissioners Costa
From: Joseph Villarreal, Housing Authority . Cou nty

Date: May 21, 2019

Subject: Application to HUD for the Partial Demolition andTotal Disposition of Las Deltas and Las Deltas Annex I

RECOMMENDATIONS

APPROVE and AUTHORIZE the Executive Director of the Housing Authority of the County of Contra
Costa (HACCC) to submit an application to the U.S. Department of Housing and Urban Development
(HUD) for the partial demolition and total disposition of Las Deltas and Las Deltas Annex I (the Property).

BACKGROUND

On December 17, 2013, the Board approved submission of two Rental Assistance Demonstration (RAD)
applications for the conversion of 90 vacant public housing units at Las Deltas in North Richmond to RAD
project-based voucher (PBV) units that could be used to fund development of affordable housing
throughout the County. On March 30, 2015, HUD approved these two applications.

When staff submitted HACCC's RAD application in December 2013, the intention was to also submit a
Section 18 Demolition/Disposition (Section 18) application to HUD for the remaining, occupied units at
Las Deltas. The primary advantage of a Section 18 application was that it provided a better long-term
subsidy stream than the RAD program did. The disadvantages were that HUD had made it very difficult to
get a Section 18 application approved, the funding for replacement vouchers under such an application were
shrinking (meaning we may not have gotten any) and HUD did not provide replacement funding for vacant
units under a Section 18 application.

Action of Board On:  05/21/2019 APPROVED AS RECOMMENDED | | OTHER

Clerks Notes:
VOTE OF COMMISSIONERS

AYE: " John Gioia, Commissioner ) o ) )
I hereby certify that this is a true and correct copy of an action taken and entered on the minutes of the Board of

Candace Andersen, Supervisors on the date shown.

Commissioner

Diane Burgis, Commissioner ATTESTED: May 21,2019

Karen Mitchoff, Joseph Villarreal, Executive Director
Commissioner

Federal D. Glover,
Commissioner

By: Jami Napier, Deputy
Contact: 925-957-8028

cc:



BACKGR: D NT'D

In discussions with HUD and others it became clear that it would be difficult to get a Section 18
application approved for Las Deltas and HACCC's best option was to submit a RAD application for the
remaining 124 units at Las Deltas in order to maximize the chances that the entire property can be
converted to project-based assistance that can be used to develop replacement housing elsewhere. As a
result, on August 18, 2015, the Board authorized submission of two more RAD applications to HUD
that would increase HACCC's previously approved applications for 90 vacant units to include all 214
units at Las Deltas in North Richmond.

On August 16, 2016, HUD approved the additional two applications for the remaining units to be
converted under the RAD program. In an effort to replace the units that would be lost at the Property,
HACCC committed 214 units of RAD PBV funding to non-profit housing developers in October of 2015
to 14 properties across Contra Costa County. Unfortunately, the rents associated with the RAD
assistance would not be sufficient to support the debt service these properties would incur as part of the
RAD rehabilitation process and HACCC had to commit additional regular project-based vouchers to
these projects.

Three of the 14 projects withdrew from consideration leaving 107 units of RAD assistance unallocated to
replacement projects. HACCC has been exploring other projects that may be able to utilize these 107
RAD vouchers but, to date, no entity has shown interest in the assistance. Per HUD regulations there are
two methods whereby a housing authority may dispose of public housing units - RAD or Demolition and
Disposition. HACCC approached HUD with the possibility of pursuing Section 18 Demolition and
Disposition for the remaining 107 unassigned units. HUD indicated that they were amenable to
re-visiting such an application for this property.

205 of the original 214 units are currently vacant at the Property. Many of the units are in advanced
stages of destruction from break-ins and vandalism. HACCC continues to incur annual costs of over
$300,000 to board up and secure the units that are in need of millions of dollars in rehabilitation and/or
are total losses. In addition, HACCC continues to incur utility costs for power and water at these vacant
and vandalized units. Once vacant, HUD ceases to provide funding for the units. Thus, while we
continue to explore development and replacement options for the Property, HACCC continues to incur
costs for which no funding is being provided. Demolition of the properties is critical to fiscal solvency at
the Property.

Partial demolition of the contiguous section of the property will not only eliminate the need for
incurring continued costs on these units, but would make the site more attractive for prospective
developers. In addition, by securing HUD approval to dispose of the entire property, it will enable
HACCC to sell off the 80 scattered-site units that pepper the surrounding neighborhood. The proceeds
of the sale of these units and sites are required to be re-allocated to other public housing purposes. It is
HACCC's intent to use these proceeds as pre-development funding for addressing the needs of other
public housing developments in its portfolio.

HACCC has met with the residents of the Property to discuss the possibility of a partial demolition and
total disposition application and has had several meetings with the Resident Advisory Board to discuss
its plans to pursue such an application as well. In addition, HACCC has discussed plans to demolish and
dispose of the Property with the local Municipal Action Committee (MAC), the Las Deltas Steering
Committee and this Board in the past. Moreover, HACCC has been actively working with the North
Richmond Planning Committee (NRPC). NRPC, led by Healthy Richmond, the Richmond
Neighborhood Housing Services and Local Initiatives Support Corporation (LISC), has been working



with numerous community leaders and residents to develop a comprehensive strategy that addresses
housing, safety, business opportunity and youth and education concerns in the neighborhood in an effort
to transform the neighborhood and community into the vibrant and desirable area that it once was.
These groups have contributed to HACCC's conceptualization of the demolition and disposition process
and have been amenable and supportive of HACCC's efforts to bring change to the Property.

FISCAL IMPACT

Funding for the relocation of the families who reside(d) at the Property and partial demolition of the
Property are being paid from HACCC's approved annual Capital Fund Program (CFP) budget.

CONSEQUENCE OF NEGATIVE ACTION

Should the Board of Commissioners not authorize the Executive Director of the Housing Authority of
the County of Contra Costa to submit an application to HUD for the partial demolition and total
disposition of Las Deltas and Las Deltas Annex I, HACCC will continue to incur costs for door and
window enclosures and paying for utilities at a predominantly vacant property that will continue to
attract squatters and criminal elements.

ATTACHMENTS

Board order- C139

Las Deltas Demo Dispo Application Cover Letter

Las Deltas Demo Dispo App. - 52860 - 4 Unexecuted

Las Deltas Demo Dispo App. - 52860-A Unexecuted

Las Deltas Demo Dispo Application Addendum Narrative

Las Deltas Demo Dispo Application Narrative

as Deltas Site Map - HUD 52860 - Section 5.3.

Las Deltas DOTs - HUD 52860 - Section 5.4

Las Deltas - Environmental Clearance RROF - Las Deltas Demolition
Demo Dispo Letter of Support - County Supervisors - Executed
HUD PIH Letter of Support for TPVs - Executed.

Las Deltas - Restricted Appraisal Report - All Properties
Las Deltas - Summary Appraisal Report - All Properties
HACCC - Las Deltas Relo Plan - June 2016

Email - Las Deltas Early Relocation

Email - RE_ (RAD) CHAP Awards - HACCC

Email - RE_ Early relocation 1

Email - RE_ Early relocation

FHEO A & R Checklist - CA0116 - 52 Units

FHEO A & R Checklist - CA0116B-86 Units

FHEO A & R Checklist - CA0117 - 38 Units

FHEO A & R Checklist - CA0117B - 38 Units

FHEO TOA Antioch A&R Checklist approval

Las Deltas Pictures

RAD Early Relocation Memorandum to HUD

RAD Early Relocation Request to HUD 6-22-17



RAD Memo Summarizing Monthly Call

Resident Demos - Summ of 95 on CHAP Approval
Resident Relocation Meeting Agenda - 7.21.2016
Las Deltas PNA - Obsolescence 12.14.2018

RAD Relo resident meeting Sign-In Sheet



C.139

, Contra
To:  Board of Supervisors Costa
From: David Twa, County Administrator Cou nty

Date: May 7, 2019

Subject: Letter of Support on the Partial Demolition and Total Disposition of Las Deltas and Las Deltas Annex I

RECOMMENDATIONS

APPROVE and AUTHORIZE the Board of Supervisors of Contra Costa County to provide
the Housing Authority of the County of Contra Costa (HACCC) with a letter of support to
submit an application to HUD for the partial demolition and total disposition of Las Deltas
and Las Deltas Annex I (the Property).

BACKGROUND

On December 17, 2013, the Housing Authority Board of Commissioners approved
submission of two Rental Assistance Demonstration (RAD) applications for the conversion
of 90 vacant public housing units at Las Deltas in North Richmond to RAD project-based
voucher (PBV) units that could be used to fund development of affordable housing
throughout the County. On March 30, 2015, HUD approved these two applications.

When staff submitted HACCC's RAD application in December 2013, the intention was to
also submit a Section 18 Demolition/Disposition (Section 18) application to HUD for the
remaining, occupied units at Las Deltas. The primary advantage of a Section 18 application
was that it provided a better long-term subsidy stream than the RAD program did. The
disadvantages were that HUD had made it very difficult to get a Section 18 application

Action of Board On: 05/07/2019 APPROVED AS RECOMMENDED [ | OTHER

Clerks Notes:
VOTE OF COMMISSIONERS

AYE: John Gioia, District I

Supervisor

Candace Andersen, I hereby certify that this is a true and correct copy of an action taken and entered on
District IT Supervisor the minutes of the Board of Supervisors on the date shown.

Diane Burgis, District ITT ATTESTED: May 7,2019

Supervisor

, o Joseph Villarreal, Executive Director
Karen Mitchoff, District

IV Supervisor

Federal D. Glover, By: Stephanie Mello, Deputy

District V Supervisor
Contact: 925-957-8028

cc:



approved, the funding available for replacement vouchers under such an application was
shrinking (meaning there was a high probability that HACCC would not have received any



BACKGROUND (CONT'D)

replacement vouchers) and HUD did not provide replacement funding for vacant units
under a Section 18 application (many of the remaining unit at Las Deltas were vacant at
the time).

In discussions with HUD and others in 2013, it became clear that it would be very
difficult to get a Section 18 application approved for Las Deltas and that HACCC's best
option to receive funding was to submit a RAD application for the remaining 124 units at
Las Deltas in order to maximize the chances that funding for the entire property could be
converted to project-based assistance that could then be used to fund the development of
replacement affordable housing onsite or elsewhere. As a result, on August 18, 2015,
HACCC's Board of Commissioners authorized submission of two additional RAD
applications to HUD that would increase HACCC's previously approved applications for
90 vacant units to include all 214 units at Las Deltas in North Richmond.

On August 16, 2016, HUD approved the additional two applications for the remaining
units to be converted under the RAD program. In an effort to replace the units that would
be lost at Las Deltas, HACCC committed 214 units of RAD project-based voucher
funding to non-profit housing developers in October of 2015 to fourteen properties across
Contra Costa County. Because the rents associated with the RAD assistance would not be
sufficient to support the debt service these properties would incur as part of their
development/rehabilitation, HACCC had to commit additional, regular project-based
vouchers to these projects.

Three of the fourteen projects withdrew from consideration leaving 107 units of RAD
assistance unallocated to replacement projects. HACCC has been exploring other projects
that may be able to utilize these 107 RAD vouchers but, to date, no entity has shown
interest in the assistance. HACCC approached HUD with the possibility to pursue
Demolition and Disposition for the unassigned units and HUD indicated that they were
amenable to re-visiting such an application for this property.

Of the original 214 units at Las Deltas, 208 are currently vacant. Many of the units are in
advanced stages of destruction from break-ins and vandalism and HACCC continues to
incur annual costs of over $300,000 on window and door enclosures to secure the units,
which need of tens of millions of dollars in rehabilitation to bring back to a livable
condition. Many units are beyond repair and would have to be completely reconstructed.
In addition, HACCC continues to incur utility costs for power and water at these vacant
and vandalized units. Once vacant, HUD ceases to provide funding for the units. Thus,
while we continue to explore development and replacement options for Las Deltas,
HACCC continues to incur costs for which no funding is being provided. Demolition of
the remaining buildings at Las Deltas is critical to HACCC's fiscal solvency.

Partial demolition of the contiguous section of the property will not only eliminate the
need for incurring continued costs on these units, but would make the site more attractive



for prospective developers. In addition, by securing HUD approval to dispose of the
entire property, it will enable HACCC to sell off the 80 scattered-site units that pepper
the surrounding neighborhood. The proceeds of the sale of these units and sites are
required to be re-allocated to other public housing purposes. It is HACCC's intent to use
these proceeds as pre-development funding for addressing the needs of other public
housing developments in its portfolio.

HACCC staff have met with Las Deltas residents to discuss a partial demolition and total
disposition application and have also held several meetings with the Resident Advisory
Board to discuss the plans to pursue such an application. Additionally, HACCC has
discussed plans to demolish and dispose of Las Deltas with the local Municipal Advisory
Council (MAC), the Las Deltas Steering Committee and its own Board of
Commissioners in the past. Moreover, HACCC has been actively working with the North
Richmond Planning Committee (NRPC). NRPC, led by Healthy Richmond, the
Richmond Neighborhood Housing Services and Local Initiatives Support Corporation
(LISC), has been working with numerous community leaders and residents to develop a
comprehensive strategy that addresses housing, safety, business opportunity and youth
and education concerns in North Richmond in an effort to transform the neighborhood
and community into the vibrant and desirable area that it once was. These groups have
contributed to HACCC's conceptualization of the demolition and disposition process and
have been supportive of HACCC's efforts to bring change to Las Deltas.

HUD's application for demolition and disposition requires that a letter of support from
the sitting Mayor be submitted with its application. Since Las Deltas property is in a
non-incorporated section of Contra Costa County, its jurisdiction falls within the purview
of the Board of Supervisors and its Chairperson. Thus, this request from HACCC for a
letter of support from the Chair of the Board of Supervisors.

FISCAL IMPACT

There is no Fiscal Impact for providing HACCC with a letter of support for its
application for demolition and disposition of the Las Deltas and Las Deltas Annex |
public housing development in North Richmond, CA.

CONSEQUENCE OF NEGATIVE ACTION

Should the Board of Supervisors not provide a letter of support to HACCC authorizing
the agency's Executive Director to submit an application to HUD for the partial
demolition and total disposition of Las Deltas and Las Deltas Annex I, HACCC's
application will be deficient and likely rejected. As a result, HACCC will continue to
incur costs for door and window enclosures and paying for utilities at a predominantly
vacant and unfunded property. In such a case, it can be expected that Las Deltas will
continue to deteriorate and attract squatters and crime.

ATTACHMENTS
BOS Letter of Support for Las Deltas Final
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HOUSING AUTHORITY é,\umom
OF THE <
COUNTY OF CONTRA COSTA S .

May 21, 2019

Jane Hornstein, Director

Special Applications Center

US Department of Housing and Urban Development
Ralph H. Metcalfe Federal Building

77 West Jackson Boulevard, Room 2401

Chicago, 1L 60604-3507

RE: Application for Demolition and Disposition
Las Deltas and Las Deltas Annex | - CA011600000 and CA011700000

Dear. Ms. Hornstein:
This letter serves to update the application submitted on July 16, 2018.

The Housing Authority of the County of Contra Costa (HACCC) applied to demolish and/or
dispose of 214 units at Las Deltas and Las Deltas Annex | - CA011600000 and CA011700000.
CA0116 prior to any RAD conversions was comprised of two properties in AMP 6, property 9A
with 58 units in a contiguous series of parcels and property 9B with 80 scattered sites throughout
a forty square-block area. CAOQ0117 prior to any RAD conversions was comprised of one
property in AMP 7 containing 76 units in a contiguous parcels. Both AMPs are located in
unincorporated North Richmond, CA.

Based on discussions with you regarding the application, it is revised to include only the
remaining units on these sites that have not been converted to RAD. The application is attached.

HACCC twice pursued HOPE VI funding for this project and pursued a demolition/ disposition
application in 2014, only to have HUD advise against Las Deltas’ suitability for eligbility. At
that time, crime analyses found the area to be one of the most crime-ridden neighborhoods in
California. It had been featured in a number of documentaries since 2012 on its suitability for
living due to the crime rates, the environmental conditions from the nearby refineries, the
dilapidated condition of the units and the isolated geographic location of the property.

RAD Status

Commitments to convert the units under the HUD Rental Assistance Demonstration (RAD)
program were issued for all 214 units. Rather than attempting on-site replacement, the RAD
strategy was to place RAD units off-site in combination with non-RAD project-based vouchers
(PBVs) offered as inducement for developers to take RAD units. HACCC worked hard for three
years to convert all 214 units to RAD, but the low rents on the RAD units dissuaded developers

3133 ESTUDILLO STREET @ P. O. BOX 2759 eCALIFORNIA 94553 ¢ PHONE (925) 957-8000 oFAX
é\ (925) 372-0236 TDD (925) 957-1685
WWW. contracostahousing.org Equal Housing

Opportunity

3113628.4037386 FILE



http://www.contracostahousing.org/

and committing units to replacement projects was a challenge.  Accordingly, the revised
application covers 107 units that will not be completed under RAD, including 87 in AMP 6 and
20 in AMP 7. Of these units, HACCC requests demolition and disposition for 75 contiguous
units and disposition only for 32 scattered-site units.

Urgent Relocation Efforts

Historically, HACCC has had great difficulty in leasing units at this property and has had to
endure vacancies in some cases that lasted over two years. Due to the severely distressed
condition of the property and the lack of adequate funding to repair the units for habitability,
units remain boarded up and families are subjected to deplorable living conditions. For these
reasons, HACCC was forced to pursue a plan of early relocation using the emergency provisions
in its Admissions and Continued Occupancy Policy to ensure the safety of the 95 residents that
remained in occupancy on the date of Commitments to Enter Into Housing Assistance Payments
(CHAPs) approval. The advanced dilapidated nature of the units required HACCC to expedite
its relocation of the families for health and safety reasons.

Tenant Protection VVoucher (TPV) Request

Given the challenges of committing the RAD units to other PBV-assisted projects, HACCC
instead seeks TPVs for the 95 units for which HACCC started relocation. While only 8 units
remain occupied since our initial application submission in August of 2018 when 34 households
were in occupancy, HACCC's efforts to remove families from dilapidated and unsafe housing
conditions forced earlier relocation and we request 95 TPVs to represent all households initially
eligible for relocation. This will mitigate the loss of deeply-subsidized units to the County.

Demolition and Disposition Urgency

The property is currently 3.7% occupied. The cost of maintaining the property is approximately
$1 million per year regardless of the number of households in place since the nature of the
neighborhood requires that all vacated units be secured with metal window and door covers that
HACCC s renting at a significant cost to the agency. In addition, HACCC has had to continue
to pay for local sheriff patrols of the property to disperse homeless and criminal elements from
squatting on the vacated property. The site is clearly a safety hazard.

HACCC has received a bid to demolish the contiguous units. Demolishing these units will save
costs and will alleviate serious safety concerns. In addition, a vacant series of contiguous parcels
will be easier to draw interest from potential development groups than a series of dilapidated,
boarded up and vandalized units.

HACCC's plan is to demolish 75 of the 107 units. The scattered-site units in Property 9B are
not projected to be demolished but, rather, sold to interested buyers. HACCC seeks disposition
approval for these units so that it can proceed with the process of selling the properties.

The remainder of the units have been or will be demolished or disposed of under RAD.
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Potential Gains Going Forward

HACCC has leveraged the RAD assistance, coupled with regular PBV committed from its
voucher resources, to create new affordable housing throughout the County. 107 RAD units have
been committed to PBV transactions that have added 286 assisted units to the community for low
income families and enabled developers to add a total of 502 units of housing in Contra Costa
County. HACCC has been instrumental in making this happen through the use of replacement
RAD and regular PBV assistance and hopes to facilitate the creation of several hundred more
units through the use of tenant protection vouchers.

For these reasons and as further discussed in the revised application, HACCC requests prompt
approval of the revised demolition and disposition application and commitment of tenant
protection vouchers, Thank you for your continuing assistance,

Sincerely,

Joseph Villarreal
Executive Director
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Inventory Removals Application U.S. Department of Housing OMB Approval No. 2577-0075
and Urban Development (exp. 01/31/2021)
HUD-52860 Office of Public and Indian Housing

The information collection requirements contained in this document have been approved by the Office of Management and Budget (OMB)
under the Paperwork Reduction Act of 1995 (44 U.S.C. 3501-3520) and assigned OMB control number 2577-0075. There is no personal
information contained in this application. Information on activities and expenditures of grant funds is public information and is generally
available for disclosure. Recipients are responsible for ensuring confidentiality when disclosure is not required. In accordance with the
Paperwork Reduction Act, HUD may not conduct or sponsor, and a person is not required to respond to, a collection of information unless
the collection displays a currently valid OMB control number.

This general information is required to request HUD approval to remove public housing property (residential or non-residential) from public
housing requirements, including use restrictions imposed under the Annual Contributions Contract (ACC) and the Declaration of Trust
(DOT)/Declaration of Restrictive Covenants (DoRC). PHAs may request such HUD approval under the following laws: demolition and
disposition (Section 18 of the 1937 Act and 24 CFR part 970); voluntary conversion (Section 22 of the 1937 Act and 24 CFR part 972);
required conversion (Section 33 of the 1937 Act and 24 CFR part 972); homeownership (Section 33 of the 1937 Act and 24 CFR part 906);
retentions under 2 CFR 200.311 (PIH Notice 2016-20 or subsequent notice); and eminent domain (PIH Notice 2012-8, or subsequent
notice).

Note: This form requests general information only and PHAs are required to submit an additional addendum for the specific type of
proposed removal. This form in addition to the applicable addendum are collectively known as the SAC application since these applications
are processed by HUD’s Special Applications Center (SAC). HUD will use this information to review PHA requests, as well as to track
removals for other record keeping requirements. Responses to this collection of information are statutory and regulatory to obtain a benefit.
The information requested does not lend itself to confidentiality. PHAS are required to submit this information electronically to HUD
through the Inventory Removals Submodule of the Inventory Management System/PIH Information Center (IMS/PIC) system (or a later
electronic system prescribed by HUD). IMS/PIC will assign each SAC application a “DDA” number.

This form does not apply to proposed removals (conversions) under HUD’s Rental Assistance Demonstration (RAD) program; and the
instructions for RAD application submissions via IMS/PIC is provided and governed by a separate OMB-approved HUD form.

Section 1: General Information

1. Date of Application: July 16, 2018 and again on May 23, 2019
2. Name of Public Housing Agency (PHA): Housing Authority of the County of Contra Costa
3. PHA Identification Number: CA011
4, PHA Address: 3133 Estudillo Street, P.O. Box 2759, Martinez, CA 94553
5. Contact Person Name at PHA: Joseph Villarreal
6. Contact Person Phone No.: (925) 957-8011
7. Contact Person Email: jvillarreal@contracostahousing.org
8. Is the PHA operating under any remedial order, compliance agreement, final judgment,
consent decree, settlement agreement or other court order or agreement, including but not []Yes
limited to those related to a fair housing or other civil rights finding of noncompliance?
If yes, attach a narrative description of explaining how the proposed removal is consistent with No
such order, agreement or other document

Section 2: N/A

Section 3: PHA Plan, Board Resolution, Environmental Review and Local Government Consultation

1. PHAPIan:
Year of PHA Plan that includes the removal action and approval Year: Approval Date:
date: 2019 TBD

Attach evidence that the removal action is included in the approved PHA Plan and approval date

2. Board Resolution that approves the removal action; and PHA’s submission of removal application to HUD:
Board Resolution Number: XXXX Board Resolution Date: |May 21, 2019

Attach a copy of signed PHA Board Resolution

Provide attachments as needed. All attachments Page 1 of 8 form HUD-52860 (04/2018)
must reference the Section and line number to which they apply
Previous versions obsolete



3. Environmental Review:
Check the box for the entity that conducted
the Environmental Review (ER):

[] HUD under 24 CFR part 50

Responsible Entity (RE) under 24 CFR part 58
Name of RE: | County of Contra Costa
Date ER was conducted: [Apri 16, 2019

Attach a copy of HUD’s approval of the Environmental Review (i.e. HUD-7015.16). See instructions.

4. Local Government Consultation:
The PHA covers the following
jurisdiction(s):

Contra Costa County except the cities of Pittsburg and
Richmond.

5. Date(s) of letter(s) of support from (local) government officials: \May 21, 2019

Attach copies of all letters of support from local government officials, along with a narrative description of the PHA’s

consultation (if applicable)

Section 4: Description of Existing Development

1. Name of Development: Las Deltas and Las Deltas Annex |
2. Development Number: CA011600000 and CA011700000
3. Date of Full Availability (DOFA): 01/25/1952 and 12/8/1959 and 5/26/1960
4. Number of Residential Buildings: 20 and 71 (49 Contiguous and 42 Scattered)
5. Number of Non-Residential Buildings: 5and 0
6. Date Constructed: 1952 and 1961
7. s the Development Scattered Site? []Yes [[]No EXcept Prop. 9B
8. Number of Buildings (single family, duplexes, 3-plexes, 4-plexes, other): |87 Duplexes, 6 Sixplexes and 4 SFD
9. Ll:lnuigl:ber of Types of Structures (row houses, walk-up units, high-rise Walk Up type Of units
10. Total Acresin Development;‘ o CA0117 = 1.71; CA0116-9a = 4.65; CA0116-9b = 3.02; Total = 9.38
11. Existing Unit HN”-(’Sgéerzﬁww Elderly/Disabled Total Units Belng_Used Total Units in

Distribution ccdpa Designated Units for Non-Dwelling Development

6 9 8% Yo g Purposes P

0 — Bedroom 0o / 0 /0

1 — Bedroom 05 / 14 /| 02 21

2 — Bedrooms o1/ 16/ 00 17

3 — Bedrooms 09 / 17 / 26 52

4 - + Bedrooms 05 / 8 /04 17

Total 20 /| 55 /32 |51/8 5 107

Attach a description of the distribution of UFAS accessible units (bedroom size; unit type, e.g., mobility or sensory)

Section 5: Description of Proposed Removal

1. Type of Removal Action(s)
(e.g., Demolition, Disposition, Disposition to

Modernization, Demolition and Disposition, DeMinimis Exception under Demolition,

Voluntary Conversion, Required Conversion,
Retention under 2 CFR part 200)

Partial Demolition and Dispo.
( Demolition of all 134 units
in Properties 6 and 9A and
Likely only Disposition of 9B)

allow for Public Housing Mixed-Finance

Homeownership, Eminent Domain,

2. Proposed Action by Unit Type (e.g. bedroom size)

Existing Unit General Elderly/Disabled UFA.S. UFAS Total Units Being Total Units in
Distribution CUPANC, Designated Units Mo.b'“ty Ser}sory Used f_or Non- Development
Q/C 'WA"9oB g Units Units Dwelling Purposes P
0 — Bedroom 00 /00 /00
1 - Bedroom 05/ 14 /| 02
2 — Bedrooms 01/ 16 / 00
3 — Bedrooms 09/ 17 / 26
4 - + Bedrooms |05 / 08 / 04
Total 20/ 55 [/ 32 0 107
Provide attachments as needed. All attachments Page 2 of 8 form HUD-52860 (04/2018)

must reference the Section and line number to which they apply
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3. Proposed Action by Building Type Buildings to be Demolished Only Buildings to be Disposed of Only
Residential Buildings 49 42 (CA0116-9b)
Non-Residential Buildings
Total Buildings 49 42
If the removal action is for only a portion of property at a contiguous site, attach a site map
4. Total Acreage Proposed for Removal (if applicable) \9.38

(a) Attach a description of the land (e.g. survey, copy of the legal description)
(b) Attach a copy of the recorded Declaration of Trust (DOT)/Deed of Restrictive Covenant (DoRC)
(c) If the removal action is for only a portion of property at a contiguous site, attach a site map.

5. Estimated Value of the Proposed Property | $ 14,920,000 (For Original 214 units)
(a) Was an independent appraisal conducted to determine the estimated Fair Market Value? | Yes [ | No
(b) I yes, date of appraisal and Date: 3/12/19  Name: Watts, Cohn and Partner,  INC.

name of appraiser:

(c) If not, describe other form of
valuation used:

Attach an executive summary of the appraisal or other form of valuation

6. Timetable
. Estimated Number of Days
Activity After HUD Approv#
(a)Begin Relocation of Residents: N/A [] -if vacant or for non-dwelling building |90
(b)Complete Relocation of Residents: | N/A [] -if vacant or for non-dwelling building {180
(c) Execute Contract for Removal 180
(d) Removal of the property 365

Section 6: Relocation

1. Number of Units Proposed for Removal that are Occupied as of the Submission Date of this 34
SAC application:
(Note: These numbers are not editable and automatically populated when application is submitted)

2. Number of individual residents that the PHA estimates will be displaced by this removal

L 95 (See Cover Letter)
action:

Attach a summary of the number of individual residents estimated to be displaced by race and national origin and a
summary of households estimated by be displaced by who have a member who is a person with a disability

[ ] PHA staff
Another Entity contracted by the PHA Describe:
Overland, Pacific and Cutler, LLC.

3. Who will provide relocation counseling and advisory services to
residents?

Attach a description of the relocation counseling and advisory services that the will be provided to residents who will be
displaced by this action

4. What is the estimated costs of relocation and moving expenses
(including advisory services)? $ 1;300,000

Capital Funds [_] Operating Funds
[] Funding Source Year:
[] Non-1937 Act Funds (describe: )

5. What is the anticipated source of funds for relocation
and moving expenses (including advisory services)?

Public Housing. If checked, number: 42

6. What comparable housing Section 8 HCV (existing resources. If checked, number: 32
resources does the PHA Section 8 HCV (new award of TPVs) (see question #7).
expect to offer to If checked, number: |95
displaced residents? PBV Unit. If checked, number: 95

Other (attach description). If checked, number:

Attach a summary of the comparable housing resources that the PHA expects to offer to be displaced residents.

Provide attachments as needed. All attachments Page 3 of 8 form HUD-52860 (04/2018)
must reference the Section and line number to which they apply
Previous versions obsolete
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7. Tenant Protection Vouchers (TPVs):
If the PHA is eligible to receive TPVs in connection
with the proposed removal action, how many TPVs is
the PHA requesting?

Yes - Replacement TPVs.
If checked, number: 99

[ ] Yes - Relocation TPVs.
If checked, number:

[ ] No TPVs will be requested

Attach a brief explanation supporting the TPV request. See PIH Notice 2017-10 and PIH Notice 2018-04 (or any successor
notices). If the PHA is a public housing only-PHA, the PHA must partner with a PHA that administers an HCV program.

Section 7: Resident Consultation

1. Will any residents be displaced or otherwise affected by the
proposed removal action? If yes, date(s) PHA consulted with
residents?

[dYes []No

Date(s): | 9/24/2015 (and on-going re: RAD and Relocation)

Attach a narrative description of consultation process, along with supporting documentation (e.g., agenda, meeting
notices; sign-in sheets; meeting minutes, print-out of written or email consultation)

2. Is there a Resident Council (at affected development)?
If yes, name of Resident Council and dates PHA consulted it:

[ ]Yes No
Name: Date(s):
[ ] N/A to removal action

Attach a narrative description of consultation process, along with supporting documentation e.g. meeting notices; sign-in

sheets; meeting minutes, print-out of written or email consultation)

3. Is there a Resident Council (PHA-wide jurisdiction)?
If yes, name of Resident Council and dates PHA consulted it:

[ ]Yes No
Name: Date(s):
[ ] N/A to removal action

Attach a narrative description of consultation process, along with supporting documentation e.g. meeting notices; sign-in

sheets; meeting minutes, print-out of written or email consultation)

4. Date(s) PHA consulted with the Resident Advisory Board (RAB)
(as defined in 24 CFR 903.13)

Name of RAB: |Resident Advisory Board

Date(s): [September 26, 2018
[ ] N/A to removal action

Attach a narrative description of consultation process, along with supporting documentation e.g. meeting notices; sign-in

sheets; meeting minutes, print-out of written or email consultation)

5. Did the PHA receive any written comments from residents or
resident groups/organizations during the consultation process?

[OYes []No

If yes, attach comments received, along with an evaluation by the PHA

Section 8: N/A

Section 9: PHA Certification of Compliance

Acting on behalf of the Board of Commissioners of the PHA, as its Chairman, Executive Director, or other authorized
PHA official, | approve the submission of this SAC Application known as DDA # |0008938 | for removing public
housing property from public housing use restriction, of which this document is a part, and make the following
certifications, agreements with, and assurances to the Department of Housing and Urban Development (HUD) in
connection with the submission of this SAC application and the implementation thereof:

1. All information contained in this SAC application (including all supporting documentation, attachments and required form

HUD-52860 addendums) is true and correct as of today’s date.

2. Resident demographic data in the IMS/PIC system is updated and current as of the date of the submission of this SAC

application.

3. The PHA will comply with all applicable fair housing and other civil rights requirements, including but not limited to HUD’s
general non-discrimination and equal opportunity requirements listed at 24 CFR 5.105(a), as well as the duty to affirmatively
further fair housing (AFFH) related to this SAC application. AFFH includes ensuring that the proposed inventory removal
development is not in conflict with fair housing goals and strategies in my agency’s PHA or MTW Plan, and is consistent
with my agency’s obligation to AFFH, certification and supporting activities. The PHA conducted the submission
requirements of this SAC application (including removal justification; resident consultation, etc.) in conformity with Title

Provide attachments as needed. All attachments Page 4 of 8
must reference the Section and line number to which they apply
Previous versions obsolete
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9.

VI of the Civil Rights Act of 1964, the Fair Housing Act, Section 504 of the Rehabilitation Act of 1973, title 11 of the
Americans with Disabilities Act of 1990, state or local accessibility requirements, and other applicable civil rights laws. If
HUD approves this SAC application, the PHA will carry out and implement this removal action (including relocation, if
applicable), in conformity with all applicable civil rights requirements. The requirements for AFFH can be found at 24
CFR §§ 5.150-5.152, 5.154, 5.156, 5.158, 5.160, 5.162, 5.164, 5.166, 5.168, and 5.169-5.180.

The removal action proposed in this SAC application does not violate any remedial civil rights order or agreements,
conciliation agreements, voluntary compliance agreements, final judgments, consent decrees, settlement agreements or other
court orders or agreements to which the PHA is a party. If the PHA is operating under such a document, it must indicate this
by uploading a document to the SAC application that provides a citation to the document and explains how the proposed
demolition or disposition is consistent with such document.

If the PHA is a non-qualified PHA under the Housing and Economic Recovery Act of 2008 (HERA), it has complied with
the PHA Plan requirements regarding the proposed removal action at 24 CFR part 903 and the applicable statutory removal
authority. For instance, if the removal action is a demolition or disposition, the PHA must describe the demolition or
disposition in its PHA Plan or in a Significant Amendment to that PHA Plan and that description must be substantially
identical to the description in the SAC application. If the PHA is a qualified PHA, the PHA certifies that it has discussed the
removal action at a public hearing.

The PHA has conducted all applicable resident consultation and will conduct all relocation activities associated with this
SAC application in a manner that is effective for persons with hearing, visual, and other communication-related disabilities
consistent with Section 504 of the Rehabilitation Act of 1973 (24 CFR 8.6) and with 49 CFR 24.5, and as applicable, the
Americans with Disabilities Act of 1990. The PHA will take reasonable steps to ensure meaningful access to their programs
and activities for persons who have limited ability to read, speak, or understand English — i.e., individuals who have limited
English proficiency (LEP).

The PHA will comply with all applicable Federal statutory and regulatory requirements and other HUD requirements,
including applicable PIH Notices, in carrying out the implementation this SAC application, as approved by HUD. The PHA
specifically certifies that the property proposed for removal in this SAC application is in compliance with Declaration of
Trust (DOT) or Declaration of Restrictive Covenants (DoRC) requirements.

The PHA will comply with the terms and conditions of any HUD approval that HUD may issue for this SAC application,
including requirements applicable to future use, record-keeping and reporting; and will specifically retain records of the SAC
application and its implementing actions of HUD’s approval of this SAC application for a period of not less than 3 years
following the last required action of HUD’s approval. The PHA further certifies that it will make such records available for
inspection by HUD, the General Accountability Office and the HUD Office of Inspector General. If the PHA wants to make
any material changes from what it described in its SAC application and/or HUD’s approval of the SAC application, it will
request HUD approval for such changes, in accordance with applicable HUD guidance.

The PHA will not take any action to remove or otherwise operate the property proposed for removal outside of public housing
requirements until it receives written approval of this SAC application from HUD.

10.1f any units proposed for removal by this SAC application are subject to an Energy Performance Contracting (EPC), the PHA

agrees to comply with additional instructions provided by HUD regarding the EPC and will not take any steps to implement
this SAC application (if approved by HUD), without receiving confirmation from HUD that all applicable EPC requirements
are satisfied.

11.1f any units proposed for removal by this SAC application are subject to a Capital Fund Financing Plan (CFFP) or other

Section 30 debt, the PHA agrees to comply with additional instructions provided by HUD regarding the CFFP or other
Section 30 and will not take any steps to implement this application (if approved by HUD), without receiving confirmation
from HUD that all applicable CFFP or other Section 30 requirements are satisfied.

12.1f the PHA is in the process of removing all of its public housing units from its ACC low-rent inventory through this or other

SAC applications and/or other pending removal actions, including the Rental Assistance Demonstration (RAD) program, the
PHA agrees to comply with additional instructions provided by HUD regarding the close-out of its public housing portfolio.

I hereby certify that all the information stated herein, as well as any information provided in the accompaniment

herewith, is true and accurate.

Warning: HUD will prosecute false claims and statements. Conviction may result in criminal and/or civil penalties. (18 U.S.C.

1001, 1010, 1012; 31 U.S.C. 3729, 3802)

Name of Authorized Official

Joseph Villarreal

Official Title:

Executive Director

Signature:

Date:

Form HUD-52860 Instructions

Provide attachments as needed. All attachments
must reference the Section and line number to which they apply
Previous versions obsolete
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Refer to SAC website at www.hud.gov/sac for more information

This form request general information from PHAs about proposed removal actions under the following laws: demolition and disposition
(Section 18 of the 1937 Act and 24 CFR part 970); voluntary conversion (Section 22 of the 1937 Act and 24 CFR part 972); required
conversion (Section 33 of the 1937 Act and 24 CFR part 972); homeownership (Section 32 of the 1937 Act and 24 CFR part 906);
retentions (PIH Notice 2016-20 and 2 CFR 200.311); and eminent domain (PIH Notice 2012-8, or replacement notice). This form is
the first part of a SAC application that must be submitted via the fields in the Inventory Removal Submodule of IMS/PIC (or replacement
system).

PHAs must complete the sections of this form where there is no field in the IMS/PIC SAC application for the requested information.
PHASs must then upload this form and other supporting documentation requested by this form to the IMS/PIC SAC application. PHAS
must label that supporting documentation by section number of this form and/or by name (e.g. Resident Consultation). PHAs must
complete and submit applicable addendums as indicated below as part of a SAC application. PHAs must refer to the applicable
regulations, PIH notices and other program guidance noted above for detailed requirements on the submissions required for the specific
removal action proposed in the SAC application at SAC web site.

Proposed Removal Action Additional HUD Form Required
Section 18 Disposition and/or Demolition HUD-52860-A
Section 18 Demolition Rehab Needs and Cost-Test HUD-52860-B
Section 32 Homeownership HUD-52860-C
Section 33 Required Conversion HUD-52860-D
Section 22 Voluntary Conversion HUD-52860-E
Eminent Domain HUD-52860-F
Part 200 Retention HUD-52860-G

NOTE: The removal of public housing units from the PHA’s inventory through these actions will impact (decrease) the PHA’s
Operating and Capital Fund subsidy from HUD. See 24 CFR 990.190 and PIH Notice 2017-22 (or successor notice) for impacts on
Operating Fund. Capital Funds for units will terminate at the time the units are removed from ACC via IMS/PIC. However, PHAs
may be eligible for Demolition Disposition Transition Funding (DDTF) pursuant to 24 CFR 905.400(j).

Section 1: General Information
Some fields will automatically populate from IMS/PIC. If not, complete all fields.
Section 2: N/A

Section 3: PHA Plan, PHA Board Resolution, Environmental Review and Local Government Consultation

Refer to the regulation, PIH Notice or other HUD guidance document for guidance on these requirements for the specific removal action
proposed, but generally the following apply:

PHA Plan: PHAs must include the removal action in their approved PHA plan for all SAC applications.

Board Resolution: PHAs must obtain a board resolution approving the removal action for all SAC applications. For demolitions and
dispositions proposed under 24 CFR part 970, the board resolution must be dated after the date of resident and local government
consultation.

Environmental Clearance: HUD will not process or approve a SAC application without evidence that the proposed removal action has
received Environmental Clearance. This evidence will generally be a copy of a HUD signed Authority to Use Grant Funds (HUD-
7015.16 form or subsequent form) for the proposed removal action (including future use, if known) to evidence an environmental review
acceptable to HUD was completed under 24 CFR part 58. In some instances, evidence of Environmental Clearance may be a letter
from the Responsibly Entity stating the activity was exempt or categorically excluded under 24 CFR part 58. The only exception to
obtaining Environmental Clearance under 24 CFR part 58 is if HUD, in its sole discretion, decides to complete the environmental
review itself under 24 CFR part 50. In this case, the applicable local HUD Office of Public Housing must have actually completed the
environmental review and determined the action has Environmental Clearance before HUD will process or approve a SAC application.

Local Government Consultation: PHAs must consult with their local government officials and obtain a letter of support for all SAC
applications (except for eminent domain and homeownership). For demolitions and dispositions proposed under 24 CFR part 970,
PHAs must include a narrative description of its consultation with local government officials.

Provide attachments as needed. All attachments Page 6 of 8 form HUD-52860 (04/2018)
must reference the Section and line number to which they apply
Previous versions obsolete



Sections 4-9 must be completed and submitted separately for each Development covered by this Application

Section 4: Description of Existing Development(s)

Most information should automatically populate from IMS/PIC information, except for Section 4, Line item 10 (Total Acres of the
Development) which the PHA must complete. If line 10 is not completed or less than proposed for disposition under Section 5, PHA
will not be able to fill in Section 5, line 4. The development number should be the HUD development number. All development
numbers are at least 8 characters long (and may be up to 11 characters for AMP developments).

Section 5: Description of Proposed Removal

Unlike section 4, this information will not automatically populate. PHAs must complete the fields of this form where there is no field
in the IMS/PIC SAC application for the requested information_(i.e. UFAS information).

Removal Action Type: PHAs must select removal action type as the first step to creating the electronic SAC application in IMS/PIC.
Property description (Unit, Building, Acreage): PHAs identify the property by development number(s) and buildings by their IMS/PIC
building PHAs provide the total acreage (refer to instructions for Section 4, line 10) and physical address of the property proposed for
removal. If the removal action includes land (i.e., not just buildings), PHAs should attach a description of the land (e.g. survey, copy
of the legal description), along with a copy of the DOT/DoRC that is recorded against the property, if available. If the proposed removal
action (including demolition) is for only a portion of the property at a contiguous site, PHAs must attach a site map.

Estimated Value of Property: Attach an independent appraiser’s appraisal summary or other valuation method.

Timetable: PHAs indicates the number of days after HUD approval of a SAC application that they estimate they will complete these
activities.

Section 6: Relocation

PHAs complete this section for all proposed removal action where relocation will be required. PHAs may be required to complete
additional relocation information in the applicable addendums (e.g. right of first refusal for homeownership applications; evidence of
compliance with all applicable federal, state, and local laws for eminent domain actions).

For question #3, the summary of the type of counseling and advisory services should include a description of how the services will
promote fair housing, including but not limited to how they will assist residents in obtaining housing in opportunity areas.

For question #6, the relocation summary should provide sufficient detail about the comparable housing that the PHA will offer to the
displaced residents (i.e. based on available resources and resident preferences) Indicate how the PHA will identify and offer comparable
housing to (a) displaced residents who have a family member who is a person with a disability; and (b) displaced residents who are not
eligible for Section 8 HCV assistance (e.g. because they are over-income).

Note that a PHA'’s eligibility to receive TPVs is based on statutory Appropriations laws, and other HUD guidance, including but not
limited to PIH Notice 2017-10and PIH Notice 2018-04 (or any successor or replacement notices).

If the PHA is a public housing only-PHA and will partnering with a PHA that administers an HCV program for the TPVs, the partnering
PHA must have jurisdictional authority and administrative capacity to administer the TPVs. PHAs should contact their local HUD
Office of Public Housing for more information.

Section 7: Resident Consultation

Refer to the regulation, PIH Notice or other HUD guidance document for guidance on resident consultation for the specific removal
action proposed.

Section 8: N/A
Section 9: PHA Certification of Compliance

The Executive Director, Board Chairperson, or other authorized agent of the PHA, should complete, sign and date the Certification and
submit it (as a scanned PDF file) as part of its submission of the SAC application.

Provide attachments as needed. All attachments Page 7 of 8 form HUD-52860 (04/2018)
must reference the Section and line number to which they apply
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De Minimis Demolition

PHAs do not need HUD approval to demolish units under Section 18 de minimis authority. PHAs do need to submit information to
HUD described at 970.7(a)(1), (2), (12), (13), and (15), which includes PHA plan, description of the property, board resolution, and
environmental requirements. Thus, for purposes of de minims demolitions, PHAs are submitting information and not a SAC application

through this form.

Provide attachments as needed. All attachments Page 8 of 8 form HUD-52860 (04/2018)
must reference the Section and line number to which they apply
Previous versions obsolete



Demolition and Disposition Addendum U.S. Department of Housing OMB Approval No. 2577-0075
and Urban Development (exp. 01/31/2021)
HUD-52860-A Office of Public and Indian Housing

The information collection requirements contained in this document have been approved by the Office of Management and Budget
(OMB) under the Paperwork Reduction Act of 1995 (44 U.S.C. 3501-3520) and assigned OMB control number 2577-0075. There is
no personal information contained in this application. Information on activities and expenditures of grant funds is public information
and is generally available for disclosure. Recipients are responsible for ensuring confidentiality when disclosure is not required. In
accordance with the Paperwork Reduction Act, HUD may not conduct or sponsor, and a person is not required to respond to, a
collection of information unless the collection displays a currently valid OMB control number.

Section 1. Demolition

Yes[ ] No

If yes:

L1 All units at a development site

A portion of units at a development site

Non-dwelling property at a development site

] Non-dwelling property not at a development site (e.g. central PHA
administrative building)

1. Does the removal action include the
demolition of all or a portion of a
development (AMP) or other public housing

property?

If yes, complete questions 2-6 of this section. If no, move on to section 2.

2. What is the estimated demolition cost? $ 1,200,000 (an additional $342K for 36 units already demolished)

Capital Funds [_] CDBG
3. What is the anticipated source of funds for the [] Operating Funds
demolition cost? [] Fiscal Year:
] Non-Public Housing Funds (describe: )

Obsolete - Physical Condition

Obsolete - Location

Obsolete - Other Factors

[] De Minimis Demolition (the lesser of 5 units or 5 percent of the total public housing
units in any 5-year period)

4. What is the justification for the
demolition?

Attach a narrative statement describing the justification for demolition, along with other supporting documentation, in accordance
with 24 CFR part 970 and PIH Notice 2018-04 (or any successor notice). If the demolition is for a portion of a development, the
narrative statement must specifically address how the demolition will help to ensure the viability of the remaining portion of the
development.

The PHA must certify and present supporting evidence that no reasonable program of modifications is

5. Cost-test cost-effective to return the public housing development (or portion thereof) to useful life.

Attach a completed HUD-52860-B, narrative statement, and other supporting documentation as described in the
instructions

All attachments must reference the Page 1 of 7 form HUD-52860-A (04/2018)
Section and line number to which they apply.




Section 2. Disposition

1. Whatis the
justification for
the disposition?

Conditions in Surrounding Area: 24 CFR 970.17(a)
Health and/or Safety
Infeasible Operation
] More Efficient/Effective Low-Income Housing: 24 CFR 970.17(b)
Best Interests of PHA and Residents & Consistent with PHA Plan & 1937 Act: 970.17(c)
[] The Non-Dwelling Structure or Land Exceeds the Needs of the Development (after Date of Full
Availability “DOFA’)
The Disposition of the Non-Dwelling Property is Incidental to, or does not Interfere with, the
Continued Operation of the Remainder of the Development

Attach a narrative statement describing the justification for disposition, along with other supporting documentation, in accordance
with 24 CFR part 970 and PIH Notice 2018-04(or any successor notice).
If disposition is based on physical obsolescence under the demolition criteria, complete Section 1 (Demolition) of this form.

2. Method of Disposition

Negotiated Sale at FMV

Negotiated Lease or other Transfer at FMV
Negotiated Sale or other Transfer at FMV

[] Negotiated Sale at below FMV

[] Negotiated Lease or other Transfer at below FMV
[] Land-Swap

@mroaooo

Attach a description of the method of disposition (e.g. sale or ground lease terms; below FMV disposition).
If the disposition is proposed via negotiation, attach a Certificate of Good Standing (under applicable State law) of the proposed
acquiring entity, or other evidence that the entity is recognized under State law.

3. Is the proposed acquiring entity the PHA’s instrumentality as defined TBL
by 24 CFR 905.604(b)(3)? []Yes No

4. Commensurate Public Benefit:
If the method of disposition is at or below FMV, the PHA must demonstrate a commensurate public benefit

Attach a narrative description of commensurate public benefit in accordance with 24 CFR 970.19 and PIH Notice 2018-04
(or any successor notice).

Section 3. Proceeds

1. Will the PHA realize proceeds from this disposition? Yes [ ]No
2. If PHA answered yes to question #1, indicate the estimated amount of
gross and net proceeds Gross $ TB D Net $
3. Isthe PHA requesting to use gross proceeds for relocation costs? Yes $1,300,000 (estimated amount)
[ ]No
4. Is the PHA requesting to use gross proceeds for reasonable costs of Yes $ 1BL (estimated amount)
disposition? [ ] No

If yes, attach a brief narrative, budget, or other supporting documentation describing the reasonable costs

use the proceeds?

5. If the PHA will realize net

proceeds from this disposition, [] Section 8 HCV Shortfalls
how does the PHA propose to

Public Housing Capital Fund (CFP) Uses
(] Loan for development of Public Housing Units
Section 8 PBV Unit Development
[] Loan for development of PBV units
[] Supportive Services for Residents
Costs of Converting Public Housing Units to Project-Based Section 8 under the Rental
Assistance Demonstration (RAD) Program

[] Operation of Section 8 program
Operation of Public Housing program
[ ] Modernization of Section 8 Units
[] Loan for modernization of PBV Units
[] Other Statutorily Eligible Uses: (describe)
To Be Determined (TBD) (PHA must request approval from HUD when it determines
a proposed use)

Attach a brief narrative, budget, or other supporting documentation describing the proposed use of proceeds.
If loan is checked, include the loan term, interest rate, and type (i.e. permanent, bridge, construction).

All attachments must reference the

Page 2 of 7 form HUD-52860-A (04/2018)

Section and line number to which they apply.
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Section 4. Offer of Sale to Resident Organization (Disposition Only)

[[dYes []No

order to build or expand public services

If this action is for a disposition,
is the PHA exercising any of the
exceptions to the offer of sale
requirements?

families
972)

conversion

[1970.9(b)(3)(i): local government requests to acquire vacant land less than 2 acres in
[1970.9(b)(3)(ii): PHA seeks disposition to develop a facility to benefit low-income
[1970.9(b)(3)(iii): the units have been legally vacated (HOPE VI, 24 CFR part 971 or
[1970.9(b)(3)(iv): the units are distressed units subject to Section 33 required

[1970.9(b)(3)(v): property proposed for disposition is non-dwelling
Other: PHA requests that HUD consider another exception to 970.9(b)(1)

If exercising an exception, attach a narrative statement or documentation supporting the exception in accordance with

970.9(b)(4). If not exercising an exception, complete questions #2-6 of this Section 4.

Name(s) of all established eligible organizations as defined by 24 CFR 970.11 (e.g. [INONE

resident organizations, eligible resident management corporations as defined in 24
CFR part 964, and nonprofit organization acting on behalf of residents at a
development.

Attach a narrative explanation of how the PHA determined the entities identified

Date(s) the PHA sent an initial written notification to each established eligible N/A

organization in accordance with 24 CFR 970.11

Attach a copy of the initial written notification to each established eligible organization

Did the PHA receive a written expression of interest in accordance with 24 CFR 970.11

by an established eligible organization? [1'ves No
If yes, attach a copy of the expression of interest by any eligible established organization
Did the PHA receive a proposal to purchase from an established eligible organization [ Yes No

within 60-days of receiving the established eligible organization’s expression of interest?

If yes, attach a copy of the proposal to purchase from an established eligible organization

[ ]Yes[ ]No

Did the PHA accept the proposal to purchase?

N/A (PHA did not receive a proposal to purchase)

Attach a narrative explanation of why the PHA accepted or rejected the proposal to purchase

All attachments must reference the Page 3 of 7
Section and line number to which they apply.

form HUD-52860-A (04/2018)




Section 5. PHA Certification

For SAC applications submitted under 24 CFR part 970:

1)

2)

3)

4)
5)

If this SAC application includes a demolition action, | certify that the proposed development (units or other
property) meets the obsolescence criteria of 24 CFR 970.15 as specifically described in this SAC application.
| further certify that such obsolescence makes any units proposed for demolition unsuitable for housing
purposes and that no reasonable program of modification is cost-effective to return the development to its
useful life;

If this SAC application includes a demolition for only a portion of the buildings/units at a development on a
contiguous site, the PHA certifies that the partial demolition will help to ensure the viability of the remaining
portion of the development;

If this SAC application includes a disposition action for public housing units, the PHA is justified in disposing
of the development or other public housing property in accordance with the specific criteria of 24 CFR
970.17, as specifically described in this SAC application;

The PHA will comply with all applicable relocation requirements of 24 CFR 970.21; and

The PHA will use gross and net proceeds it receives from the disposition in accordance with the requirements
of 24 CFR 970.19 and the HUD approval.

For De Minimis Demolitions:

1) The units proposed for demolition meet the criteria of Section 18 because they are beyond repair or the space

occupied by the units will be used for meeting the service or other needs of public housing residents; and

2) The units proposed for demolition do not exceed the statutory maximums of five percent of my PHA’s total

housing stock, or five dwelling units, whichever is less, in any 5-year period.

| hereby certify that all the information stated herein, as well as any information provided in the accompaniment herewith,
is true and accurate.

Warning: HUD will prosecute false claims and statements. Conviction may result in criminal and/or civil penalties. (18
U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802)
Name of Authorized Official Joseph Villarreal
Title Executive Director
Signature
Date
Al attachments must reference the Page 4 of 7 form HUD-52860-A (04/2018)

Section and line number to which they apply.




Form HUD-52860-A Instructions

This form is required when a PHA proposes a demolition or disposition under 24 CFR part 970 and when a PHA proposes a de
minimis demolition under Section 18 of the 1937 Act. This information is required as a supplement to the HUD-52860 form. PHASs
must complete this form and upload it as an attachment to the IMS/PIC SAC application. Also, PHAs must upload the supporting
documentation requested by this form as part of the IMS/PIC SAC application. PHAs must label that supporting documentation by
section number of this form and/or by name (e.g. use of proceeds). PHAs refer to 24 CFR part 970 and all applicable PIH Notices in
completing this form, including PIH Notice 2018-04 (or any successor notice). PHAs must label All defined terms not defined in this
form have the meaning in those regulations and notices.

Section 1: Demolition

Justification (Question 4). In completing their narrative statements describing the justification for demolition, PHAs should refer to
the guidance at 24 CFR part 970 and PIH Notice 2012-7 (or any successor notice). In the case of a SAC application for demolition of
portion of a development (e.g. SAC application is for less than all units on a contiguous site) the PHA’s narrative must describe how
the demolition will help to ensure the viability of the remaining portion of the development. This requirement shall not apply for
demolitions of units on scattered non-contiguous sites.

Obsolete-Physical Condition: 24 CFR 970.15(b)(1)(i). A PHA must demonstrate serious and substantial physical deterioration of the
buildings/units at the development. HUD strongly encourages PHAS to submit a physical needs assessment (PNA), government
inspection, or independent architect or engineer’s report as supporting documentation.

Obsolete-Location: 24 CFR 970.15(b)(1)(ii). A PHA must demonstrate that the location of the units causes obsolescence. HUD may
consider the physical deterioration of the neighborhood; change in neighborhood from residential to industrial or commercial
development; or environmental conditions which jeopardize the suitability of the site or a portion of the site and its housing structures
for residential use.

Obsolete-Other Factors: 24 CFR 970.15(b)(1)(iii). A PHA must generally demonstrate that factors at the development have impacted
the marketability, usefulness, or management of the units so seriously that, notwithstanding due diligence and its best efforts in
marketing and leasing the units, the PHA is unable to operate the development for residential purposes for an extended period of time
(generally more than 5 years). HUD may consider factors such as turnover rate, historic vacancy rate, access to transportation, crime
rates, site plan and density issues, neighborhood infrastructure, and unit size. HUD strongly encourages PHAs to submit third party
documentation.

De Minimis Demolition: 24 CFR 970.27. In any 5-year period, a PHA may demolish not more than the lesser of 5 dwelling units or 5
percent of the total public housing dwelling units owned by the PHA without the need to obtain HUD approval under 24 CFR part 970
provided the PHA can meet one of the following criteria: (a) The PHA will use the space occupied by the unit(s) for meeting the
service or other needs of the residents (e.g. laundry facility; community center; child care center); or (b) the PHA has determined the
unit(s) are beyond repair.

Cost-Test (Question 5). HUD generally shall not consider a program of modifications to be cost-effective if the costs of such program
exceed 62.5 percent of total development cost (TDC) for elevator structures and 57.14 percent of TDC for all other types of structures
in effect at the time the SAC application is submitted to HUD.

Obsolete-Physical Condition: 24 CFR 970.15(b)(1)(i). PHAs must complete and submit the HUD-52860-B form.

Obsolete-Location: 24 CFR 970.15(b)(1)(ii). HUD will consider the PHA’s cost of curing the cause of the obsolescence (e.g. nearby
industrial or commercial development, environmental conditions).

Obsolete-Other Factors: 24 CFR 970.15(b)(1)(i)(iii). HUD will consider the PHA’s cost of curing the cause of the obsolescence (e.qg.
site plan, crime, turnover).

De Minimis Demolition. Cost-test requirements are not applicable.

Section 2: Disposition

Justification (Question 1). In completing their narrative statements describing the justification for disposition, PHAs should refer to
the guidance at 24 CFR part 970 and PIH Notice 2018-04 (or any successor notice).

Conditions in Surrounding Area: 24 CFR 970.17(a). A PHA must demonstrate the location of the units (e.g. industrial or commercial
development) jeopardizes the health and/or safety of the residents and/or the feasible operation of the units by the PHA based on
external conditions outside the control of the PHA; and the condition is beyond the scope of the PHA to mitigate or cure in a cost-
effective manner. To support a SAC application based on health and/or safety, PHAs must generally provide relevant third-party
documentation that evidences the external conditions that present serious obstacles to the PHA maintaining the units as healthy and/or
safe housing.

All attachments must reference the Page 5 of 7 form HUD-52860-A (04/2018)
Section and line number to which they apply.



More Efficient/Effective Low-Income Housing: 24 CFR 970.17(b). A PHA must demonstrate the retention of the units is not in the
best interests of the residents or the PHA because the disposition allows the acquisition, development, or rehabilitation of units that
will be more efficiently or effectively operated as other low-income housing units. PHAs must generally demonstrate why other low-
income units are preferable (e.g., more energy efficient, better unit configuration, better location for resident in terms of transportation,
jobs, schools or racial or economic concentration). See PIH Notice 2012-7 (or any successor notice).

Best Interests of PHA and Residents & Consistent with PHA Plan & 1937 Act: 970.17(c). See PIH Notice 2018-04 (or any successor
notice).

Third-Party Agreement. Certain third-party agreements may require HUD review and approval under 24 CFR part 970. In this case,
the PHA must submit a SAC disposition application under this form to obtain HUD approval for the third-party agreement (including
completing and attaching justification narrative of the agreement under 970.17(c) or other applicable section of 24 CFR 970). In the
SAC application, the PHA must clearly indicate it is requesting HUD approval of a third-party agreement and attach the draft form of
third-party agreement to the application. If the PHA is not requesting that HUD release the ACC or Declaration of Trust (DOT) or
DORC from the property, it should put “0” in all fields for units, buildings and acreage. See PIH Notice 2018-04 (or any successor
notice).

Non-Dwelling Property: 970.17(d). A PHA must demonstrate that the non-dwelling structure or land exceeds the needs of the
development (after DOFA); or the disposition is incidental to, or does not interfere with, the continued operation of the remainder of
the development.

Method of Disposition (Question 2). In completing this section, PHASs should refer to the guidance at 24 CFR part 970 and PIH Notice
2018-04 (or any successor notice). PHAs may propose different methods of disposition in their SAC applications, including:

(@) Public Bid Fair Market Value (FMV) Sale (Cash). The PHA lists the public housing property on the open and competitive
market and solicits bids. Actual FMV may be more or less than the appraised value, depending on the market and may reflect
negotiations during the due diligence period.

(b) Negotiated Sale at FMV (Cash). The PHA negotiates a sale with an identified buyer based on the appraised value of the public
housing property. The PHA receives cash for the sale.

(c) Negotiated Lease or other Transfer at FMV (Cash). The PHA negotiates a lease (e.g. ground lease, capital lease) with an
identified entity based on the appraised value (leasehold and/or fee value) of the public housing property. The PHA receives
cash for the lease payments.

(d) Negotiated Sale or other Transfer at FMV (Seller-Financing). The PHA negotiates a sale with an identified buyer but instead
of receiving cash proceeds, the PHA receives a promissory note and/or mortgage or deed of trust. Payments are generally
made from deferred loan payments.

(e) Negotiated Sale at below FMV. The PHA negotiates a sale with an identified buyer for below FMV (often nominal value).

(f) Negotiated Lease or other Transfer at below FMV. The PHA negotiates a lease with an identified entity for below FMV
(often nominal value).

(g) Land-Swaps. The PHA negotiates a “land swap”. In addition to meeting the requirements for a Negotiated Sale at FMV in B
above, the PHA must generally evidences that HUD has approved the acquisition of the property to be acquired in the “land-
swap” under 24 CFR part 905. If the property that PHA is proposing to acquire is valued less than public housing property
proposed for disposition, the PHA receives cash proceeds to make up the difference.

If the disposition is proposed via negotiation, the PHA must evidence the entity is a valid entity under State law and is in good
standing.

Commensurate Public Benefit (Question 3). In completing this section, PHAs should refer to the guidance at 24 CFR 970.19 and PIH
Notice 2018-04 (or any successor notice). HUD determines commensurate public benefit on a case-by-case basis. However, generally
the public housing property must be developed for affordable housing purposes serving low-income families (incomes at or below
80% of area median). HUD does not consider general public benefits (e.g., schools, libraries, fire stations, police stations and bridges)
to be approvable non-dwelling uses that primarily serve low-income families. A PHA may propose a preferred form of use restriction
(e.g., LIHTC extended use agreement, HOME agreement, reversion clause in transfer documents, provision in ground lease, separate
use agreement).

If applicable, PHAs may, but are not required, to complete the following table and submit with their SAC applications in order to
evidence the proposed commensurate public benefit, purpose and other disposition details:

All attachments must reference the Page 6 of 7 form HUD-52860-A (04/2018)
Section and line number to which they apply.



Development Name Development Number
Proposed for Disposition: Building/s: , Units: , Acres:
Total number of units to be developed (or
preserved) on property:
Total number of non-dwelling buildings to be
developed (or preserved) on property:
Rental
For Sale
Name of Acquiring Entity (Rental Units)
Name of Acquiring Entity (initial developer) (For
Sale Units)

Less than 80% of Area Median Income

ACC Non-ACC PBV Market Rate

(e.g. 99-year ground lease; fee simple sale; Fair Market
Value)
Lease Price $ per year
Sale Price $
Purpose and or summary of Commensurate Public
Benefit (short description of units and non-
dwelling property to be developed/preserved)

Method of Disposition

Section 3: Proceeds

In completing this section, PHAs should refer to the guidance at 24 CFR part 970, PIH Notice 2018-04 (or any successor notice) and
any other HUD guidance on proceeds. In accordance with 24 CFR 970.19, PHAs describe their proposed use of estimated proceeds
(gross and net) in the SAC application.

Relocation Costs (Question 3). Pursuant to 24 CFR 970.21(e)(2), PHAs must pay for the actual and reasonable relocation expenses for
all residents who will be displaced from their public housing units as a result of a demolition and/or disposition action. HUD considers
the following to be eligible costs of relocation that can be deducted from gross proceeds: counseling and advisory services to residents
(including mobility counseling), moving expenses (including housing search costs), payment of a security and/or utility deposits at a
comparable housing, and costs of providing any necessary reasonable accommodations to residents in accordance with Section 504 of
the Rehabilitation Act of 1973 and other HUD guidance.

Reasonable Costs of Disposition (Question 4). Reasonable costs of disposition may include the following (although HUD may
disapprove any costs it deems unreasonable): (i) costs that PHASs incur in preparing the SAC application (e.g. environmental studies,
engineering costs of rehab estimates under 24 CFR 970.15, appraisal fees); and (ii) transactional (seller) closing costs (e.g., local
customary split of any brokerage fees, appraisal fees, survey costs, tax certificates fees, fees for recording the DOT/DORC release,
notary fees, title insurance fees, title company document preparation and closing fees, mailing and wire transfer fees, and reasonable
attorney fees), provided such costs are listed on the HUD-1 or other applicable settlement statement document.

Net Proceeds (Question 5). Net proceeds means proceeds realized after deducting relocation and disposition costs.

Section 4: Offer of Sale to Resident Organizations

In completing this section, PHASs should refer to the guidance at 24 CFR part 970 and PIH Notice 2018-04 (or any successor notice).
PHAs are eligible to exercise the exception from the offer of sale described at 970.9(b)(3)(ii) only in cases where the PHA has firm
plans to replace substantially all of the units proposed for disposition with the housing units for low-income families (even if those
housing units are not low-income housing units as defined by Section 3 of the 1937 Act). Note that a PHA cannot forgo giving
applicable resident entities an offer of sale based on speculation or general plans to build a facility to benefit low-income families.
Section 5: Certification

The Executive Director, Board Chairperson, or other authorized agent of the PHA, should sign and date this Certification.

All attachments must reference the Page 7 of 7 form HUD-52860-A (04/2018)
Section and line number to which they apply.



FORM HUD 52860-A

Narrative: Demolition and Disposition Addendum For Las Deltas/Las Deltas
Annex |

Section 1.4: Demolition

The basic rationale for demolition in covered in Section 2.1 below.

The property is 3.7% occupied. The cost of maintaining the property is approximately $1
million per year regardless of the number of households in place since the nature of the
neighborhood requires that all vacated units be secured with metal window and door covers that
HACCC is renting at a significant cost to the agency. In addition, HACCC has had to continue to
pay for local sheriff patrols of the property to disperse homeless and criminal elements from
squatting on the vacated property. Thus, the requested demolition should occur as soon as the
units can be vacated.

HACCC has received a bid to demolish the contiguous part of the property which includes the 58
units in property 9A and the 40 units in Property 6. Demolishing these units promptly will have
a cost-saving effect for the agency, particularly when you consider that most of the units have
been broken into and vandalized and will likely be torn down regardless of what will eventually
be done with the site. In addition, a vacant series of contiguous parcels will be easier to draw
interest from potential development groups than a series of dilapidated, boarded up and
vandalized units.

HACCC plans to demolish only 98 of the 214 units. 107 units have been committed for
conversion under the Rental Assistance Demonstration Program. The scattered site units that
make up Property 9B are not likely to be demolished but, rather, sold off to interested buyers
either at auction or at market value. HACCC seeks disposition approval for these units so that it
can proceed with the process of selling the properties. Most of the scattered sites are duplexes,
with four single family dwellings.

Section 1.5: Demolition (Cost-test)

Total cost to demolish 98 units will be approximately $1,200,000. The amount will fluctuate
until final contracts are signed.

Section 2.1: Disposition

HACCC is seeking disposition under the rationale of Section 18(a)(2)(A)(i) of the U.S. Housing
Act of 1937 (the Act)—*“conditions in the area surrounding the public housing project adversely
affect the health or safety of the residents or the feasible operation of the project by the public
housing agency”, and the "Other" rationale of Section 18(a)(2)(B) of the Act.
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The Las Deltas/Las Deltas Annex developments are located in North Richmond, for which the
2012 crime rate indexes (the latest available) indicate a Total Crime Risk approximately 68%
higher than for the State of California and similar relative risks for most types of serious crimes.
While development-specific crime statistics are much more limited, Las Deltas/Annex appears to
have a concentration of serious crimes within North Richmond—6 of 19 violent crimes in North
Richmond in 2014, despite a population of under 150 families and police patrols assigned to the
properties.

As a result of that and other factors discussed further below, virtually all families that HACC has
assigned to Las Deltas/Annex in recent years have refused to move there. In 2011 through May
of 2013, these developments had a site-based waiting list. During this time period, HACCC
called 1,537 families with potential offers of 2-bedroom and 3-bedroom units, interviewed 181
families and actually leased 14 units.

HACCC then converted to an authority-wide waiting list. From July 2013 through July 2015,
HACCC leased 55 public housing units. However, none of these units were at Las
Deltas/Annex. In view of the non-existent demand for these units, and the high costs that would
be incurred to prepare them because the units promptly are vandalized once vacated, the HACCC
stopped preparing units at Las Deltas/Annex.

North Richmond Poverty, Crime & Environmental Issues; Reduced Occupancy

The plight of North Richmond has been well —documented in recent years, including by a 9-part
series in richmondconfidential.com: http//richmondconfidential.org/2011/06/01/part-1-north-
richmond-a-neighborhood-on-the-brink/ (Links to the remaining parts are in this first article.)
Among the findings of these and other studies are:

North Richmond is highly segregated, with 97% of its residents Latinos, Blacks and Asians
compared with 82.9% in Richmond and 59.9% in California according to the 2010 U.S. Census.
This community has the lowest per capita income in Contra Costa County, about $9,000, or
roughly one third of the county average. In a 2009 report published by a coalition of area
environmental and other groups entitled “Measuring What Matters,” the median income i North
Richmond was listed at $24,131, the lowest of more than 20 of the most impoverished
communities in the Bay Area. While other, more recent sources show some higher median
income numbers, they still show stark poverty relative to other California communities. One
source, citydata.com, also shows a 41.0% drop in median household income from 2000 to 2013,
compared to a 26.7% increase for all California households during the same time period.

Most homes sell for below $100,000, among the lowest prices in the Bay Area. North Richmond
is less than one mile from the sprawling Chevron refinery sitting on 940 acres, the largest
producer of base oils on the West coast, and also is bounded by noisy railroad tracks to the south
and a route to a nearby landfill to the north that is constantly used by trucks loaded with various
wastes. The broader area contains five major oil refineries, three chemical companies, eight
Superfund sites, dozens of other toxic waste sites, highways, two rail yards, ports and marine
terminals where tankers dock. “The people of Richmond, particularly African-Americans, are at
significantly higher risk of dying from heart disease and strokes and more likely to go to
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hospitals for asthma than other county residents; health experts say their environment likely is
playng a major role.” Kay and Katz, “North Richmond mn shadow of poverty and pollution;”
also called “Pollution, Poverty, People of Color: The factory on the Hill,” Environmental Health
News, June 4, 2012: httpsJ/shar.es/14ujX].

Residents complain of a lack of paved streets, lighting and basic services. There is one grocery
store in the area, which does not carry fresh fruit or vegetables but has a wall that contains a roll
call of homicide victims over the years.

Nearly every block has seen bloodshed in the past 30 years. From 2005 to 2010, at least 28
homicides occurred in the North Richmond area, with a population of under 3,000 people. Five
in one year would equal a rate of 217 killings per 100,000 people, as opposed to 34 per 100,000
people m Richmond over the last decade. Ciudad Juarez, Mexico, was declared the world’s
“murder capital” by the Citizen’s Council for Public Security, a nongovernmental organization,
for 2009 with a rate of 130 murders per 100,000 inhabitants. Caracas, Venezuela, and New
Orleans followed, with rates of 96 and 95 homicides per 100,000 people respectively. Thus, the
North Richmond rate has been more than six times that of the City of Richmond and well over
twice the rates of Caracas and New Orleans. North Richmond had 19 more homicides from
2011 to early 2014.

North Richmond has been a dumping ground for private and commercial interests all over the
Bay Area. Local activists long have attributed health and environmental problems to the
Chevron refinery.

A large national developer, KB Homes, built a market-rate development of single-family homes
in the early 2000s that abuts Las Deltas/Annex. The developer built a concrete wall to separate
the new development from Las Deltas/Annex.

The City of Richmond has resisted efforts to annex North Richmond, which remains a part of
unincorporated Contra Costa County. The County has not had adequate resources to meet North
Richmond’s needs, for example, for police to combat violence as well as important non-violent
offenses including illegal dumping.

Of the 214 original units, only 8 units remain occupied. This has facilitated a migration of
homeless squatters and break-ins that pose a threat to the remaining Las Deltas households and
surrounding neighbors. Many of them have voiced concerns with local officials and law
enforcement.

In view of these enormous problems, it is not surprising that HACCC has been unable to fill
vacancies at North Richmond and remains unable to offer Las Deltas residents a reasonable
living environment despite taking extraordinary measures such as paying for supplemental police
patrols. HACCC’s reasonable operation of Las Deltas/Annex is infeasible, particularly with
federal funding shortfalls. HACCC’s certification that the statutory test is met clearly is justified.

Inability To Complete RAD

3113626.2037386 FILE
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For the past two years, HACCC pursued a RAD transfer of assistance (TOA) strategy for Las
Deltas and worked to have 95 households, who were in occupancy on the date all four CHAPs
were approved by HUD, relocated to healthier and safer neighborhoods. Even with HACCC’s
offers to developers of non-RAD project-based vouchers if they will take RAD units, the
restrictive RAD rents have made it difficult to entice developers to participate in the program and
HACCC is finding it a challenge to complete the TOA and, in turn, meet RAD’s 1-for-1
replacement requirement. Thus, the satisfactory completion of RAD and authorization to dispose
of the property through RAD rather than this application process does not appear to be a
reasonable option.

For all these reasons, HUD should promptly grant the requested disposition approval, partial
demolition approval and, upon application, approval of 95 tenant protection vouchers.

Section 3: Proceeds

While the appraised value of all of the properties is approximately $14,920,000, it is not
expected that HACCC will be successful in securing this amount for the sale and disposition of
the properties at this site. HACCC will make best efforts to do so. At a minimum, all proceeds
from the sale will be used to recoup the approximately $1,300,000 in relocation costs and
$1,542,000 in demolition costs expended out of Capital Funds during the relocation and
preparation phase for this demo/Dispo effort. In addition, it is anticipated that there will be costs
associated with the appraisal, environmental reviews, securing the site, realtor services and
attorney fees associated with the demolition and disposition of Las Deltas and Las Deltas Annex
l.

All remaining proceeds will be used to make further improvements to other developments in
HACCC's public housing portfolio as well as begin the pre-development planning for the
disposition of the El Pueblo and Bayo Vista public housing developments.

Section 4.1: Offer of Sale to Resident Organizations

There are no established resident organizations at Las Deltas to offer the property for sale.
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FORM HUD 52860

Narrative: Demo/Dispo Application For Las Deltas/Las Deltas Annex |

Section 4.11: Description of Existing Development

Total
Deelopment DOFA | Building Family/ # UFAS Units by Bedroom Size
Name Number Date Type** Elderly? | Units 0 1 2 3 4 5
Duplex &
Las Deltas | Ca006 1952 6-plex FAMILY 76 0 O 5 0 0 0
Las Deltas | Ca009A | 1961 Duplex | FAMILY 58 0| O 0 0 0 0
Duplex
and Single
Family
Las Deltas | Ca009B | 1960 | Dwelling | FAMILY | 80 0| 7 0 0 0 0

All UFAS units are fully built out for mobility and sensory accessibility.

Section 5.3: Proposed Action by Building Type

See attached site map. Three separate properties in two distinct AMPs are outlined. AMP 7 -
Property 6 (20 duplexes and 6 6-plexes) and AMP 6 - Property 9A (29 duplexes) are intended for
demolition and disposition. The largest area, AMP 6 - Property 9B, (a forty square block area
among which are the 80 scattered site units broken down as 38 duplexes and 4 single family
dwellings) are intended for disposition only.

Section 5.4: Total Acreage Proposed for Removal (if applicable)

Attached are also the most current Declarations of Trust for each property with legal
descriptions. Total Acreage for the demolition component of the property is 9.38 acres. The 80
units seeking disposition is 7.69 acres.

Section 6.2: Relocation

Summary of residents estimated to be displaced by Race:

Black * 72
White * 19
Asian 1
Native American 1
Multi-racial 1
Declined to State 1

* Includes 20 Hispanic households between the two.

Number of households containing a person with disabilities: 37
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Section 6.3: Relocation

HACCC has contracted Overland, Pacific & Cutler, LLC (OPC) as its relocation consultant to
provide relocation services for the Las Deltas families. OPC has conducted extensive interviews
with all of the households and crafted relocation strategies for each household based on their
preference for area and type of housing they are interested in.

Of the 95 households in residency at the time of CHAP approvals in August, 2016, 14
households eventually either moved on their own without assistance in fear of remaining at the
site or were terminated for cause. OPC has been working with the remaining 81 residents for
approximately nine months to find acceptable replacement housing for each of the affected
families. During this time, they have not only counseled families to facilitate their move, but
they have worked closely with the Bay Area housing market to locate and negotiate tenancies for
suitable housing. To date, 73 of the remaining 81 families at Las Deltas have been relocated and
the others have continued to receive regular counseling and housing search assistance to help
identify a suitable home for them. OPC has worked with HACCC to establish a trust account to
facilitate the timely processing of security deposits and moving expenses for the families and has
been instrumental in negotiating tenancies in an extremely restrictive rental market.

Section 6.6: Relocation
Residents of Las Deltas have been offered the following housing opportunities:

1. Vacant and available public housing units throughout the HACCC portfolio;
2. Housing Choice Vouchers
3. Project Based Voucher units committed as replacement units for Las Deltas

Below is a summary of relocation activity to date.

Total Las Deltas Families Eligible for Relocation 95

Total who moved on their own without assistance or were 14

terminated for cause

Total Additional Families That Have Moved 75
e Moved to other public housing 42
e Moved using voucher within HACCC jurisdiction 25
e Moved using voucher outside of HACCC jurisdiction 7
e Moved and left HACCC programs 1

Total Families Pending Move 6
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Section 6.7: Relocation

Typically, the number of tenant protection vouchers (TPV) is limited at least initially to the
number of occupied units at the time of demo/dispo application approval. However, as a result
of the deplorable conditions of the units at Las Deltas, and fearing for the health and safety of the
residents at the property, HACCC was forced to begin the relocation process before getting
approval through regular HUD channels. In addition, HACCC was discouraged from pursuing
demo/dispo as a viable solution by HUD in 2014, because the standard for demonstrating
physical obsolescence did not appear to be met irrespective of an overwhelming serious crime
problem and other unacceptable living conditions. HACCC thus requests TPVs equal to the
number of households in occupancy when HACCC was awarded the last of its four CHAPs on
August 16, 2016 . After nearly a year of monthly discussions with the RAD Transaction
Manager assigned to HACCC's RAD award and HUD staff, in June of 2017, HACCC requested
permission from the Office of Recapitalization to proceed with early relocation of Las Deltas.
HUD's response indicated that HACCC should proceed with relocation under its authority
granted under Public Housing regulations for emergency transfer of households living in
substandard conditions.

Section 7.1: Resident Consultation

When HACCC was intending to submit a demo/dispo application as an alternative to the RAD
applications it was submitting and to weigh the results of which strategy would present itself
first, aresident meeting was held with the remaining 95 residents at Las Deltas at that time.
Approximately 36 households attended a community meeting where the demo/dispo application
was discussed and what potential outcomes would come of such an application, including the
option for TPVs, demolition of the property and sale of the property. This meeting was held on
September 24, 2015. The agenda, sign-in sheet and presentation shared are attached. In
addition, there are continuing discussions with residents regarding RAD and relocation.

Section 7.4: Resident Consultation (Resident Advisory Board)

Regular meetings of the Resident Advisory Board are held as part of the PHA Plan process each
year. In response to HUD 's comment that the meeting held on September 21, 2015 to discuss
options for the conversion and/or disposition of Las Deltas was too old, a meeting with the RAB
was convened on September 26, 2018 to further discussed the Demo/Dispo application.
Attached are the agenda and sign-in sheets from the meeting.
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AMP 6 - Property 9A
58 units (29 duplexes)
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' . U.S. Department of Housing OMB No, 2577-0075
Declaration of Trust and Urban Developmant exp. 10/31/2017
(Public Housing Madernization Grant Projects) Ofiice of Public and Indlan Housing

Whereas, (1, see instructions)
(herein called the Public Housing Agency (PHA), o public body corporate and politic, duly created and organized pursuant to and in accordance with the
provisions of the laws of the (2) _Siate of California , and
the Uniled States of Amenica, Secretary of Housing and Urban Development (herein called HUD) pursuant to the United States Housing Act of 1937
(42 U.5.C 1437, et seq.) and the Department of Housing and Urban Devetopment Act {5 U.S.C. 624) entered into a certain contract with the effective

dote as of (mm/ddlyyyy) (3) 01/09/1952 {herein called the Annual Contributions Contract) and a certain Modemization Project Grant
Amendment 1o the Annual Contribunions Contract with the effective date as of (mm/dd/yyyy) (4) 04/13/2015 (herein called the

Modernization Grant Amendment) providing for a grant 1o be made by HUD to assist the PHA in modernizing lower income housing projeci(s), and

Wherens, os of the date of the execution of this Declaration of Trust, the Modemzation Grant Amendment and the Aanual Contnbutions Contract cover

certan individual lower income housing projects located jn: (5) _th n f North Richmond, County ol Conl 1 ate of Califgmi
which will provide approximately (6) 76 dwelling units; and which lower income housing projects are known os Modermization
Project No., (7) CAD11006 and individual projects as follows:

Project No. (8) with approximately dwelling units,

Project No. (B) with approximately dwelling units, and

Project No. (8) with approximately dwelling umits; and

Whereas, the modernization of each Project will have been financed with grant assistance provided by HUD,

Now Therefore, to assure HUD of the performance by the PHA of the covenants contained in the Modernization Grant Amendment and the Annual
Contributions Contract, the PHA does hereby acknowledge and declare that it is possessed of and holds in trust for the benefit of HUD, for the purposes herein
stated, the following described real property situated in; (9)

the Unincorporated Town of North Richmond, County of Conira Costa, In the State of California

To Wit: (Insert legal description for each individual project. X(10)
See Attachment “A".

and all burldings and fixtures erected or to be erected thercon or appurtenant thereto,

The PHA hereby declares and ncknowledges that dunng the existence of the trust hereby created, HUD has been granted and is possessed of an interest
i the above described Project property, To Wit

The nght to require the PHA to rematn sejzed of the nitle to sard property and to refrmin from transferring, conveying, assigning, leasing, mongaging,
pledging, or otherwise encumbering or permitting or suffering any transfer, conveyance, assignment, lease, mortgege, pledge or other encumbrance of said
property or any part thereof, appuntenances thereto, or ony rent, revenues, income, or receipts therefrom or in connection therewith, or any of the benefits
or contributions granted fo it by or pursuant to the Modernization Grant Amendment and the Annual Contributions Contract, or any interest in any of the some
excep that the PHA may (1) to the cxtent and in the manner provided in the Annual Contributions Contract, (a) lease dwellings and other spaces and facilities
m eny Project, or (b} convey or otherwise dispase of any real or personal property which is determined to be excess to the needs of any Project, or {c) convey
ordedicate land for use as streets, alleys, or other public right-of-way, and gront casements for the establishment, operation, and maintenance of public utilines;
or (d) enter into and perform contracts for the sale of dwelling units to members of tenant families, a5 authorized by the United States Housing Act of 1937,
or (2) with the approval of HUD, release any Project from the trust hereby crezied; Provided, That nothing herein contained shall be construed as protubiting
the conveyance of title to or the delivery of possession of any Project to HUD pursuant 1o the Annual Contributions Contract. .

The endorsement by & duly authorized officer of HUD (1)} upon any conveyance or transfer made by the PHA of any real or personal property which
is determined to be excess to the needs of any Project, or (2) upon any instrument of conveyance or dedication of property, or any interest therein, for use
as sirects, alleys, or other public right-of-way, or for the establishment, operation and maintenance of public utilities, or (3) upon any instrument transferring
or conveying o dwelling unit, or an interest therein, to a member of o tenant femily, or (4) upon any instrument of release made by the PHA of any Projeci
shall be effective to release such propenty from the trust hereby created,

The individual projects covered by the Modemization Grant Amendment shall be subject to this Declaration of Trust for a period of twenty years beginning on
the date of the Modernization Grant Amendment. Each indsvidual project shall also be subject to this Declaration of Trust for n period of twenty years afier the date
of the most recent Modemization Grant Amendment applicable to that project. Upon eapiration of the period during which the PHA is obligated (0 operaie the
individual projects 1n accordance with the Annual Contributions Contract, the trust hereby crezted shall termunate and no longer be effective.

In Wilness Whereof, the PHA by uts officers thereupto guly awthorized hes coused these presents to be signed in its name and ats corporate seal 1o be
hereunto affixed and atiested this date (mnv/dd/yyyy) 2.0 :

{Seal) (1, see instructions)

HOUSIN § AATHORITY oF THe
CouNTYy OF cONTRA coSTh-

raf, Handbook 7485, 1 form HUD-52190-B (10/14)




Instructions for Completing form HUD-52180-B, Declaration of Trust (Public Housing Modernization Grant Pro]eéts)

Promptly after execution ol an ACC Modernization Grant Amendment, HUD Counsel shall prepare and transfer to the PHA, form HUD-
52180-8, Declaration of Trust (Public Housing Modernization Grani Projects), which shall cover all of the Individual projects included in tha
modemizallon grant project. The letter fransmiiting the Declaration of Trust shall instruct the PHA to completa, execute, and record the
Declaration of Trust and provide HUD Counsel with a copy as soon as it has been recorded. (Counsel for the PHA will be responsible for
providing the legal description for the Indlvidual projects it HUD Counse! does not have this infarmatlon in his/her files.)

The following Instructions pettain lo the use of the blank spaces in form HUD-52190-B:

1. Inseri the name ol the Public Housing Agency as it appears in the Modemization Grant Amendment.

2. Insert the name of the general governmental unit, indicating whether It Is a State or Commonwaalih.

3. Insert the dale of the Annual Contributions Contract which has been amendad by addition of the Modemization Grant Amendment.
4. Insert the eflectlve date of the Modernization Grant Amendment.

3. Insert the names of the political subdivisions in which the housing projects covered by the Modernization Grant Amendment are located,
e.g.. Cityof County of State of 5

6. Insert the approximale total number of units included in the modernization grant project.
7. Insert the modernization project number.

8. Insert the individual project number and approximate number of units for sach individual project included in the modernization grant
project. I more than three projects are included, add additional entrles.

8. Same as ltem 5.

10.  Insert legal description lor each individual project or of each Individual unit compnsing a project {a.g., single-family detached or semi-
detached unlts operated in accordance with the Turnkey Il or other Homeownership Program.)

rel. Handbook 7485.1 form HUD-52190-B (10/14)
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DESCRIPTION OF PROPERTY OF PROJECT CAL 11-8
DESCRIBED N PRELIMINARY REPORT #119194
AND POLICIES #52931, 52920, and 52918

PRELIMINARY REPORT #119194:

Lots 325, 326, and 327 in Block 12 as shown on the map of Truman Addition,
filed in book 8 of Maps, page 198 in the office of the County Recorder of Contra
Costa County.

POLICY #52931:

Portion of Lot 198 as shown on the Map of the San Pablo Rancho,
accompanying and Forming a Part of the Final Report of the Referees in Partition,
which map was fited on March 1, 1894, in the office of the County Recorder of Contra
Costa County, and portion of lots 24 and 25 in Section 1, Township 1 North, Range 5
West, Mount Diablo Base and Meridian, portion of Survey No. 151 of Swamp and
Overflowed Lands, as shown on the map entitled, Map No. 1, Salt Marsh and Tide
Lands situated in the County of Contra Costa, State of California, 1872, which map is
on file in the office of the Surveyor General at Sacramento, filed in Map Book 8, page
198 in the office of the County Recorder of Contra Costa County, described as a
whole as follows:

Beginning at the northeast corner of Lot 303, Block 12, as said lot and block
are designated and so delineated on that certain map entitled, “Truman Addition to
Richmond” filed Novernber 18, 1912, in volume 8 of Maps, page 191, records of
Contra Costa County; thence from said point of beginning, South 0 degree 04' East
along the easterly line of said Block 12, 525.47 feet to the southeast corner of Lot
321 of said Block 12; thence South 89 degrees 56' West along the southerly line of
said Lot 321, Block 12, 176.87 feet to the southwest corner of said Lot 321; thence
South 28 degrees 15' West along the westerly line of Lots 322, 331, and 332, 170.39
feet to the southwest corner of Lot 322 of said Block 12, said point being on the
northerly line of Standard Avenue, (40 feet in width); thence leaving said westerly
line, South 89 degrees 56’ West along the northerly line of Standard Avenue
produced westerly 242,32 feet; thence leaving said line North 0 degrees 04’ West,
parallel to the easterly line of the aforesaid Block 12, 705.47 feet to a point on the
direct extension westerly of the centerline of Silver Avenue, as said avenue is shown
on the aforesaid map of “Truman Addition to Richmond”; thence North 89 degrees
56' East along said centerline produced 388.86 feet to a point on the westerly line of
said “Truman Addition to Richmond"; thence South 0 degrees 39’ East along said
westerly line, 30.00 feet to the northwest corner of the aforesaid Lot 303, Block 12:
Thence North 89 degrees 56' East along the northerly line of said Lot 303, 110.84
feet to the point of beginning and containing an area of 7.273 acres, more or less.

SAVING AND EXCEPTING THEREFROM:

First: Rights granted to Contra Costa County by John T. Haywords,
dated April 2, 1898, recorded April 4, 1898, in book 77 of Deeds, page 472.




] N %

Second The rights reserved in the deed from Standard Oil Company of
California to Charles Gnecco, et ux, dated November 2, 1942, and recorded January
6, 1943, in volume 723 of Official Records, page 121, as follows:

“Excepting and reserving to grantor, its successors and assigns, all petroleum,
asphaltum, gas and other minerals within or underlying, or that may be produced
from the said land, together with the exclusive right to mine for and remove them
from said land.”

“Grantor shall pay grantees for any damage to or loss of said land or the
improvements of grantee thereon, which may result from the exercise of said rights.”

By Agreement between Standard Oit Company of California, a corporation,
and Parr Richmond Industrial Corporation, a corporation, dated June 12, 1951,
recorded June 27, 1851, under Recorder's Serial No. 31129, the above rights were
modified to read as follows:

“Excepting and reserving to grantor, its successors and assigns, all oil, gas,
asphaltum and other hydrocarbons and other minerals, whether similar to those
herein specified or not, within or underlying or that may be produced from said parcel
of land, and also excepting and reserving to grantor, its successors and assigns, the
sole and exclusive right to drill slanted wells from adjacent lands into and through the
subsurface of said parcel of land for the purpose of recovering said reserved minerals
from said parcel of land and from other properties, but not the right to dig any shaft or
tunnel beneath the surface of said parcel of land; provided, however, that the surface
of said parcel of land and the subsurface thereof to a depth of thirty feet shall never
be used for the exploration, development, extraction or removal of said reserved
minerals and grantor hereby agrees that none of said operations on the surface of
the remaining land described in said indenture dated November 2, 1942, shall be
conducted within 100 feet of any building upon said parcel of land hereinabove
* described.”

Third: Rights granted to the County of Contra Costa by Parr-Richmond
Industrial Corporation, dated March 29, 1949, recorded April 6, 1949, in book 1371 of
Official Records, page 237.

POLICY #52920:

Lots 323, 324, 328, 329, 330,331, and 332 in Block 12 as shown on the map
of Truman Addition filed in book 8 of Maps, page 198, in the office of the County
Recorder of Contra Costa County.

POLICY #52918:
Lot 322 in Block 12 as shown on the map of Truman Addition, filed in book 8
of Maps, page 198 in the office of the County Recorder of Contra Costa County.




OALIFOIINIA ALL-PURPOSE AOI(NO‘WI.BDGMENT CIVIL CODE § 1189

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
documant to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

| State of Califgrnia )
comyor_ GO Costo, )
0 QC'Q%ML@efore me, Do MehssoNapay- Nb‘l'or\] Pubhc_
Date Qm (m_cb . P\‘“d%?‘a Insert Name and Titlé of the Officer®

personally appeared
Name(s) of Signer(s)

who proved to me on the basis of satisfactory evidence to be the onﬁsj whose namg(é)
subsctbed to the within instrument and acknowle to me that h ey executed the same in
hieir authorized capacity , and that yhelr signatur e instrument the persol

or théentity upon behalf of which the pers X executed the instrument.

i certlfy under PENALTY OF PERJURY under the faws
»of the State of California that the foregoing paragraph
is true and correct.

WITNESS my hand and official seal.

t Signamre@%ﬂ&:ﬁ:x)g&l\
£ \ Signature of Notary Fubiic

JAMI MELISSA NAPIER
Notary Pubilc - California
Contrs Costa County
Commussion # 2152810
My Comm E:mres May 17 "n'm

P i s e e

Place Notary Seal Above

OPTIONAL
Though this section is optional, completing this information can deter alteration of the document or
fraudulent reattachment of this form to an unintended document.

Description of Attached Document

Title or Type of Document: Document Date:

Number of Pages: _________ Signer(s) Other Than Named Above:

Capacity(ies) Claimed by Signeris)

Signer's Name: Signer's Name:

O Corporate Officer — Title{s): O Corporate Officer — Title(s):

O Partner — OLimited O General O Partner — [ Limited [ General

O Individual [ Attomey in Fact [ Individual O Attorney In Fact

{0 Trustes 3 Guardian or Conservator B Trustee 0O Guardian or Gonservator
O Other O Other:

Signer Is Representing: Signer Is Representing:

@2014 National Notary Associetion * WwWw. NattonaINotary org * 1-800-US NOTARY (1 -800-876-6827) ltern #5907
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CIVIL. CODE § 1189
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IFORNIA ALL-PURPOSE ACKNOWLEDGMENT

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
docuntent to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California
County of _ngrpf Qa Q)S"'Q

)
: :
Omskﬂi % MLL{Z before me,qmm MQ!“SS(L. ‘&hg}m'rmé Nb | UJce\Fl Rﬂ?\lc
Da Here Insert Name and of the Offi
personally appeared _35&4‘0% \’\ “ aYeea

Name(s) of Signerfs)

who proved to me on the basls of satisfactory evidence to be theperson(s) whose namg(@re
cribed to the within instrument and ackn ged to me tha e/they executed the sale in
er/their authorized capacityf€s), and that b er/their signaturgi) on the Instrument the persopief,
arthe entity upon behalf of which the person , executed the Instrument. .

| certify under PENALTY OF PERJURY under the laws
of the State of California that the foregoing paragraph
Is true and correct.

WITNESS my hand and ;:fﬂclal seal.

St Mol Nopa

Signature of Notary Publlic

JAMI MELISSA NAPIER
Notary Public - Calltornia
Contra Costa County i
Commission # 2152810
ires May 12, 2020

" Place Notary Seal Above

OPTIONAL
Though this section is optional, completing this information can deter alteration of the document or
fraudulent reattachment of this form to an unintended document.

Description of Attached Document

Title or Type of Document: Document Date:

Number of Pages: ______ Signer{s) Other Than Named Above:
]

Capacity(ies) Claimed by Signer(s)

Signer's Name; Signer's Name:

O Corporate Officer — Titie(s): 0O Corporate Officer — Title(s):

O Partner — [Limited ([ General 8 Partner — OO Limited [ General

O Individual [ Attomey in Fact O Individual O Attomey in Fact

O Trustee O Guardian or Conservator 3 Trustes O Guardian or Conservator
O Cther: 3 Other:

Signer Is Representing: Signer Is Representing:

e

(1-800-876-6627) Item #5907
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Declaration of Trust U.S, Department of Housing OMB No. 2577-0075

and Urban Development axp, 10/34/2017
(Public Housing Modernization Grant Projecls) Office of Public andplndlan Housing p

Whereas, (1, sce anstructions) The Hoyging Authority of the County of Contra Costa

{heren called the Public Housing Agency (PHA), a public body corporate and politic, duly created and organized pursuant to and 1n accordance with the
provisions of the laws of the (2) Stata of Galfornla , and
the United States of America, Secretary of Housing and Urban Development (herein called HUD) pursuant fo the United States Housing Act of 1937
(42 U.8.C. 1437, ci 5cq.) ond the Department of Housing and Urban Development Act (5 U.5.C. 624) entered into a certain contract with the effective
date os of (mm/dd/yyyy) (3} 06/29/1958 + (herein called the Annua} Contributions Contract) and a certain Modermization Project Grani
Amendment to the Annual Contributions Contrzct with the effective date as of (mmiddiyyyy) (4) 04/13/2015 . (herein called the
Modemization Granl Amendment) providing for a grant to be made by HUD to assist the PHA in modernizing lower income housing projeci(s); and

Whereas, as of the date of the execution of this Declaration of Trust, the Modemization Grant Amendment and the Annual Contribulions Contract cover

cenain individual lower income housing projeets located in: (S} _he Umnincorparated Town of North Richmond, County ol Contra Costa, Stale of Calfornia

which will provide approximately (6) 58 dwelling units; and which lower income housing projects are known as Modernization
ProjectNo. () _______CAC1I009A __ aond individual projects as follows;

Project No. (8) with approximately dwelling units,

Project No. (8) with approximaiely dwelling units, and

Project No. (8) with approximately dwelling units; and

Whereas, the modemization of each Project will have been financed with grant assistance provided by HUD.

Now Therefore, to assure HUD of the performance by the PHA of the covenants contained in the Modemization Grant Amendment and the Annual
Contnibutions Contract, the PHA does hereby acknawledge and declare that 1 is possessed of and holds in trust for the benefit of HUD, for the purposes herein
stoted, the follow:ng described real property situated in: (9)

the Unincorporated Town of North Richmond, County of Contra Costa, In the State of Calliornia

To Wit: (Insert legal description for each individual project. }(10)
See Altachment “A".

and afl buldings and fixtures erected or to be erected thereon or appurtenant thereto.

The PHA hereby declares and acknowledges that duning the existence of the trust hereby created, HUD has been granled and is possessed of an interest
in the above descnibed Project property, To Wit:

The nght to require the PHA 1o remain seized of the title to said property and to refrain from transfernng, conveying, assigning, leasing, mortgaging,
pledging, or otherwise encumbering or permitung or suffering any transfer, conveyance, assignment, lease, mortgage, pledpe or other encembrance of yaid
property or any part thereof, appurtenances thereto, or any rent, revenues, income, er receipts therefrom or in connection therewith, or any of the benefits
or contnbutions granted to it by or pursuant to the Modernization Grant Amendment and the Annual Contributions Contract, or any interest in any of the sume
except that the PHA may () to the extent and in the manner provided in the Annual Contributions Conteact, (n) lease dwellings and ather spaces and facilities
w any Project, or (b) convey or otherwise dispose of any real or personal property which is determined to be excess to the needs of any Project, or (¢} convey
or dedicate Jand for use as streets, alleys, or other publac right-of-way, and grant easements for the establishment, operation, and maintenance of public utilities;
or (d) enter into and perform contracts for the sale of dwelling units to members of tenant families, as authorized by the United Stotes Housing Act of 1937,
or (2) with the approval of HUD, release any Project from the trust hereby crealed; Provided, That nothing herein contained shall be construed as prohibiting
the conveyance of title to or the delivery of possession of ony Project to HUD pursuant to the Annua] Contributions Contract.

The endorsement by a duly authorized officer of HUD (1) upon any conveyance or transfer made by the PHA of any real or personal property which
is determined 1o be excess to the necds of ony Project, or (2) upon any instrument of conveyance or dedication of property, or any interest therein, for use
as streets, slleys, or other public right-of-way, or for the establishment. operation and maintenance of public utthties, or (3) upon any instrument transferring
or conveying o dwelling unit, or an interest therein, (o a member of a tenant family, or (4) upon eny instrument of release made by the PHA of any Project
shall be effective to release such property from the trust hereby created.

The individual projects covered by the Modemization Grant Amendment shall be sebject to this Declaration of Trust fora period of twenty years beginning on
the date of the Modermization Grant Amendment. Each individual project shall also be subject to this Declaration of Trust fora period of twenty years after the date
of the most recent Modemization Grant Amendrment applicable to thot project. Upon exgiration of the period during which the PHA s obligated to operaie the
ndividual projects in accordance with the Annual Contributions Coniract, the trust hereby created shall termirate and no longer be effective.

In Witness Whereof, the PHA by its officers thr.rcu;lo ruly apthorized has coused these presents to be signed in its name and its corporate scal to be
hereunto affixed and aftesied this date (mnvdd/yyyy) bt 1220l
{Seal) (1, see instructions)

HOUSING AuTHoRITY oF THE Auest ____
e.au.a/ry OF CONTrA COSTA- Date (mm/dd/y,
4" 1et. Handbook 7485.1 form HUD-52190.8 {10/14)




Instructions for Compieting form HUD-52190-B, Dectaration of Trust (Public Housing Modernization Grant Projects)

Promptly after execution of an ACC Modernizallon Grant Amendment, HUD Counsel shall prepare and transier to the PHA, form HUD-
52190-B, Declaration of Trust (Public Housing Modarmization Grant Proects), which shall cover all of the individual projects Included in the
modarnization grant praoject. The letter transmitting the Declaration of Trust shall Instruct the PHA 1o complale, executs, and record the
Declaration of Trust and provide HUD Counsel with a copy as soon as it has been recorded, {Counsel for tha PHA will be responsible for
providing the legal description for the individual projects f HUD Counzel dogs not have this information in his/her files.}

The following instructions periain to the use of the blank spaces In form HUD-52180-B:

1. Insert the name of the Public Housing Agency as it appears in the Modernization Grant Amendment.

2. Inser the name of the general governmental unit, indlcating whether It Is a State or Commonwealih.

3. Insert the date of the Annual Contributions Contract which has been amended by addition of the Modamization Grant Amendment.
4. Inser the effective date of the Modernization Grant Amendment.

5. Insert the names of the political subdivisions In which the housing projects covered by the Modermization Grant Amendment are located,
e.g., Cily of County of , State of .

6. Insert the approximate total number of units included In the modernization grant project.
7. Insert the modernization project number,

8. Insert the indlvidual project number and approximate number of units for each Individual project included in the modernization grant
project. If more than three projects are included, add additional enirias.

9. Same as ltem 5.

10. Insert lggal description for each Individual project or of each Individual unit comprising a project (e.g., singla-family detached or semi-
detached units operated in accordance with the Turnkey {ll or other Homeownership Program.)

ref. Handbook 7485.1 form HUD-52190-B (10/14)
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DESCRIPTION OF PROPERTY OF PROJECT CAL 11-8A
DESCRIBED IN DECLARATION OF TRUST - RECORDED DECEMBER 14, 1959

Portion of Blocks 4 and § and portion of Willow Street and Belmont Avenue, as
shown on the map of Truman Addition, filed November 18, 1912, in Book 8 of Maps,
page 188, in the office of the County Recorder of Contra Costa County, and portion of
Lot 198, San Pablo Rancho, filed March 1, 1894, in the office of the County Recorder of
Contra Costa County, described as follows:,

Beginning in the northern line of Silver Avenue as shown on said map of Truman
Addition (8 M 198), at the intersection thereof with a line that is parallel with and 100
feet westerly (measured at right angles) from the eastern line of said Block 5; thence
from said point of beginning, North 0° 04' West, along said parallel line 760 feet to the
southern line of Lot 6, in said Block 4; thence North 39° 29' 19" West, along the
southwestern line of the parcel of land described in the deed from North American Title
Guaranty Corporation, Contra Costa Division, to Lacy Douglas, Jr., et ux., dated March
22, 1955, recorded April 6, 1955, in Book 2510 of Official Records, page 517, a distance
of 64,72 feet to the southwestern corner of the parcel of land described in the deed from
North American Title Guaranty Corporation, Contra Costa Division, to Roy Lee Amos, et
ux., dated March 22, 1955, recorded May 31, 1955, in Book 2507 of Official Records,
page 287; thence along the western and northern line of said Amos parcel (2587 OR :
287), North 1° 45' 46" West, 50.02 feet and North 89° 56' East, 76 feet to a northeastern
line of the parcel of land described in the deed from North American Title Guaranty
Corporation, Contra Costa Division, to Robert R. Platt, dated September 28, 1954,
recorded October 1, 1954, in Book 2391 of Official Records, page 428, thence along the
exterior tine of said Platt parcel (2391 OR 428), as follows: North 47° 55' West, 120.72
feet, South 55° 35' West, 41.90 feet, South 59° 15' West, 358.44 feet; thence South 0°
04' East, paraliel with said eastern line of said Block 5 a distance of 734.7 feet to said
northern line of Sitver Avenue; thence North 89° 56' East, along said last mentioned
line, 399.70 feet to the point of beginning.



GAI.IFORHIA AI.L-PIIHPOSE AGKHOWI.EDOMEHT CIVIL CODE § 1189

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document to which this certificate Is attached, and not the truthfulness, accuracy, or validity of that document.

comyar. 0N Costa
Q@Bﬂ\ l\ aab‘(mefore me,a_Q\Y\\ MQ.\ISSO\NQPW NU"WY %\-\C_.
Date C E &Q.u’ A C\Hem Insert Name and Title of the Officer*

perscnally appeared
. ) Name(s) of Signer(s)

who proved to me on the basis of satisfactory evidence to be the nigj whose namq(é)@re
sed to the within Instrument and acknowledged to me that tﬁ@y executed the same in

hi heir authorized capacltyM. and that by hi q@ heir signature e instrument the perso
or th& entity upon behalf of which the personjs) acted; executed the instrument.

| certify under PENALTY OF PERJURY under the laws
of the State of California that the foregoing paragraph
is true and correct.
WITNESS my hand and official seal.
JAMI MELISSA‘:I?I:’IERl
Notary Public - Calltornis L
Contra Costa County Signature LQ"'\
Commission # 2152810 = Signature of Notary Public

Place Notary Seal Above

OPTIONAL
Though this section is optional, compieting this Information can deter afteration of the document or
fraudulent reattachment of this form to an unintended document.

Description of Attached Document

Title or Type of Document: Document Date:

Number of Pages: ________ Signer{s) Other Than Named Above: s
Capacity(les) Claimed by Signer{s)

Signer's Name: Signer’'s Name:

O Corporate Officer — Title(s): O Corporate Officer — Title(s):

O Partner — O Limited 0[O General O Partner — OLimited [ General

O Individual O Attorney in Fact O Individual 0O Attormey in Fact

O Trustee O Guardian or Conservator 0O Trustee 0 Guardian or Conservator
O Other: {1 Other:

Signer Is Representing: Signer Is Representing:

@2014 National Notary Associntlon WWW, NationaINotary org 1-800—US NOTARY (1 -800-376-6827) Item #5907
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CALIFORNIA ALL-PURPOSE ACKNOWLEDGMENT

e

A notery public or other officer completing this certificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California )

Countyofcgﬁfm&?_&.&? ) -

O‘{E‘Lﬁ\% Quﬂ beforame.qmn'l MQMSS(L ILBE}M IQQ'!%? l il?\lQ
Da Here Insprt Name &nd Title of the Offi

personally appeared “(\R?L\ \, \ ‘\ Y req

Narne(s)"éf Signer(s)

who proved to me on the basis of satisfactory evidence to be tsgperson(s) whose nam 2]
scribed to the within instrument and ackn ged {o me tha e/they executed the same in
er/thelr autharized capac ), and that b er/their signaturg@) on the instrument the persopéy,
of the entity upon behalf of which the person , executed the instrument.

| certify under PENALTY OF PERJURY under the laws
of the State of Callfornia that the foregoing paragraph
is true and cormrect.

WITNESS my hand and official seal.
JAMI MELISSA NAPIER )
! Notary Public - Califarmis ! W[ﬁ)
Signature LQ-\

Commission & 21 = ; :
My Comm. Explres May 12, 2020 Signature of Notary Public

Place Notary Seal Above

OPTIONAL
Though this section Is optional, completing this Information can dater alteration of the document or
fraudulent reattachment of this form to an unintended document,

Description of Attached Document
Title or Type of Document: ) Document Date:
Number of Pages: ________ Signer(s) Other Than Named Above:

Capacity(ies) Claimed by Signer(s)

Sligner's Name: Signer's Name;

O Corparate Officer — Title(s): (1 Corporate Officer — Title(s):

OPartner — O Llimited 0O General O Partner — O LUmited (O General

O Individual O Attomey In Fact O Individual [ Attomey in Fact

O Trustee O Guardian or Conservator (J Trustee O Guardian or Conservator
O Other: [ Cther: :
Signer Is Representing: Signer Is Representing: «

g

Item #5907

v

©2014 Natlonal Notary Association « www.NationalNotary.org + 1-800-US NOTARY (1-800-876-6827)
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And correct copy of the original
On file in this office

ATT=5T NoV 02 2017

osseph E. Canciamilla
County Cler!

Contrz: Costa County, California
_ Epuly Clerk |
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r : U.S. Department of Housing OMB No. 2577-0075
De(_:laraﬂon of Trust and Urban Developmant axp. 10/31/2017
(Public Housing Modernization Granl Projects) Office of Public and Indian Housing

Whereas, (1, see instructions)
(herein called the Public Housing Agency (PHA), a public body corporale and politic, duly created and organized pursuant to and in accordance with the
provisions of the laws of the (2) _State of Calfornia ,» and
the United States of America, Secretary of Housing and Urban Development (herein called HUD) pursuant ta the United States Housing Act of 1937
(42 U.5.C. 1437, et 5eq.) and the Department of Housing and Urban Development Act (5 U.S.C. 624} entered into o certain contract with the effective

date as of (mm/dd/yyyy) (3) 06/29/1958 + (herein called the Annual Contributions Contract) and a certain Modemization Project Grant
Amendment to the Annual Contributions Coniract with the effective date as of (mm/dd/yyyy) (4) 04/13/2015 (herein called the

Modemization Gramt Amendment) providing for  grant to be made by HUD to assist the PHA in modermzing lower income housing project(s); and

Whereas, as of the date of the execution of this Declaration of Trust, the Modermization Grani Amendment and the Annual Contributions Contract cover

centain individual lower income housing projects located in: (5) _the Unincorporatad Town of North Richmond, County ol Contra Cogta, State gf Caliormia

which will provide approximately (6) 80 dwelling units; and which lower income housing projects are known as Modernization
Project No. () CAD110098 and individual projects as follows:

Project No. (8) with opproximately dwelling units,

Project No. (B) with approximately dwelling units, and

Project No. (8) with approximately dwelling units; and

Whereas, the modernization of each Project will have been financed with grant assistance provided by HUD,

Now Therefore, to assure HUD of the performeance by the PHA of the covenants contained in the Modermzation Grant Anendment and the Annual
Contributions Contract, the PHA does hereby acknowledge and declare that it is possessed of and holds in trust for the benefit of HUBD, for the purposes herein
stated, the following described real property sitvated m: (9)

the Unincorporated Town of North Richmond, County of Contra Costa, In the State of Calilornia

To Wit: (Insen legal description for each individual project. }(10)
See Altachment "A".

and all buildings and fixtures crected or to be erected thereon or appurtenant thereto.

‘The PHA hereby declares and acknowledges that during the existence of the trust hereby created, HUD has been gronted and is possessed of an interest
1n the above descnbed Project property, To Wit:

The tight to require the PHA to remain seized of the title 1o smid property and to refrain from transferving, conveying, assigning, leasing, mortgaging,
pledging, or otherwise encumbering or permitting or suffering aoy transfer, conveyance, assignment, lease, mongage, pledge or other encumbrance of said
property or any part thereof, appurtenances thereto, or any fent, revenues, income, or receipts therefrom or 1 connection therewith, or any of the benefits
or contributions granted to 1t by or pursuant to the Modemization Grant Amendment and the Annual Coniributions Contract, or any interest in any of the same
except that the PHA may (1) to the extent and in the manner provided in the Annual Contributions Coniract, (a) lease dwellings and other spaces and factlities
in any Project, or (b) convey or otherwise dispose of any real or personal property which is determined to be excess to the needs of any Project, or (c) convey
ordedicate land for use as streets, alleys, or other public ight-of-way, and gront easements for the establishment, opecation, and maintenance of public utilities;
ar (d) enter into and pecform contracts for the sale of dwelling units to members of tenant faml tes, as authorized by the United States Housing Act of 1937,
or (2} with the approval of HUD, release any Project from the trust hereby created; Provided, That nothing herein contmned shall be construed as prohubiting
the conveyance of title to or the delivery of possession of any Project to HUD pursuant to the Annunl Coniributions Contract.

The endorsement by a duly authonzed officer of HUD (1) upon any conveyance or transfer made by the PHA of any real or personal property which
is determined to be excess to the needs of nny Project, or (2) upon any instrument of conveyance or dedication of property, or any interest therein, for use
as streets, alleys, or other public right-of-way, or for the establishment, operation and maintenance of public utilities, or (3) upon any nstrument transferring
vr conveying a dwelling unit, or an interest therein, to 0 member of a tenant family, or (4) upon any instrument of release made by the PHA of any Project
shall be effective to release such property from the trust hereby created.

The individusl projects covered by the Modemization Grant Amendment shall be subject to this Declaration of Trust fora perod of twenty years beginning on
the date of the Modemization Grant Amendment. Each mdividval project shall also be stbject to this Declaration of Trust for a penod of rwenty years afier the date
of the most recent Modemnization Grant Amendment applicable to that project. Upon expiration of the period during which the PHA is obligated 10 operate the
individual projects in accordance with the Annual Contributions Contract, the trust hereby created shall terminate and no longer be effective.

In Witness Whereof, the PHA by its officers then:u)!to drly authorized has caused these presents to be signed in its nome and jis corporate seal 1o be
hereunto afixed and atested this date (mmvad/yyyy) _LO | 220l

(Seal) {1, see instructions)

HousiNg AutHor Ty oF THe .o

6 4 Secretary
f‘—oau\/-ry OF CONTR A COSTA Date (defyy}y).&ﬁmmm

rel. Handbook 7485.1 form HUD-52190-B (10/14)




Instructlons for Completing form HUD-52190-B, Declaratlon of Trust {Public Housing Modernization Grant Projects)

Promptly after execulion of an ACC Modernization Grant Amendment, HUD Counsel shall prepare and transfer to the PHA, form HUD-

52190-B, Declaration of Trust (Public Housing Modernization Grant Projects), which shall cover ail of the individual projecis included in the
modernization grant projecl. The letler transmitung the Daclaration of Trust shall instruct the PHA to complate, execute, and record the
Declaration of Trust and provide HUD Counsel with a copy as soon as it has been recarded. {Counssl for the PHA will be rasponsible for
providing the legal descripiion for the individual projects if HUD Gounsal does not have this information in his/her files.)

10.

The tollowing instructions pertain to the use of the blank spaces in form HUD-52190-8;

Insert the name of the Public Housing Agency as it appears In the Moderization Grant Amendment.

Insert the name of the general governmantal unit, Indicating whether it is a State or Commonwealth.

Insert the date of the Annual Contributions Contract which has been amended by addition of the Modemization Grant Amendment,
Insert the eflective date of the Modernlzation Grant Amendment.

tnsert the names of the political subdivisions in which the haousing projects covered by the Modernization Grant Amendment are located,
e.9., City of , County of , State of

Insert the approximate total number of unils Included In the modernization grant project.
Insert the modernization project number.

Insart the individual project number and approximate number of units for each Individual project included in the modarmization grant
project. If more than three projects ara Included, add additional entrias.

Same as Item 5.

Insert legal description for each individual project or of each individual unit comprising a project (e.g., simyle-family detached or semi-
detached units operated in accordancs with the Turnkey IIf or other Homeownership Program.)

ref. Handbook 7485.,1 form HUD-52180-B (10/14)
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DESCRIPTION OF PROPERTY OF PROJECT CAL 11-9B .
DESCRIBED IN DECLARATION OF TRUST - RECORDED JUNE 03, 1960

- lots 1, 2, 3,4, 5, 6, 7, 8 and 20 in Block 8; all as shown on the map of North
Richmond Tract No. 1 Addltlon filed June 1, 1915, in Book 12 of Maps page 274, in the
office of the County Recorder of Contra Costa County.

Lots 24, 25, 26 and 27 in Block 2; Lots 11, 12, 13, 14, 15 and 16 in Block 3; Lots
20, 21 and 22 in Block 4; Lots 1, 273, 4, 30, 31 and 32 in Block 7; Lots 2, 3 and 4 in
Block 12; Lots 17, 18 and 19 in Block 14; Lots 4, 5 and 6 in Block 20; all as shown on
the map of North Richmond Land and Ferry Company Tract No. 1, filed July 11, 1910,
in Book 3 of Maps, page 59, in the office of the County Recorder of Contra Costa
County

Lots 9, 10 and 11 in Block 61; Lots 1, 2 and 3 in Block 62; Lots 15, 16 and 17 in
Block 63; Lots 9, 10, 11, 28, 29, 30, 31, 32, 33 and 34 in Block 65; Lots 16, 17, 18 and
19 in Block 66; all as shown on the map of North Richmond Land and Ferry Company
Tract No. 2, filed September 19, 1911, in Book 5 of Maps, page 124, in the office of the
County Recorder of Contra Costa County.

Lots 201, 202, 203, 204, 205 and 206 in Block 8; Lots 243, 244, 245 and 246 in
Block 10; Lots 264, 265, 266, 287, 284, 285, 286, 287, 288 and 289 in Block 11; Lots
371, 372 and 373 in Block 14; all as shown on the map of Truman Addition, filed
November 18, 1912, in Book 8 of Maps, page 198, in the office of the County Recorder
of Contra Costa County. .

Lots 22, 23 and 24 in Block 3; Lots 9, 10, 11, 12, 23 and 24 in Block 6; Lots 7
and 8 in Block 9; Lots 17, 18 and 19 in Block 10; Lots 1 and 2 in Block 14; Lots 14, 15
and 16 in Block 18; Lots 29, 30 and 31 in Block 19; all as shown on the map of North_
Richmond Land and Ferry Company Tract No. 1, filed July 11, 1910, in Book 3 of Maps,
page 59, in the-office of the County Recorder of Contra Costa County.

Lots 1, 2, 3, 4, 5 and 6 in Block 64; al! as shown on the map of North Richmond
Land and Ferry Company Tract No. 2, filed September 19, 1911, in Book 5 of Maps,
page 124, in the office of the County Recorder of Contra Costa County.

Lots 162, 163 and 164 in Block 6; Lots 219, 220, 221, 222, 228, 229 and 230 in
Block 8; Lots 358, 360, 361, 367, 368 and 369 in Block 14; all as shown on the map of
Truman Addition, filed November 18, 1912, in Book 8 of Maps, page 198, in the office of
the County Recorder of Contra Costa County.
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A notary public or other officer completing this certificate verifies only the identity of the individuat who signed the
document o which this certificate Is attached, and not the truthfulness, accuracy, or validity of that document.

State of Califgmia _ )

County of M@i&.

onQctobet 1 2y DB wetore me, T MekssoNapwey | Nb‘\'ury Pubhc_
Date C,Qn &QQE, A AHarB Insert Name and Title of the Officer®

personally appeared
Name(s) of Signens)

who proved to me on the basis of satisfactory evidence to be the on{g} whose namt;{é)
supscgbed to the within instrument and acknowledged to me that h ey executed the same in
hi§her/heir authorized capacityfied], and that by hi herjthelr signaturefé) 5 the Instrument the perso

or the entity upon behalf of which the persons) acted; executed the instrumant.

| certify under PENALTY OF PERJURY under the laws
of the State of California that the foregoing paragraph
is true and correct.

" JAMI MELISSA NAPIER WITNESS my hand and official seal. o
TAD  Notary Public - California K
§ ] Cantra Costa County )
p/  Commission # 2152810 E Signature @MMM@U’\
SO My Comm Expues May 12 2020 Signature of Notary Public

Place Notary Seal Above

OPTIONAL
Though this section is optional, completing this information can deter alteration of the document or
fraudulent reattachment of this form to an unintended document.

Description of Attached Document

Title or Type of Document; Document Data:

Number of Pages: _____ Signer(s} Other Than Named Above:

Capacitylies) Claimed by Signer(s)

Signer's Name: Signer's Name:

O Corporate Officer — Title(s): O Corporate Officer — Title(s):

O Partner — (O Limited [ General O Partner — O Limited O General

O Individual ] Attorney In Fact O Individual [0 Attorney in Fact

O Trustee [J Guardian or Congervator 0O Trustes 0O Guardian or Conservator
0O Cther: . 0 Other:

Slgner Is Representing: Signer Is Representing:

@2014 Nallonal Notary Assoclaﬁon WWW. NationaINotary org 1-BOD-US NOTARY (1 -BOU~B76-5827) Item #5907
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A notary public or other officer campleting this cerlificate verifies only the identity of the individual who signed the
document to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of Califomia )

countyor Coptvn Lot |

k212, o o mGﬁmuMeh&sme%M Nbi*og Pubic
Da Here Insert Name &nd Tith of the Offi

personally appeared _(-Y(\%(X‘)L\ \,\ \\ Y req

Name(s)"éf Signer(s)

person(s) whose namg@re
iﬁ? e/they executed the e in
er/their signaturgif on the instrument the persopt],
bd, executed the instrument.

| certify under PENALTY OF PERJURY under the laws
of the State of California that the foregoing paragraph
is true and correct. .

WITNESS my hand and official seal.
JAM! MELISSA NAPIER ' 5 -
Notary Public - California Signa m a“/nww/\

Coun
Cani Cotts SN Signature of Notary Public'

who proved to me on the basls of satisfactory evidence to be
scribed to the within instrument and ackngwile

G@erﬂhﬁlr authorized capacﬁwﬁf and that b;

oF the entity upon behalf of which the person{sy®

Gommission # 2152810
ires May 12, 2020

!
Place Notary Seal Above

OPTIONAL
Though this section Is optional, completing this information can deter eiteration of the document or
fraudulent reattachment of this form to an unintended document.

Description of Attached Document

Title or Type of Document; Document Date:

Number of Pages: Signer(s) Other Than Named Above:

Capacity(ies) Claimed by Signer(s)

Signer's Name; Signer's Name:

O Corporate Officer — Title(s): O Corporate Officer — Title(s):

OPartner — OLimited O General O Partrier — O Limited DO General

O Individual O Attomey in Fact O Individual [0 Attorney in Fact
OTrustee O Guardian or Conservator O Trustee O Guardian or Conservator
O Other: 3 Other:

Signer Is Representing: Slgner Is Representing:
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Department of Contra dohn Kopehlk
Conservation and

Aruna Bhat
Development gOStat Deputy Director
oun
30 M Road y S
Martinez, CA 94553 _

Maureen Toms

Phone:1-855-323-2626 Deputy Director
Kelli Zenn

Business Operations Manager

April 16, 2019

Gerard Windt, Director

Office of Public Housing,

U.S. Department of Housing & Urban Development
One Sansome Street, Suite 1200

San Francisco, CA 94104

Dear Mr. Windt,

Pursuant to the rules and regulations of the U.S. Department of Housing and Urban Development
(HUD) Environmental Review Procedures for Community Development, the Contra Costa
County Department of Conservation and Development, in its capacity as the Responsible Entity
for the Housing Authority of the County of Contra Costa, hereby request release of Capital Fund
Program funds for the demolition of 49 residential buildings that are vacant and boarded up

within the Las Deltas Public Housing development. The project is located on 1601 N. Jade
Street, Richmond, California.

The properly executed HUD form 7015.15 for is attached along with a copy of the published
Notice of Intent to Request Release of Funds for the project.

Sincerely,

abriel Lemus, CDBG Program Manager
Contra Costa County

Enclosures

CC: Robert Moore, Development Director — Housing Authority of the County of Contra Costa



U.S. Department of Housing OMB No. 2506-0087
Request for Release of Funds and Urban Development (exp. 03/31/2020)

and Certification Office of Community Planning
and Development

This form is to be used by Responsible Entities and Recipients (as defined in 24 CFR 58.2) when requesting the release of funds, and
requesting the authority to use such funds, for HUD programs identified by statutes that provide for the assumption of the environmental
review responsibility by units of general local government and States. Public reporting burden for this collection of information is estimated
to average 36 minutes per response, including the time for reviewing instructions, searching existing data sources, gathering and
maintaining the data needed, and completing and reviewing the collection of information. This agency may not conduct or sponsor, and

a person is not required to respond to, a collection of information unless that collection displays a valid OMB control number.

Part 1. Program Description and Request for Release of Funds (to be completed by Responsible Entity)

1. Program Title(s) 2. HUD/State Identification Number 3. Recipient Identification Number
. (optional)
Capital Fund Program
4. OMB Catalog Number(s) 5. Name and address of responsible entity
14.872 Contra Costa County
6. For information about this request, contact (name & phone number) Dept. of Conservation & Development (DCD)
. 30 Muir Road
Gabriel Lemus, (925) 674-7882 Martinez, CA 94553
8. HUD or State Agency and office unit to receive request 7. Name and address of recipient (if different than responsible entity)
U.S. Department of Housing & Urban Development Housing Authority of the County of Contra Costa
Office of Public Housing 1 E il
One Sansome Street, Suite 1200 3 33_ studillo Street
San Francisco, CA 94104 Martinez, CA 94553

The recipient(s) of assistance under the program(s) listed above requests the release of funds and removal of environmental
grant conditions governing the use of the assistance for the following

9. Program Activity(ies)/Project Name(s) 10. Location (Street address, city, county, State)
Las Deltas Public Housing: Demolition of 49 1601 North Jade Street
buildings Richmond/(Contra Costa County), CA

11. Program Activity/Project Description

The Project is currently a vacant public housing apartment complex located on an approximately 11.38-acre site. The Project
was constructed in 1952 and 1959 and is a public housing apartment complex. Project improvements consist of 49 apartment
buildings, surface-level asphalt and concrete paving, and landscaping. The 49 buildings include the following:

- Las Deltas — Phase 1; 6A and 6B; (20 buildings, constructed in 1952)
- Las Deltas — Phase 2; Apartments 526-569, and 576-583; (29 buildings, constructed in 1959)

The proposed project includes demolition of the 49 existing apartment buildings. Disposal of
demolition debris will be done in accordance with local, state, and federal guidelines governing
solid waste.

Previous editions are obsolete . form HUD-701 5.15 (1/99)



Part 2. Environmental Certification (to be completed by responsible entity)

With reference to the above Program Activity(ies)/Project(s), |, the undersigned officer of the responsible entity, certify that:

1.

The responsible entity has fully carried out its responsibilities for environmental review, decision-making and action pertaining
to the project(s) named above.

The responsible entity has assumed responsibility for and complied with and will continue to comply with, the National
Environmental Policy Act of 1969, as amended, and the environmental procedures, permit requirements and statutory obligations

of the laws cited in 24 CFR 58.5; and also agrees to comply with the authorities in 24 CFR 58.6 and applicable State and local

laws.

The responsible entity has assumed responsibility for and complied with and will continue to comply with Section 106 of the National
Historic Preservation Act, and its implementing regulations 36 CFR 800, including consultation with the State Historic Preservation
Officer, Indian tribes and Native Hawaiian organizations, and the public.

After considering the type and degree of environmental effects identified by the environmental review completed for the proposed

project described in Part 1 of this request, I have found that the proposal did |:| did not require the preparation and
dissemination of an environmental impact statement.

The responsible entity has disseminated and/or published in the manner prescribed by 24 CFR 58.43 and 58.55 a notice to the public
in accordance with 24 CFR 58.70 and as evidenced by the attached copy (copies) or evidence of posting and mailing procedure.
The dates for all statutory and regulatory time periods for review, comment or other action are in compliance with procedures and
requirements of 24 CFR Part 58.

In accordance with 24 CFR 58.71(b), the responsible entity will advise the recipient (if different from the responsible entity) of
any special environmental conditions that must be adhered to in carrying out the project.

As the duly designated certifying official of the responsible entity, I also certify that:

8.

I am authorized to and do consent to assume the status of Federal official under the National Environmental Policy Act of 1969
and each provision of law designated in the 24 CFR 58.5 list of NEPA-related authorities insofar as the provisions of these laws
apply to the HUD responsibilities for environmental review, decision-making and action that have been assumed by the responsible
entity.

9. Tam authorized to and do accept, on behalf of the recipient personally, the jurisdiction of the Federal courts for the enforcement

of all these responsibilities, in my capacity as certifying officer of the responsible entity.

Signature of Certifying Officer of the Responsible Entity Title of Certifying Officer

X

CDBG Program Manager, Contra Costa County-DCD

Address bfeértifying Officer
30 Muir Road, Martinez CA 94553

Date signed L\/\b/la\

Part 3. To be completed when the Recipient is not the Responsible Entity

The recipient requests the release of funds for the programs and activities identified in Part 1 and agrees to abide by the special
conditions, procedures and requirements of the environmental review and to advise the responsible entity of any proposed change in
the scope of the project or any change in environmental conditions in accordance with 24 CFR 58.71(b).

Signature of Authorized Officer of the Recipient Title of Authorized Officer

Executive Director,
Housing Authority of the County of Contra Costa

& Date signed
X ~16 117

H—&
WaJéing: HUD will prosecute false claims and statements. Conviction may result in criminal and/or civil penalties. (18 U.S.C. 1001, 1010, 1012; 31 U.S.C.
3729, 3802) ‘

Previous editions are obsolete form HUD-7015.15 (1/99)



1050 Marina Way S
Richmond, CA 94804
(510) 262-2740

2002987

CCC COMMUNITY DEVELOPMENT
ATTN: LINDSEY BAZUA

30 MUIR RD

MARTINEZ, CA 94553

PROOF OF PUBLICATION
FILE NO. FONSI RROF/ORG 1590

In the matter of
West County Times

I am a citizen of the United States and a resident of the County
aforesaid; | am over the age of eighteen years, and not a party to
or interested in the above-entitled matter.

| am the Principal Legal Clerk of the West County Times, a
newspaper of general circulation, printed and published in the
City of Walnut Creek, County of Contra Costa, 94598

And which newspaper has been adjudged a newspaper of
general circulation by the Superior Court of the County of Contra
Costa, State of California, under the date of August 29, 1978.
Case Number 188884.

The notice, of which the annexed is a printed copy (set in type not
smaller than nonpareil), has been published in each regular and
entire issue of said newspaper and not in any supplement thereof
on the following dates, to-wit:

03/16/2019

I certify (or declare) under the penaity of perjury that the foregoing
is true and correct.

Executed at Walnut Creek, California.
On this 18th day of March, 2019.

(et Zpet

Signature

r.BF316-07117117

Legal No.

FINDING OF NO SIGNFICANT IMPACT AND
NOTICE OF INTENT TO REQUEST RELEASE
OF FUND5

March 16, 2019

Contra Costa County Department of Conserva-
tion and Development

30 Muir Road

Martinez, CA 94553

(925) 674-7882

These notices shall satisfy two separate but
related procedural requirements for activities
to be undertaken by the Housing Authority of
the County of Contra Costa.

REQUEST FOR RELEASE OF FUNDS

On or about Aprll 1, 2019 the Contra Costa
County, Department of Conservation and De-
velopment (DCD) will authorize the Housing
Authority of the County of Contra Costa to sub-
mit a request to the United States Department
of Housing and Urban Development, Office of
Public and Indian Housing for the release of
Capital Fund Program funds under Section 9(d)
of the U.S. Housing Act of 1937, as amended to
undertake a gro;ect known as the Las Deltas
Demolition Project for the purpose of
demolishing 49 residential buildings that are
vacant and boarded up. The total project cost
will be approximately $320,000. The project
site is located on 1601 North Jade Street, Rich-
mond, California.

FINDING OF NO SIGNIFICANT IMPACT

Contra Costa County DCD has determined that
the groject will have no significant impact on
the human environment. Therefore, an Envi-
ronmental Impact Statement under the Nation-
al Environmental Policy Act of 1969 (NEPA) is
not required. Additional project information is
contained in the Environmental Review Record
(ERR) on file at 30 Muir Road, Martinez CA,
94553 and may be examined or copied week-
days 8:00 A.M to 4:00 P.M.

- PUBLIC COMMENTS

Any individual, group, or agency may submit
written comments on the ERR to Confra Costa
County DCD. All comments received by March
31, 2019 will be considered by Contra Costa
County DCD prior to authorizing submission of
a request for release of funds. Comments
should specify which Notice they are address-
ing.

ENVIRONMENTAL CERTIFICATION

Contra Costa County DCD certifies to HUD that
Gabriel Lemus in his capacity as CDBG Pro-
gram Manager consents to accept the jurisdic-
tion of the Federal Courts if an_action is
brought to enforce responsibilities in relation
to the environmental review process and that
these responsibilities have been satisfied.
HUD’s approval of the certification satisfies its
responsibilities under NEPA and related laws
and authorities and allows the Housing Au-
thority of Contra Costa to use Program funds.

OBJECTIONS

HUD will accept objections to the Responsible
Entity’s (RE) Request for Release of Funds and
Environmental Certification for a period of fif-
teen days following the submission date speci-
fied above or the actual receipt of the request
(whichever is later) only if they are on the fol-
lowing bases: (a) the certification was not exe-
cuted by the Certifying Officer of the RE; (b)
the RE has omitted a step or failed to make a
determination or finding required by HUD reg-
ulations at 24 CFR part 58 or by CEQ regula-
tions at 40 CFR 1500-1508, as applicable; (c) the
RE has omitted one or more steps in the prepa-
ration, completion or publication of the Envi-
ronmental Assessment or Environmental Im-
pact Study per 24 CFR Subparts E, F or G of Part
SBH as applicable; (d) the grant recipient or
other participant in the development process
has committed funds for or undertaken activi-
ties not authorized by 24 CFR Part 58 before re-
lease of funds and approval of the environ-
mental certification; (e) another Federal, State
or local agency has submitted a written find-
ing that the project is unsatisfactory from the
standpoint of environmental quality. Objec-
tions must be prepared and submitted in ac-
cordance with the required procedures (24 CFR
Part 58, Sec. 58.76) and shall be addressed to
HUD, Community Planning and Development
at One Sansome Street, Suite 1200, San Fran-
cisco CA 94104. Potential objectors should
contact HUD to verify the actual'last day of the
objection period.

Gabriel Lemus, CDBG Program Manager
Contra Costa County
Certifying Officer

WCT 6309325 March 16, 2019

0006309325



The Board of Supervisors Contra cﬂ?i’i‘i:“'ial‘:’:m

County Administration Buiding C t County Aqaistrator
651 Pine Street, Room 107

Martinez, California 94553-129% OSla st
John M. Glola, 1% District C O U nty

Candace Andersen, 2™ District
Diane Burgls, 3" District
Karen MitchoH, 4™ District
Federal D. Glover, 5™ District

May 7, 2019

Joseph Villarreal

Executive Director

Housing Authority of the County of Contra Costa
3133 Estudillo Street

Martinez, CA 94553

Subject: Demolition and Disposition Letter of Support - Las Deltas and Las Deltas Annex I

Dear Mr. Villarreal;

I write 10 express the County of Contra Costa's enthusiastic support for the Demolition and Disposition
Application for Las Deltas and Las Deltas Annex 1. This application would permit the Housing Authority
of the County of Contra Costa (HACCC) to partially demolish and completely dispose of the units located
at 1601 N. Jade Street, Richmond, CA.

I'understand that HACCC is seeking HUD's approval for demolition of part of the units that rest on
contiguous parcels at Las Deltas that are vacant and are attracting criminal elements and squatters who are
mviting further complications for the surrounding neighborhood. In addition, HACCC seeks approval for
complete disposition of the property so that existing units scattered throughout the surround ing
neighborhood can be sold to interested buyers.

As 1 understand it, HACCC met with the North Richmond Municipal Advisory Committee on December
4, 2019 to discuss the progress with the relocation of the families from Las Deltas and the planned
demolition and disposition of the property. My staff was also in attendance at this meeting. In addition,
HACCC has been actively working with the Las Dekas Steering Committee and the North Richmond
Planning Committee over the past six months to devise a comprehensive strategy for transformation of
Las Deltas and the surounding community. HACCC and my staff met with community and resident
leaders two to four times a month, for six months, to finalize a Quality of Life plan that was rolled out ata
public forum on March 30, 2019.



It is expected that the contiguous property will be proposed for development in partnership with non-
profit housing developers, the County and perhaps HACCC to replace the existing dilapidated and
blighted units with a new mixed use and mixed income community. It is hoped that the partnership will
foster the restoration of a vacant property, and increase the value of the community to both the
neighborhood and the County. Proceeds from saks would be re-directed to additional needs of HACCC's
public housing portfolio and fiture redevelopment plans for the public housing portfolio.

The first step would be approvai of the demolition and disposition applications. Demolition and
disposition of Las Deltas would further assist the County of Contra Costa with our goal to rejuvenate
communities where housing has been vacant and is in need of rehabilitation. It also could lead to critical
public/private partnerships in the future development of the property site. This action would be in the best
interest of all involved.

G

Sppervisor John Gioia, Chair
C Costa County Board of Supervisors

Sincerely,

-
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NOV 2 1 2018
Jane Hornstein, Director
Special Applications Center
US Department of Housing and Urban Development
Ralph H. Metcalfe Federal Building
77 West Jackson Boulevard, Room 2401
Chicago, IL 60604-3507

RE: Application for Demolition and Disposition
Las Deltas and Las Deltas Annex I - CA011600000 and CA011700000

Dear M rnsteinz/y,\yl £"

The San Francisco Office of Public and Indian Housing (PIH) is writing this letter in
support of the award of 95 tenant protection vouchers (TPVs) in connection with the Housing
Authority of the County of Contra Costa's (HACCC) application for demolition and disposition
of the Las Deltas and Las Deltas Annex I public housing properties (collectively, Las Deltas) in
North Richmond, CA.

HACCC approached PIH in 2005, 2008 and in 2012 to discuss the submission of a
demolition/disposition application. In all three occasions, the SAC discouraged HACCC from
applying because it was determined that HACCC likely did not meet the obsolescence test.
Despite repeated HACCC efforts to demonstrate how badly the units needed renovation, they
were never able to meet the restrictive HUD definition in effect at the time for obsolescence.

In 2013, HACCC decided to pursue another path. HACCC submitted four applications
for Rental Assistance Demonstration (RAD) conversion of the 214 units at this site through the
transfer of assistance (TOA) method. Two applications were approved on March 30, 2015, and
two were approved on August 16, 2016, when 95 households remained in occupancy. The units
at Las Deltas were in such deplorable condition that HACCC appealed to HUD to start relocation
immediately. The applicable RAD notice required that early relocation only could be approved
under specific conditions and the Office of Recapitalization (RECAP) did not approve early
relocation. Instead, RECAP informed HACCC that HACCC could authorize early relocation
under its public housing Admissions and Continued Occupancy Plan for health and safety
reasons.

PIH was supportive of any efforts that would result in the relocation of the families at Las
Deltas from the units that posed serious health and safety risks, arguably with the worst and most
dangerous living conditions of any development in the region. PIH worked closely with
HACCC and RECAP to ensure that Uniform Relocation Act standards were applied and that an
approved relocation plan was in place. PIH also has worked closely with HACCC to remove
vacant units at Las Deltas linked with units that closed under RAD TOA from the PIC inventory;



107 of the 214 units have been removed. An additional 18 units are committed to a RAD
transaction targeted to veterans in Pittsburg, CA, but only 12 units are expected to close, and 89
units are in a multi-phase CHAP that are uncommitted. Thus, 95 units are or soon will be
unassigned.

PIH supports HACCC's pursuit of demolition and/or disposition for these remaining
units. It has been a challenge to persuade owners to accept RAD as a viable development option,
and HACCC has had to supplement each RAD voucher with three to four regular project-based
vouchers to allow the projects to cash flow. As part of this effort, HACCC seeks TPVs for the
95 units and we encourage your office to assist them with as many TPVs as you can to ensure the
families from Las Deltas are properly cared for and Contra Costa County does not lose low-
income housing subsidies. As you are aware, HUD has begun to do the statutorily-authorized
two-year occupancy look-back for TPV awards. Such a look-back would allow HUD to provide
95 TPVs for Las Deltas.

HACCC has provided you with several items to document how far back our discussions
have been going with HACCC and RECAP regarding the relocation of the Las Deltas families
and the dire conditions at the site. The TPVs would bring closure to this demolition/disposition
effort, while maintaining affordable housing opportunities for Contra Costa County.

Please do not hesitate to contact me should you want to further discuss this matter. Ican
be reached at (415) 489-6444.

Sincerely,

Gerard Windt
Director, Office of Public and Indian Housing
HUD, Region IX



WATTS, COHN and PARTNERS, INC.

COMMERCIAL REAL ESTATE APPRAISAL

APPRAISAL OF:
LAS DELTAS FAMILY PROJECT
NORTH RICHMOND, CALIFORNIA
CAO006

PREPARED FOR:
HOUSING AUTHORITY OF CONTRA COSTA COUNTY
MARTINEZ, CA

MARCH 2019
19-WCP-018C-RESTRICTED



WATTS, COHN and PARTNERS, INC.

COMMERCIAL REAL ESTATE APPRAISAL

March 29, 2019

Mr. Joseph Villarreal

Executive Director

Housing Authority of Contra Costa County

3133 Estudillo Street

P.O. Box 2759

Martinez, CA 94553

Re:  19-WCP-018C-Restricted Appraisal

Las Deltas Family Housing
North Richmond, California
CAOQO06A Las Deltas

Dear Mr. Villareal:

At your request and authorization, Watts, Cohn and Partners, Inc. has prepared an appraisal of the
above referenced property. The subject properties appraised are a portion of the Las Deltas Family
Project, located on 3 contiguous parcels on the blocks bounded by Silver Avenue, North Jade Street,
Ruby Avenue and First Street in North Richmond, Contra Costa County, California. The subject
contains a total of 6.48 acres, or 282,356 square feet of land area on 3 parcels.

The subject parcels are improved with 20 duplexes, or a total of 40 units and several
administrative/community buildings of which only the preschool is occupied. The residential units
consist of one, two, three- and four-bedroom units. Currently, only one unit is occupied with the
remaining 39 units vacant. The remaining tenant is in the process of moving. The improvements
were built in approximately 1952 are of poor condition and quality. The vacant units are boarded-
up and most of the units have been vandalized with wiring and copper removed. In addition, several
of the units have sustained fire damage and approximately 36 townhouse style units were
demolished in late 2018 due to safety issues. The existing improvements are considered to add no
value to the underlying land. The property interest appraised is fee simple.

The purpose of this appraisal is to estimate the as-is fee simple market value of the subject property.
The intended use (function) for which this appraisal was contracted is for the exclusive use of the
Housing Authority of the County of Contra Costa for assisting in a Demolition/Disposition
application to HUD. This report should not be used or relied upon by any other parties for any
reason.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted




Mr. Joseph Villareal -2- March 29, 2019

Per your request the appraisal is presented as a Restricted Appraisal Report, which summarizes
our findings, with the data and analysis included in the appraisers file. The purpose of this appraisal
is to estimate the as-is fee simple market value of the subject property. The intended use (function)
for which this appraisal was contracted is for the exclusive use of the Housing Authority of the
County of Contra Costa for assisting in a Demolition/Disposition application to HUD. This report
should not be used or relied upon by any other parties for any reason.

This is a Restricted Appraisal Report in compliance with the Uniform Standards of Professional
Appraisal Practices (USPAP) Standard 2-2(b). Use of this report is limited to the client. The
rationale for how the appraiser arrived at the opinion and conclusions set forth in this report may
not be understood properly without additional information that is in the appraiser’s work file.

EXTRAORDINARY AND HYPOTHETICAL LIMITING CONDITIONS

1. A title report was not provided to the appraisers. This appraisal assumes that the subject
title is free from easements and encumbrances which would affect market value.

2. This appraisal assumes that there are no rent restrictions encumbering the subject properties
once they are sold. The buyer is free to demolish the existing improvements or to rent them
at market.

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

l. AREA AND MARKET CONDITIONS

The subject is located in the North Richmond, which is located within unincorporated area
of West Contra Costa County. North Richmond is located adjacent to the City of Richmond
and is situated within the City of Richmond’s sphere of influence.

The subject is part of the Las Deltas public housing project which contains a total of 178
units. The project was originally built in the 1950s and 1960s to provide low cost rental
housing. The property is older and in poor condition. The majority of the subject units are
currently vacant, with the remaining tenants in the process of moving to other locations.

The Richmond housing and rental market is relatively stable, with moderate gains in rents
and low, relatively level vacancy rates. From a supply perspective, there are new
developments in the pipeline in the greater subject market area. Demand in the greater East
Bay has grown, and Richmond is expected to benefit from the overflow. However, North
Richmond has limited new product coming online in the near future, and their status in
unincorporated Contra Costa County has led to municipal service gaps that have discourage
prospective buyers. Long term, the outlook is good that steady demand will continue for
market rate housing and rental units.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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PROPERTY DESCRIPTION

A.

Site

The subject property consists of 3 contiguous parcels that are part of the Las Deltas
Family Project in North Richmond. The subject parcels are situated on the blocks
bounded by North Jade Street to the west, Silver Avenue to the north, First Street to
the west and Ruby Avenue to the south. The Subject Identification Table on the
following page lists the subject properties and notes the lot area, the condition of
the existing improvements on the parcel, street address and unit identification
number as well as the comments.

The subject lots range in size from 56,323 to 132,161 square feet, or from 1.29 to
3.03 acres. The parcels are generally regular in shape. The topography of the parcels
is generally level. The parcels are divided by North Jade Street and West Grove
Avenue. The streets are improved with sidewalks, curbs and gutters. All utilities
are availableto the sites.

The immediate environs include vacant lots as well as poor quality, single family
homes and duplexes. Many of the units are under the same ownership as the subject
property. Other homes are privately owned and there are several churches in the
area. Uses east of Seventh Street are typically industrial.

Zoning

The subject properties are located in Contra Costa County within the North
Richmond Redevelopment Area and although the Redevelopment Agency has been
dissolved, the guidelines are still applicable. The subject property has a General
Plan land use designation of Multiple Family Residential Low Density, (ML). The
General Plan land use designation allows between 7.3t0 11.9 units per net acre. The
minimum lot size is 10,000 square feet. Primary land uses include attached single-
family residences such as duplexes or duets, multiple family residential such as
condominiums, apartments, mobile home parks. Secondary land uses allowed
include churches, small residential care and child care facilities.

The subject has a zoning designation of Planned Unit District (P-1) within the North
Richmond Area.

The subject parcels currently appear to be legally conforming uses.

Ownership and Sales History

The appraisers were not provided with title reports for the subject parcels.
According to public records, title to the subject property is currently vested in

Contra Costa County Housing Authority. There have been no transfers of
ownership in the past several decades.

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018C-Restricted



SUBJECT IDENTIFICATION TABLE
Appraisal of 3 Parcels within the Las Deltas Family Project
CA006
North Richmond, California

# Address Unit Parcel Size General  Zoning Existing Condition Unit Type Comments
APN Number Number (SF) 1 Plan Unit Size (SF) Total Bldg SF
1 409-210-023-1 1645 N Jade Street 395 ML P-1 4BD/1.5 BA - Boarded up 1,155 Duplex L-shaped site with frontage on Jade Street
1635 N Jade Street 396 ML P-1 4BD/1.5 BA - Boarded up 1,155 2,310 West Grove Avenue and West Ruby Street
1621 N Jade Street 397 ML P-1 4BD/1.5 BA- Boarded up 1,155 Duplex
1611 N Jade Street 398 ML P-1 4BD/1.5 BA- Boarded up 1,155 2,310 4 Duplexes
131 W Grove Avenue 431 ML P-1 1BD/1 BA -Boarded up 578 Duplex
117 W Grove Avenue 432 ML P-1 2BD/1BA - Boarded Up 770 1,348 7,481 sf of Residential bldg area
1595 N Opal Street 433 ML P-1 Land/ Unit Demolished
1593 N Opal Street 434 ML P-1 Land/ Unit Demolished
1589 N Opal Street 435 ML P-1 Land/ Unit Demolished
1587 N Opal Street 436 ML P-1 Land/ Unit Demolished
1583 N Opal Street 437 132,161 ML P-1 Land/ Unit Demolished
1581 N Opal Street 438 3.03 ML P-1 Land/ Unit Demolished
1575 N Opal Street 439 ML P-1 Land/ Unit Demolished
1573 N Opal Street 440 ML P-1 Land/ Unit Demolished
1569 N Opal Street 441 ML P-1 Land/ Unit Demolished
1567 N Opal Street 442 ML P-1 Land/ Unit Demolished
1563 N Opal Street 443 ML P-1 Land/ Unit Demolished
1561 N Opal Street 444 ML P-1 Land/ Unit Demolished
130 W Ruby Avenue 445 ML P-1 3BD/1.5 BA Boarded Up 935 Duplex
116 W Ruby Avenue 446 ML P-1 1BD/1BA- Boarded Up 578 1,513
North Jade Street NA ML P-1 Admin- Office/Maintenance- Vacant Community 3,735 Square Feet
North Jade Street NA ML P-1 Maintenance Storage- Vacant Community 1,025 Square Feet
West Grove Avenue NA ML P-1 Project Pride- Vacant Community 3,128 Square Feet
West Grove Avenue NA ML P-1 Preschool/Headstart Occupied Community 3,950 Square Feet
2 409-210-022-3 1608 N Jade Street 399 ML P-1 1BD/1BA Vacant- Boarded up 578 Duplex Block bounded by Silver and W Grove
1616 N Jade Street 400 ML P-1 3BD/1.5 BA Vacant- Boarded up 935 1,513 Avenues and N Jade and First Streets
1624 N Jade Street 401 ML P-1 3BD/1.5 BA Vacant- Boarded up 935 Duplex
1632 N Jade Street 402 ML P-1 1BD/1BA Vacant- Boarded up 578 1,513 10 Duplexes
1642 N Jade Street 403 ML P-1 1BD/1BA Vacant- Boarded up 578 Duplex
1648 N Jade Street 404 ML P-1 3BD/1.5 BA Vacant- Boarded up 935 1,513 16,724 sf of Residential bldg area
40 Silver Avenue 405 ML P-1 4BD/1.5 BA- Boarded up 1,155 Duplex
44 Silver Avenue 406 ML P-1 4BD/1.5 BA- Boarded up 1,155 2,310
50 Silver Avenue 407 ML P-1 4BD/1.5 BA- Boarded up 1,155 Duplex Had been converted to Community Bldg.
54 Silver Avenue 408 ML P-1 4BD/1.5 BA- Boarded up 1,155 2,310 Vacant
1649 First Street 409 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex
1643 First Street 410 93,872 ML P-1 1BD/1BA- Boarded Up 578 1,513
1633 First Street 411 2.16 ML P-1 1BD/1BA- Boarded Up 578 Duplex
1625 First Street 412 ML P-1 3BD/1.5 BA - Boarded Up 935 1,513
1617 First Street 413 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex
1609 First Street 414 ML P-1 1BD/1BA- Boarded Up 578 1,513
40 W Grove Avenue 415 ML P-1 1BD/1BA- Boarded Up 578 Duplex
54 W Grove Avenue 416 ML P-1 3BD/1.5 BA - Boarded Up 935 1,513
1620 Opal Court 417 ML P-1 Land/ Unit Demolished
1622 Opal Court 418 ML P-1 Land/ Unit Demolished
1628 Opal Court 419 ML P-1 Land/ Unit Demolished
1630 Opal Court 420 ML P-1 Land/ Unit Demolished
1636 Opal Court 421 ML P-1 Land/ Unit Demolished
1638 Opal Court 422 ML P-1 Land/ Unit Demolished
1639 Opal Court 423 ML P-1 Land/ Unit Demolished
1637 Opal Court 424 ML P-1 Land/ Unit Demolished
1631 Opal Court 425 ML P-1 Land/ Unit Demolished
1629 Opal Court 426 ML P-1 Land/ Unit Demolished
1623 Opal Court 427 ML P-1 Land/ Unit Demolished
1621 Opal Court 428 ML P-1 Land/ Unit Demolished
116 W Grove Avenue 429 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex

130 W Grove Avenue 430 ML P-1 1BD/1BA- Boarded Up 578 1,513




SUBJECT IDENTIFICATION TABLE
Appraisal of 3 Parcels within the Las Deltas Family Project
CA006
North Richmond, California

# Address Unit Parcel Size General  Zoning Existing Condition Unit Type Comments
APN Number Number (SF) 1 Plan Unit Size (SF) Total Bldg SF
3 409-210-024-9 54 W Ruby Avenue 447 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex West side of First Street between
40 W Ruby Avenue 448 ML P-1 1BD/1BA- Boarded Up 578 1,513 West Grove Avenue and West Ruby Streets
1562 N Opal Street 449 ML P-1 Land/ Unit Demolished
1564 N Opal Street 450 ML P-1 Land/ Unit Demolished 6 Duplexes
1568 N Opal Street 451 ML P-1 Land/ Unit Demolished
1570 N Opal Street 452 ML P-1 Land/ Unit Demolished 9,078 sf of bldg area
1574 N Opal Street 453 ML P-1 Land/ Unit Demolished
1576 N Opal Street 454 ML P-1 Land/ Unit Demolished
1580 N Opal Street 455 ML P-1 Land/ Unit Demolished
1582 N Opal Street 456 ML P-1 Land/ Unit Demolished
1586 N Opal Street 457 56,323 ML P-1 Land/ Unit Demolished
1588 N Opal Street 458 1.29 ML P-1 Land/ Unit Demolished
1592 N Opal Street 459 ML P-1 Land/ Unit Demolished
1594 N Opal Street 460 ML P-1 Land/ Unit Demolished
55 W Grove Avenue 461 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
41 W Grove Avenue 462 ML P-1 1BD/1BA- Boarded Up 578 1,513
1599 First Street 463 ML P-1 1BD/1BA- Boarded Up 578 Duplex
1591 First Street 464 ML P-1 3BD/1.5 BA - Boarded up 935 1,513
1587 First Street 465 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
1581 First Street 466 ML P-1 1BD/1BA- Boarded Up 578 1,513
1573 First Street 467 ML P-1 1BD/1BA- Occupied 578 Duplex
1567 First Street 468 ML P-1 3BD/1.5 BA - Boarded up 935 1,513
1559 First Street 469 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
1551 First Street 470 ML P-1 1BD/1BA- Boarded Up 578 1,513

1) Site area based on public records.

282,356 sf
6.48 Acres
11.72 density
Property 6
BR Size BD Count SF Total SF
1 16 578 9,248
2 1 770 770
3 15 935 14,025
4 8 1,155 9,240
4- SF 0 1,155 0
20 Duplexes 40 33,283
36 6- Six plexes (2 BD) which were demolished/ 36 units
76 Total original number of units on site

Source: Watts, Cohn & Partners, Inc., March 2019
19-WCP-018C
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D. Existing Improvements

The subject consists of 3 contiguous parcels and is improved with 20 duplexes
units. The subject dwelling units are of wood frame construction on concrete slabs
with stucco exteriors. The units have gas wall heaters, and the windows are single
pane aluminum frame. The interior finishes of the units consist of vinyl flooring
and drywall. The one-bedroom units contain 578 square feet. The two-bedroom
units contain approximately 770 square feet, the three-bedroom units have 935
square feet and the four-bedroom units consist of 1,155 square feet

The existing condition of the units are noted on the Subject Identification Table on
the preceding page. The subject units were built in 1952 and are generally in very
poor condition. The majority of the units are currently boarded-up and
uninhabitable. Many of the units have been gutted. Of the 40 units, approximately
one unit is currently occupied, and the other 39 units are vacant.

Many of the units have been vandalized with copper piping and wiring removed.
Most of the water heaters appear to have been damaged and there was some water
damage observed from broken pipes. Walls have been damaged and in some cases
the ceiling has been partially opened. The vacant units are typically boarded-up to
prevent squatters or additional damage. The front and rear doors have been removed
by VPS (the vacant property security system). Several of the units have been
damaged by fire.

The subject originally contained a total of 6, six-unit townhouse style buildings.
Due to the condition of the units and safety issues these 36 two-bedroom units were
demolished in December 2018.

The subject property includes five administrative//community buildings which are
located on two parcels. The Youth Empowerment Center is located within Units
407 and 408 on Silver Avenue on Subject Parcel Number 2 and was converted from
two duplex units. These buildings appear to be at the end of their economic life and
are considered to have no value.

The remaining building is occupied by Headstart and is a preschool. It is located at
135 West Grove Street. The preschool contains approximately 3,950 square feet
and is in average condition. The preschool is currently rented on a month to month
basis as the lease expired in June 2017.

Estimated Costs of Renovation

The majority of the units are currently boarded-up and uninhabitable. The vacant
units are typically boarded-up to prevent squatters or additional damage. However,
in many cases the units have been broken into and there has been additional
damage.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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Based on our research as well as discussions with brokers and other active
participates in the real estate market, a benchmark renovation cost of $120 per
square foot is concluded. This cost is applied to all of the units at the subject as
they all require renovation.

OPINIONS AND CONCLUSIONS

A.

Highest and Best Use Conclusion
As Vacant

The subject properties have a General Plan designation of Multiple Family
Residential - Low Density (ML) and are zoned Planned Unit (P-1). Duplexes or
attached residential or apartment uses are the primary zoning for the subject
properties with secondary uses allowed of residential care and child care facilities
as well as churches. The subject properties consist of 3 contiguous parcels that
range in size from 1.29 to 3.03 acres. The site’s sizes are sufficient to support a
variety of residential development. Overall physical characteristics do not limit the
highest and best use of the subject site.

The subject sites are located in a weak residential market area in the unincorporated
area of North Richmond, Contra Costa County. Market conditions currently support
speculative development for the subject sites. This is supported by an adjacent
residential development that was built over the past 10 years. The maximally
productive use is that use, from among financially feasible uses, that provides the
highest rate of return or value. Therefore, the highest and best use of the subject site
as-if vacant, is considered to be residential development.

Overall, based on these factors, the highest and best use of the subject sites as-if
vacant would be for the construction of a new residential development consistent
with the subject’s zoning.

As Improved

The subject properties consist of poor quality residential duplex units that were built
in the 1950s. Almost all of the subject units are vacant, and most have been
vandalized. As is demonstrated in the valuation chapter, given the age, condition
and quality of the units, as well as the cost to repair the improvements, the existing
vacant improvements are considered to have lower value than land and should be
demolished. This conclusion is further supported by the fact that 36 townhouse style
units on the subject property were demolished in late 2018.

The subject lots are relatively large in size and are contiguous. It is likely that the
property would appeal to a developer and could be redeveloped to form a new
residential subdivision. Based on these factors the highest and best use is to

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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demolish the existing improvements and redevelop the property with a residential
project.

B. Valuation of Subject Property

The approach utilized in estimating the current market value of the subject
properties is the Sales Comparison Approach. In this analysis, value is estimated
by comparing the subject to similar land sites which have transferred prior to the
effective date of appraisal. The index properties show characteristics which are
similar to the property being appraised. The Comparable Sales Table is on the
following page.

Land Valuation

Based on the comparable land sales, and considering the location, density, size,
utility, approval status, and market conditions, a unit value between $15 and $20
per square foot is estimated for the subject parcels as if vacant. A per square foot
value of $15 is concluded for the largest subject parcel of over 3 acres as if vacant.
For the smaller parcels of 1.29 and 2.16 acres a unit value of $18 per square foot is
concluded as if vacant.

Improvement Valuation

The subject contains parcels with 3 to 10 duplexes or between 6 and 20 units. Based
on the subject size and location a per unit value of $145,000 is concluded for
Subject Parcel Number 1 with 8 units or 4 duplexes. This value assumes the units
are in habitable condition.

The Subject Parcel Number 3 is a large parcel with 6 duplexes or 12 units. Given
the larger size of the property a unit value of $120,000 is concluded. Subject Parcel
Number 2 contains 20 units or 10 duplexes, a unit value of $110,000 per unit is
concluded. Again, this value assumes the units are in habitable condition.

Deduction for Renovation/Demolition Costs

All but one of the subject units are not occupied and have been boarded up. The
units are in poor condition and the costs to repair the units was previously estimated
at approximately $120 per square foot, based our discussions with brokers and real
estate representatives. The renovation cost is deducted from the concluded value of
the improved properties as if habitable to derive an as-is value in the current
uninhabitable condition.

Further, in order to estimate only land value, the cost to demolish the improvements
is based on Marshall Valuation Service and is estimated at approximately $10.00
per square foot. This is equal to a cost of approximately $22,560 per duplex and
includes the costs to demolish the community buildings. This cost includes asbestos

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted




RESIDENTIAL COMPARABLE SALES

Appraisal of 3 Parcels within the Las Deltas Family Project

CA006
North Richmond, California

Price Zoning/ Grantor/

Location/ Sale Sale Size Per SF Units Allowed/Proposed Grantee

# APN Date Price SF/Acre of Land Density Comments (Document#)
Land Sales

la 3151 Garrity Way 7/18 $3,500,000 95,396 SF $37 CR - City of Richmond Located at Hilltop neighborhood Home Sweet Home LLC/
Richmond Entitled 219 AC 98 Units Proposed for apt units. Zhangs Management Group LLC
APN: 405-290-069 45 Dul/Acre Vacant Land #107514

1b 3151 Garrity Way Listing $4,800,000 $50

Entitled

2 830 Marina Way South 11/17 $16,250,000 436,035 SF $37 PA - City of Richmond Former Industrial Site Development Solutions Seascape/
Richmond Entitled 10.01 AC 197 Units Proposed for apt units. William Lyon Hms Inc.
APN: 560-190-007-8 20 Du/Acre Vacant Land #214851

3 2200 Nevin Avenue 4/15 $1,690,000 74,813 SF $23 MFR-3/C-2 - City of Richmond Proposed for Adams Carl Trust/
Richmond $93,750 ) 1.72 AC 289 Units affordable housing Affordable Housing Land Consultants
APN: 514-090-018-3, 514-080-013 $1,783,750 $24 168 Du/Acre #300640

Unentitled

4 Tennessee Street & Avian Drive Listing $1,400,000 121,968 SF $11 PDR - City of Vallejo Sloping hillside G Annas & Fatemeh Maroofi/
Vallejo Entitled 2.80 AC 28 Units site NA
APNSs: 0069-430-010, various 10 Du/Acre

5 505 W. 10th Street Listing $2,200,000 102,797 SF $21 M - City of Pittsburg Vacant land Amerasla Real Estate Fund LLC/
Pittsburg Entitled 2.36 AC 54 Units mixed-Use development NA
APNs: 082-260-009, -012, -044, 243-001, -002 and -178 23 Du/Acre
Multifamily Unit Sales

6 203 Bissell Avenue 7118 $875,000 3,932 SFBIdg.| $109,375 RM2 - City of Richmond 8 Unit Eustolia P De Fregoso/
Richmond 0.08 AC Per Unit 4 - Studio, 4 - 1BD/1BA Bltin 1908 Hamilton, B/ Wu SHF
APN: 538-190-021-5 3,655 SF $223 492 Poor Condition #0112249

7 417 Verde Avenue 6/18 $1,100,000 5,410 SF Bldg.| $137,500 P1 - Contra Costa County 8 Unit Verde Ave, LLC/
North Richmond 0.24 AC Per Unit 4-3BD/1BA, 4 - 2BD/1BA Blt in 1957 JWT Capital Holding Group One,LLC
APN: 409-262-010-5 10,500 SF $203 676 Fair Condition #202656

8 2023 Chanslor Avenue 3/18 $1,130,000 6,264 SFBIdg.| $141,250 R-3 - City of Richmond 8 Unit Tackabary Family Trust 2017/
Richmond 0.19 AC Per Unit 8- 2BD/1BA Blt in 1964 Davis, William E Jr. & Silvia G.
APN: 540-190-009-6 8,276 SF $180 783 Average Condition #041392

9 146 19th Street 2117 $1,190,000 5966 SFBldg.| $132,222 RM2 - City of Richmond 9 Unit Community Commerce Bank/
Richmond 0.19 AC Per Unit 1-1BD/1BA, 8 - 2BD/1BA Bltin 1961 MW General Ptshp
APN: 540-200-017-7 8,438 SF $199 663 Average Condition #024643

10 3202 Nevin Ave 6/17 $1,300,000 9,410 SFBldg.| $108,333 RL2 - City of Richmond 12 Unit Cruz-Nevin Trust/
Richmond 0.34 AC Per Unit 12 - 2BD/1BA Bltin 1948 Levy, Ephraim & Rosemary Trust
APN: 538-190-021-5 15,002 SF $138 784 Poor Condition 103991

11 2394 Road 20 717 $2,650,000 12,600 SFBIdg.| $147,222 | - City of San Pablo 18 Unit Eric Antonicic/
San Pablo 0.67 AC Per Unit 3-1BD/1BA, 15 - 2BD/1BD Bltin 1961 Road 20 MF Partners LLC
APN: 416-120-020-1 29,142 SF $210 700 Good Condition #114598

Source: Watts, Cohn & Partners, Inc., March 2019

19-WCP-018C
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and lead abatement as well as remediation costs. These costs are utilized in the
analysis and are deducted from the value conclusions to derive an as-is value as
land.

As- Is Market Values

The valuation table for the subject properties are summarized on the table on the
following page. The table includes our estimation of the improved value with
renovation costs which are deducted from the units, to derive an as-is value of the
improvements in their existing uninhabitable condition. In addition, the three
parcels have surplus land where the six-plexes had been demolished late last year.
A surplus land value of approximately 50% of the previously concluded land value
is concluded given that it is only a portion of the larger site and can’t be developed
independently.

The Subject Parcel Number 1 also contains a preschool building that contains 3,950
square feet. The preschool is currently occupied and rented on a monthly basis for
a nominal rent. The preschool is in average condition but is situated on a larger
parcel with other uses. Based upon the condition and location of the subject
preschool, a unit value of $100 per square foot is concluded. No values are applied
to the other auxiliary buildings which are at the end of their useful life.

In addition, the value of the subject land with a deduction made for the demolition
of the improvements is shown. Based on our conclusions and discussed in the
highest and best use chapter of the appraisal, the subject has greater value as a land
site and the improvements should be demolished.

The total bulk market value of the subject is the sum of the 3 properties as no
discount would be indicated for the development of the total site.

C. Value Conclusions
As-Is Market Values of 3 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the as-is individual fee simple market values of the subject property
which consists of 3 contiguous parcels in Las Deltas CA006 as of March 12, 2019,
are estimated to be:

Parcel Number: 409-210-023-1 $1,790,000
Parcel Number 409-210-022-3 $1,520,000
Parcel Number 409-210-023-9 $920,000

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted




VALUATION OF SUBJECT PROPERTIES
Appraisal of 3 Parcels within the Las Deltas Family Project

CA006
North Richmond, California

# APN Address ID Unit  Parcel Size (SF) Use Size/ Unit Value/ Demolition/ Values
Number Number 1 Unit No. Value Renovation
1 409-210-023-1 1645 N Jade Street 395
1635 N Jade Street 396 4-Duplexes 8 $145,000 $1,160,000
1621 N Jade Street 397 Units Per Unit
1611 N Jade Street 398
131 W Grove Avenue 431 Costs to renovate duplex units 7,481 $120 ($897,720)
117 W Grove Avenue 432 sf psf
1595 N Opal Street 433
1593 N Opal Street 434
1589 N Opal Street 435 Surplus Land 79,296 $7.50 $594,720
1587 N Opal Street 436 132,161 sf psf
1583 N Opal Street 437 3.03
1581 N Opal Street 438 Acres Preschool 3,950 $100.00 $395,000
1575 N Opal Street 439 sf
1573 N Opal Street 440 Value as Improved $1,252,000
1569 N Opal Street 441
1567 N Opal Street 442
1563 N Opal Street 443
1561 N Opal Street 444 Land Value 132,161 $15.00 ($193,190) $1,789,225
130 W Ruby Avenue 445 sf $1,982,415 Demolition of bldgs
116 W Ruby Avenue 446 at $10 psf
North Jade Street NA
North Jade Street NA As- Is Market Value $1,790,000
116 West Grove Avenue 429
West Grove Avenue NA
2 409-210-022-3 1608 N Jade Street 399
1616 N Jade Street 400 20 $110,000 $2,200,000
10-Duplexes . 5
1624 N Jade Street 401 Units Per Unit
1632 N Jade Street 402
1642 N Jade Street 403
1648 N Jade Street 404 Cost to renovate duplex units 16,724 $120 ($2,006,880)
129 Silver Avenue 405 sf psf
105 Silver Avenue 406
55 Silver Avenue 407
41 Silver Avenue 408 Surplus Land 35,202 $9.00 $316,818
1649 First Street 409 sf psf
1643 First Street 410
1633 First Street 411 Value as Improved $509,938
1625 First Street 412 93,872
1617 First Street 413 2.16
1609 First Street 414 Acres
40 W Grove Avenue 415 Land Value 93,872 $18.00 ($167,240) $1,522,456
54 W Grove Avenue 416 sf $1,689,696 Demolition of bldgs
1620 Opal Court 417 at $10 psf
1622 Opal Court 418
1628 Opal Court 419
1630 Opal Court 420 As-1s Market Value $1,520,000
1636 Opal Court 421
1638 Opal Court 422
1639 Opal Court 423
1637 Opal Court 424
1631 Opal Court 425
1629 Opal Court 426
1623 Opal Court 427
1621 Opal Court 428
116 W Grove Avenue 429
130 W Grove Avenue 430
3 409-210-024-9 54 W Ruby Avenue 447
40 W Ruby Avenue 448 12 $120,000 $1,440,000
6-Duplexes
1562 N Opal Street 449 Units
1564 N Opal Street 450
1568 N Opal Street 451
1570 N Opal Street 452 Cost to fix duplex units 9,078 $120 ($1,089,360)
1574 N Opal Street 453 sf psf
1576 N Opal Street 454
1580 N Opal Street 455
1582 N Opal Street 456 56,323 Surplus Land 28,161 $9.00 $253,453
1586 N Opal Street 457 129 sf psf
1588 N Opal Street 458 Acres Value as Improved $604,093
1592 N Opal Street 459
1594 N Opal Street 460
55 W Grove Avenue 461 Land Value 56,323 $18.00 ($90,780) $923,034
41 W Grove Avenue 462 sf $1,013,814 Demolition of bldgs
1599 First Street 463 at $10 psf
1591 First Street 464
1587 First Street 465 As-1s Market Value $920,000
1581 First Street 466
1573 First Street 467
1567 First Street 468
1559 First Street 469
1551 First Street 470
1) Square Foot of land area based on public records. $4,230,000

2) Demolition Costs provided by Marshall Valuation Service at $10 per square foot.

Cost to renovate unit is estimated at $120 psf.

Source: Watts, Cohn & Partners, Inc., March 2019
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Bulk Market Value of Subject 3 Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the fee simple market value of the subject property, three legal
parcels sold in a single transaction (bulk) as of March 12, 2019, is estimated to be:

FOUR MILLION TWO HUNDRED THIRTY THOUSAND DOLLARS
($4,230,000)
Further, it is our opinion that the subject properties could be sold at the above value

conclusions within a 12-month active marketing period. The exposure period is
also concluded to be 12 months.

IV.  REPORT SUMMARY AND LIMITING CONDITIONS

A

Client, Purpose, Intended Use and Intended User

The client for this appraisal is Mr. Joseph Villareal with the Housing Authority of
Contra Costa County. Per your request the appraisal is presented as a Restricted
Appraisal Report, which summarizes our findings, with the data and analysis
included in the appraisers file. The intended use (function) for which this appraisal
was contracted is for the exclusive use of the Housing Authority of the County of
Contra Costa for assisting in a Demolition/Disposition application to HUD. This
report should not be used or relied upon by any other parties for any reason.

Date of Appraisal
The effective date of valuation is March 12, 2019.

The date of the report is March 29, 2019.

Scope of Appraisal

Information pertaining to the subject improvements age, size, use and history was
provided by the current property owner and verified where possible by public
records, as well as based on the visual inspection by the appraiser.

The appraiser contacted Contra Costa County Planning Department for the zoning
of the subject property, likelihood of any change in zoning and/or use, and any
planned updates to the General Plan and/or zoning designations affecting the subject

property.

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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The subject’s market area was researched for market trends and land
sales/comparables. Sources contacted included commercial and residential real
estate agents.

For the subject property, the Sales Comparison Approach value was used in order to
estimate the market value in as-is condition. The Income and Cost Approaches are
not considered applicable indicators of value for this property type. The scope of this
report is to utilize the appropriate standard approaches to value in accordance with
Uniform Standards of Professional Appraisal Practice (USPAP) to arrive at a market
value conclusion.

D. Appraisal Reporting Format

This report is a Restricted Appraisal Report in accordance with Standards Rules of
the Uniform Standards of Professional Appraisal Practice (USPAP) Standard 2-2 (b).
Supportingdocumentation concerning the data, reasoning, and analyses is retained
in the appraisers work file. The appraisers’ opinions and conclusions set forth in
this report cannot be understood properly without additional information in the
appraisers’ work file.

E. Definition of Terms
1. Market Value (OCC 12 CFR 34.42 (g)) (OTS 12 CFR, Part 564.2 (g))2015

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

a) Buyer and seller are typically motivated;

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

c) Areasonable time is allowed for exposure in the open market;

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

e) The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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2. Fee Simple Interest (The Appraisal of Real Estate, 13th Edition, 2013, p.114)

A fee simple interest in valuation terms is defined as *... 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.” It is an inheritable estate.

F. Assumptions and Limiting Conditions
Extraordinary and Hypothetical Conditions

1. A title report was not provided to the appraisers. This appraisal assumes that the
subject title is free from easements and encumbrances which would effect market
value.

2. This appraisal assumes that there are no rent restrictions encumbering the subject
properties once they are sold. The buyer is free to demolish the existing
improvements or to rent them at market.

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

General Limiting Conditions

3. Noresponsibility is assumed for legal matters. It is assumed that title of the property
is marketable, and it is free and clear of liens, encumbrances and special
assessments other than as stated in this report.

4. Plot plans and maps if any are included to assist the reader in visualizing the
property. Information, estimates, and opinions furnished to the appraiser, and
contained in the report, were obtained from sources considered reliable and
believed to be true and correct. However, no responsibility for accuracy of such
items furnished the appraiser is assumed by the appraiser.

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

6. The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would render it more or less valuable. The
appraiser assumes no responsibility for such conditions, or for engineering studies
which might be required to discover such factors. It is assumed that no soil
contamination exists as a result of chemical drainage or leakage in connection with
any production operations on or near the property.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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7. Inthis assignment, the existence (if any) of potentially hazardous materials used in
the construction or maintenance of the improvements or disposed of on the site has
not been considered. These materials may include (but are not limited to) the
existence of formaldehyde foam insulation, asbestos insulation, or toxic wastes.
The appraiser is not qualified to detect such substances; the client is advised to
retain an expert in this field.

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

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

10. Neither all nor part of the contents of the appraisal shall be conveyed to the public
through advertising, public relations, new sales, or other media without the written
consent and approval of the appraiser, particularly as to the valuation conclusions,
the identity of the appraisers, or any reference to the Appraisal Institute or the MAI
designation.

11. Information regarding any earthquake and flood hazard zones for the subject
property was provided by outside sources. Accurately reading flood hazard and
earthquake maps, as well as tracking constant changes in the zone designations, is
a specialized skill and outside the scope of the services provided in this appraisal
assignment. No responsibility is assumed by the appraisers in the misinterpretation
of these maps. It is strongly recommended that any lending institution reverify
earthquake and flood hazard locations for any property for which they are providing
a mortgage loan.

CERTIFICATION

We, the undersigned, hereby certify that, to the best of our knowledge and belief: the statements
of fact contained in this report are true and correct; the reported analyses, opinions, and conclusions
are limited only by the reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions; we have no present or
prospective interest in the property that is the subject of this report, and we have no personal
interest with respect to the parties involved; we have no bias with respect to the property that is
the subject of this report or to the parties involved with this assignment; our engagement in this
assignment was not contingent upon developing or reporting predetermined results, our
compensation is not contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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result, or the occurrence of a subsequent event directly related to the intended use of this appraisal;
the appraisal assignment was not based on a requested minimum valuation, a specific valuation,
or the approval of a loan; our analyses, opinions and conclusions were developed, and this report
has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal
Institute, and is in compliance with FIRREA; Sara Cohn and Mark Watts have made a personal
inspection of the property that is the subject of this report; no one provided significant real property
appraisal assistance to the persons signing this report. The use of this report is subject to the
requirements of the Appraisal Institute related to review by its duly authorized representatives. As
of the date of this report Sara Cohn has completed the requirements under the continuing education
program of the Appraisal Institute. In accordance with the Competency Rule in the USPAP, we
certify that our education, experience and knowledge are sufficient to appraise the type of property
being valued in this report. We have not provided services regarding the property that is the subject
of this report in the 36 months prior to accepting this assignment.

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

WATTS, COHN AND PARTNERS, INC.

Sara Cohn, MAI Mark Watts

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
State of California No. AG014469 State of California No. AG015362
Phone: 415-777-2666 x 102 Phone: 415-777-2666 x 101

Email: sara@wattscohn.com Email: mark@wattscohn.com

Watts, Cohn and Partners, Inc.
582 Market Street, Suite 512
San Francisco, CA 94104
www.wattscohn.com

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C-Restricted
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QUALIFICATIONS OF SARA A. COHN, MAI
California Certified General Real Estate Appraiser No. AG014469

EXPERIENCE

Sara A. Cohn is a Partner with Watts, Cohn and Partners, Inc. a new firm providing commercial real
estate valuation. From 1988 to 2016, she worked for Carneghi and Partners and was a Senior Project
Manager/Partner in their San Francisco office. Carneghi and Partners, and now Watts, Cohn and
Partners, provide real estate appraisal and consulting services in the San Francisco Bay Area.
Clients include financial institutions, governmentagencies, law firms, development companiesand
individuals. Typical assignments include both valuation and evaluations of a broad variety of
property types, uses and ownership considerations.

Ms. Cohn has over 30 years of appraisal experience. She has completed a wide variety of valuation
and evaluation analyses. Ms. Cohn has extensive knowledge of the San Francisco Bay Area and has
appraised many property types including office buildings, industrial properties, retail centers, hotels,
residential projects, mixed-use properties and development sites. Recent work has involved the
analysis of commercial buildings, residential subdivisions, valuation of affordable housing
developments with bond financing and/or Low-Income Housing Tax Credits (LIHTCs), assessment
districts, as well as co-housing projects.

EDUCATION

Bachelor of Arts, University of California, Berkeley, 1978

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

Continued attendance at professional real estate lectures and seminars.

PROFESSIONAL AFFILIATION AND STATE CERTIFICATION

Appraisal Institute - MAI Designation (Member Appraisal Institute) No. 12017
Continuing Education Requirement Complete

State of California Certified General Real Estate Appraiser No. AG014469
Certified Through March 2021

State of California Licensed Landscape Architect No. 2102

Member, Board of Directors, Northern California Chapter of the Appraisal Institute,
2008-2010

Seminars Co-Chair, Northern California Chapter of the Appraisal Institute, 2005-2007



QUALIFICATIONS OF MARK A. WATTS

Mark A. Watts is a Partner with Watts, Cohn and Partners, Inc.
Following is a brief summary of his background and experience:
EXPERIENCE

Commercial Real Estate Appraisal Experience

Mr. Watts has been a commercial real estate appraiser since 1987, and has over 20 years experience in the
analysis of commercial real estate. He has completed valuation assignments on a variety of projects, including
industrial facilities, residential subdivisions, apartments, shopping centers, cemeteries and recreational facilities.
He has also performed feasibility studies and assisted owners in making asset management decisions.

Mr. Watts has provided litigation support and served as an expert witness in court. He has also served in
arbitrations as an expert witness. He has been qualified as an expert in San Francisco and San Mateo County
Superior Courts.

He served on the San Francisco County Assessment Appeals Board from 2011 to 2016.
Commercial Real Estate Investment Experience

Simultaneous to his work as a commercial appraiser, Mr. Watts has been an active real estate investor/developer.
He is experienced in the acquisition, redevelopment and management of commercial properties. He has witnessed
and experienced many real estate cycles and stays abreast of current trends. His personal experience as an
investor makes him uniquely qualified to appraise commercial real estate.

Over the last 20 years he has completed more than 30 investment real estate transactions, an average of 1.5
transactions per year. He has negotiated with buyers and sellers directly as a principal. He has completed nearly
a dozen 1031 exchanges. Beginning with a small initial capital investment, he has built a large real estate
portfolio. Based on his ownership experience, Mr. Watts is keenly aware that the success or failure of an
acquisition is closely related to its location. Likewise, he is sensitive to locational differences in the appraisal of
real estate.

Mr. Watts has broad experience with the construction, maintenance and repair of real estate. He has demolished
and re-built two structures from the ground up. He has completed fire damage repairs and remediated toxic mold.
He has remodeled kitchens and baths. He has replaced foundations on structures, made additions, and made other
improvements. As the quality and condition of real estate has a strong correlation with its value, his experience
enables superior judgement of these attributes in his work as a commercial real estate appraiser.

Community Involvement

Mr. Watts served on the Board of Managers of the Stonestown Family YMCA from 2002 to 2017. This is an
approximately 30,000 square foot health club facility. He was active on the Facilities Committee. He served as
the Board Chair in 2008. He has been a member of the Olympic Club in San Francisco since 1976. He served
the Forest Hill Neighborhood Association as President from 2013 to 2017.

EDUCATION

Bachelor of Arts, University of California, Davis

PROFESSIONAL AFFILIATION

State Accredited Affiliate of the Appraisal Institute
State of California Certified General Real Estate Appraiser No. AG015362
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WATTS, COHN and PARTNERS, INC.

COMMERCIAL REAL ESTATE APPRAISAL

March 29, 2019

Mr. Joseph Villarreal

Executive Director

Housing Authority of Contra Costa County

3133 Estudillo Street

P.O. Box 2759

Martinez, CA 94553

Re:  19-WCP-018A- Restricted,

Appraisal Las Deltas Family
North Richmond, California
CAO009A Las Deltas Annex 1

Dear Mr. Villareal:

At your request and authorization, Watts, Cohn and Partners, Inc. has made an appraisal of the
above referenced property. The subject properties appraised are a portion of the Las Deltas Family
Project, located on (5) contiguous parcels on the blocks bounded by Warren Drive, Silver Avenue,
North Jade Street, and Harrold Street in North Richmond unincorporated Contra Costa County,
California. The subject contains a total of 4.9 acres, or 213,401 square feet of land area on 5
parcels.

The subject parcels are improved with 29 duplexes, or a total of 58 units. The units consist of one,
two, three, and four-bedroom units. Currently, only one unit is occupied with the remaining 57
units vacant. The remaining tenant is in the process of moving. The improvements were built in
approximately 1960 and are of poor quality and condition. The vacant units are boarded-up and
most of the units have been vandalized, with the wiring and copper removed. In addition, several
of the units have sustained fire damage. The existing improvements are considered to add no value
to the underlying land. The property interest appraised is fee simple.

Per your request the appraisal is presented as a Restricted Appraisal Report, which summarizes
our findings, with the data and analysis included in the appraisers file. The purpose of this appraisal
is to estimate the as-is fee simple market value of the subject property. The intended use (function)
for which this appraisal was contracted is for the exclusive use of the Housing Authority of the
County of Contra Costa for assisting in a Demolition/Disposition application to HUD. This report
should not be used or relied upon by any other parties for any reason.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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This is a Restricted Appraisal Report in compliance with the Uniform Standards of Professional
Appraisal Practices (USPAP). Use of this report is limited to the client. The rationale for how the
appraiser arrived at the opinion and conclusions set forth in this report may not be understood
properly without additional information that is in the appraiser’s work file.

EXTRAORDINARY AND HYPOTHETICAL LIMITING CONDITIONS

1. A title report was not provided to the appraisers. This appraisal assumes that the subject

title is free from easements and encumbrances which would affect market value.

. This appraisal assumes that there are no rent restrictions encumbering the subject properties

once they are sold. The buyer is free to demolish the existing improvements or to rent them
at market.

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

AREA AND MARKET CONDITIONS

The subject is located in the North Richmond, which is located within unincorporated area
of West Contra Costa County. North Richmond is located adjacent to the City of Richmond
and is situated within the City of Richmond’s sphere of influence.

The subject is part of the Las Deltas public housing project which contains a total of 178
units. The project was originally built in the 1950s and 1960s to provide low cost rental
housing. The property is older and in poor condition. The majority of the subject units are
currently vacant, with the remaining tenants in the process of moving to other locations.

The Richmond housing and rental market is relatively stable, with moderate gains in rents
and low, relatively level vacancy rates. From a supply perspective, there are new
developments in the pipeline in the greater subject market area. Demand in the greater East
Bay has grown, and Richmond is expected to benefit from the overflow. However, North
Richmond has limited new product coming online in the near future, and their status in
unincorporated Contra Costa County has led to municipal service gaps that have discourage
prospective buyers. Long term, the outlook is good that steady demand will continue for
market rate housing and rental units.

PROPERTY DESCRIPTION
A. Site

The subject property consists of 5 contiguous parcels that are part of the Las Deltas
Family Project in North Richmond. The subject parcels are situated on the blocks
bounded by North Jade Street to the west, Warren Drive/Wildcat Creek to the north,
Harrold Street/Warren Drive to the east and Silver Avenue to the south. The Subject
Identification Table on the following page lists the subject properties and notes the

Watts, Cohn and Partners, Inc.
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SUBJECT IDENTIFICATION TABLE
Appraisal of 5 Parcels within the Las Deltas Family Project
CAOQ09A - Annex 1
North Richmond, California

# APN Address Unit Parcel Size  General  Zoning Existing Condition Unit Size Unit Type Comments
Number Number (SF) 1 Plan (SF) Total Bldg SF
1 526 Silver Avenue 526 ML P-1 3BD/1.5 BA-Boarded Up 935 Duplex West side of Jade Street between
1721 N Jade Street 527 ML P-1 4BD/ 1.5 BA- Boarded Up 1,155 2,090 Market and Silver Avenues
1735 N Jade Street 528 ML P-1 3BD/1.5 BA- Boarded Up 935 Duplex 4- Duplexes
1745 N Jade Street 529 ML P-1 3BD/1.5 BA-Boarded Up 935 1,870
409-210-025-6 1755 N Jade Street 530 27,878 ML P-1 3BD/1.5 BA- Occupied 935 Duplex 7,700 SF of bldg area
1765 N Jade Street 531 ML P-1 3BD/1.5 BA- Boarded Up 935 1,870
1775 N Jade Street 532 ML P-1 3BD/1.5 BA- Boarded Up 935 Duplex
20 Market Avenue 533 ML P-1 3BD/1.5 BA-Boarded Up 935 1,870
2 20 Market Avenue 534 ML P-1 2BD/1 BA- Boarded Up 770 Duplex Warren Drive
1815 Warren Drive 535 ML P-1 2BD/1 BA- Boarded Up 770 1,540 10 Duplexes
1821 Warren Drive 536 ML P-1 1BD/1BA -Boarded Up 578 Duplex
1823 Warren Drive 537 ML P-1 1BD/1BA- Boarded Up 578 1,156 12,520 SF of bldg area
1827 Warren Drive 538 ML P-1 1BD/1BA - Boarded Up 578 Duplex
1829 Warren Drive 539 ML P-1 1BD/1BA- Boarded Up 578 1,156
1833 Warren Drive 540 ML P-1 1BD/1BA- Boarded up 578 Duplex
1835 Warren Drive 541 ML P-1 1BD/1BA-Boarded Up 578 1,156
1839 Warren Drive 542 ML P-1 1BD/1BA - Boarded Up 578 Duplex
1841 Warren Drive 543 ML P-1 1BD/1BA- Boarded Up 578 1,156
409-210-026-4 15 Warren Drive 544 74,488 ML P-1 1BD/1BA-Boarded Up 578 Duplex
1847 Warren Drive 545 ML P-1 1BD/1BA-Boarded Up 578 1,156
1851 Warren Drive 546 ML P-1 1BD/1BA -Boarded Up 578 Duplex
1853 Warren Drive 547 ML P-1 1BD/1BA -Boarded Up 578 1,156
1857 Warren Drive 548 ML P-1 1BD/1BA -Boarded Up 578 Duplex
1859 Warren Drive 549 ML P-1 1BD/1BA -Boarded Up 578 1,156
1863 Warren Drive 550 ML P-1 1BD/1BA-Boarded Up 578 Duplex
1865 Warren Drive 551 ML P-1 2BD/1 BA-Boarded Up 770 1,348
1869 Warren Drive 552 ML P-1 2BD/1 BA- Boarded Up 770 Duplex
51 Market Avenue 553 ML P-1 2BD/1 BA- Boarded Up 770 1,540
3 50 Market Avenue 554 ML P-1 4BD/1.5 BA - Boarded Up 1,155 Duplex East Side of Harold Street between
1768 Harrold Street 555 ML P-1 3BD/1.5 BA - Boarded Up 935 2,090 Market and Silver Avenues
1758 Harrold Street 556 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex 4 Duplexes
1748 Harrold Street 557 ML P-1 3BD/1.5 BA -Boarded Up 935 1,870
409-210-020-7 1738 yarrold Street 558 28,750 ML P-1 4BD/1.5 BA - Boarded Up 1,155 Duplex 7,398 SF of bldg area
1728 Harrold Street 559 ML P-1 3BD/1.5 BA -Boarded Up 935 2,090
1714 Harrold Street 560 ML P-1 2BD/1BA - Boarded Up 770 Duplex
51 Silver Avenue 561 ML P-1 1BD/1BA-Boarded Up 578 1,348
4 41 Silver Street 562 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex Block bounded by Market and Silver
1719 Harrold Street 563 ML P-1 4BD/1.5 BA - Boarded Up 1,155 2,090 Avenues and Harrold and Jade Streets
1733 Harrold Street 564 ML P-1 4BD/1.5 BA - Boarded Up 1,155 Duplex 8 Duplexes
1743 Harrold Street 565 ML P-1 4BD/1.5 BA -Boarded Up 1,155 2,310
1753 Harrold Street 566 ML P-1 2BD/1BA- Boarded Up 770 Duplex 15,400 SF of bldg area
1763 Harrold Street 567 ML P-1 2BD/1BA - Boarded Up 770 1,540
1773 Harrold Street 568 ML P-1 2BD/1BA- Boarded Up 770 Duplex
40 Market Avenue 569 ML P-1 3BD/1.5 BA -Boarded Up 935 1,705
409-210:021-5 3 Market Avenue 576 50677 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex
1772 Jade Street 577 ML P-1 4BD/1.5 BA - Boarded Up 1,155 2,090
1762 N Jade Street 578 ML P-1 4BD/1.5 BA - Boarded Up 1,155 Duplex
1752 N Jade Street 579 ML P-1 3BD/1.5 BA - Boarded Up 935 2,090
1742 N Jade Street 580 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
1732 N Jade Street 581 ML P-1 3BD/1.5 BA- Boarded Up 935 1,870
1722 N Jade Street 582 ML P-1 2BD/1BA- Boarded Up 770 Duplex
33 Silver Avenue 583 ML pP-1 3BD/1.5 BA- Boarded Up 935 1,705
5 41 Market Avenue 570 ML P-1 2BD/1BA- Boarded Up 770 Duplex Block bounded by Warren Drive and
1868 Warren Drive 571 ML P-1 2BD/1BA- Boarded Up 770 1,540 Market Avenue
1836 Warren Drive 572 ML P-1 2BD/1BA- Boarded Up 770 Duplex 3 Duplexes
408-210-011-6 3635 Warren Drive 573 22,608 ML P-1 2BD/1BA- Boarded Up 770 1,540 Fire [gamaged
1814 Warren Drive 574 ML P-1 2BD/1BA- Boarded Up 770 Duplex
31 Market Avenue 575 ML P-1 2BD/1BA- Boarded Up 770 1,540 4,620 SF of bldg area
213,401 SF
1) Site area based on public records. 4.90 Acres
Property 9A
BR Size BD Count SF Total SF
1 16 578 9,248
2 16 770 12,320
3 18 935 16,830
4 8 1,155 9,240
4- SF 0 1,155 0
58 47,638
29 Duplexes

Source: Watts, Cohn & Partners, Inc., March 2019
19-WCP-018A
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lot area, the condition of the existing improvements on the parcel, street address and
unit identification number as well as the comments.

The subject lots range in size from 22,608 to 74,488 square feet, or from 0.52 to
1.71 acres. Parcels 1, 3 and 4 are generally regular in shape, while Parcel 2 is
comprised in an irregular “U” shape with an abutment in the upper northeast
portion. Parcel 2 is located immediately south of Wildcat Creek. Parcel 5 is
bounded by Warren Drive on three sides, and Market Avenue to the south. The
topography of the parcels is generally level. The parcels are divided by North Jade
Street, Warren Drive, Market Avenue, Harrold Street and Silver Avenue. The
streets are improved with sidewalks, curbs and gutters. All utilities are availableto
the sites.

The immediate environs include vacant lots as well as poor quality, single family
homes and duplexes. Many of the units are under the same ownership as the subject
property. Other homes are privately owned and there are several churches in the
area. Uses east of Seventh Street are typically industrial.

B. Zoning

The subject properties are located in Contra Costa County within the North
Richmond Redevelopment Area and although the Redevelopment Agency has been
dissolved, the guidelines are still applicable. The subject property has a General
Plan land use designation of Multiple Family Residential Low Density, (ML). The
General Plan land use designation allows between 7.3t0 11.9 units per net acre. The
minimum lot size is 10,000 square feet. Primary land uses include attached single-
family residences such as duplexes or duets, multiple family residential such as
condominiums, apartments, mobile home parks. Secondary land uses allowed
include churches, small residential care and child care facilities.

The subject has a zoning designation of Planned Unit District (P-1) within the North
Richmond Area.

The subject parcels currently appear to be legally conforming uses.
C. Ownership and Sales History

The appraisers were not provided with title reports for the subject parcels.
According to public records, title to the subject property is currently vested in
Contra Costa County Housing Authority. There have been no transfers of
ownership in the past several decades.

D. Existing Improvements

The subject consists of 5 contiguous parcels and is improved with 29 duplexes, or
58 units. The subject dwelling units are of wood frame construction on concrete

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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slabs with stucco exteriors. The units have gas wall heaters, and the windows are
single pane aluminum frame. The interior finishes of the units consist of vinyl
flooring and drywall. The one-bedroom units contain 578 square feet. The two-
bedroom units contain approximately 770 square feet, the three bedroom units have
935 square feet and the four bedroom units consist of 1,155 square feet.

The existing condition of the units are noted on the Subject Identification Table on
the preceding page. The subject units were built in 1960 and are generally in very
poor condition. The majority of the units are currently boarded-up and
uninhabitable. Many of the units have been gutted. Of the 58 units, approximately
one unit is currently occupied, and the other 57 units are vacant.

Many of the units have been vandalized with copper piping and wiring removed.
Most of the water heaters appear to have been damaged and in some cases there
was some water damage observed from broken pipes. Walls have been damaged
and in some cases the ceiling has been partially opened. The vacant units are
typically boarded-up to prevent squatters or additional damage. The front and rear
doors have been removed by VPS (the vacant property security system). Several
of the units have been damaged by fire.

Estimated Costs of Renovation

The majority of the units are currently boarded-up and uninhabitable. The vacant
units are typically boarded-up to prevent squatters or additional damage. However,
in many cases the units have been broken into and there has been additional
damage.

Based on our research as well as discussions with brokers and other active
participates in the real estate market, a benchmark renovation cost of $120 per
square foot t is concluded. This cost is applied to all of the units at the subject as
they all require renovation.

I11.  OPINIONS AND CONCLUSIONS

A

Highest and Best Use Conclusion
As Vacant

The subject properties have a General Plan designation of Multiple Family
Residential- Low Density (ML) and are zoned Planned Unit (P-1). Duplexes or
attached residential or apartment uses are the primary zoning for the subject
properties with secondary uses like residential care, child care facilities, and
churches also allowed. The subject properties consist of 5 contiguous parcels that
range in size from 22,608 to 74,488 square feet. The sites’ sizes are sufficient to
support a variety of residential development. Overall physical characteristics do not
limit the highest and best use of the subject site.

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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The subject sites are located in a weak residential market area in the unincorporated
area of North Richmond, Contra Costa County. Market conditions currently support
speculative development for the subject sites. This is supported by an adjacent
residential development that was built over the past 10 years. The maximally
productive use is that use, from among financially feasible uses, that provides the
highest rate of return or value. Therefore, the highest and best use of the subject site
as-if vacant, is considered to be residential development.

Overall, based on these factors, the highest and best use of the subject sites as-if
vacant would be for the construction of a new residential development consistent
with the subject’s zoning.

As Improved

The subject properties consist of poor quality residential duplex units that were built
in the 1960s. Almost all of the subject units are vacant, and most have been
vandalized. As is demonstrated in the valuation chapter, given the age, condition
and quality of the units, as well as the cost to repair the improvements, the existing
vacant improvements are considered to have lower value than land and should be
demolished.

The subject lots are relatively large in size and are contiguous. It is likely that the
property would appeal to a developer and could be redeveloped to form a new
residential subdivision. Based on these factors the highest and best use is to
demolish the existing improvements and redevelop the property with a residential
project.

B. Valuation of Subject Property

The approach utilized in estimating the current market value of the subject
properties is the Sales Comparison Approach. In this analysis, value is estimated
by comparing the subject to similar land sites which have transferred prior to the
effective date of appraisal. The index properties show characteristics which are
similar to the property being appraised. The Comparable Sales Table is on the
following page.

Land Valuation

Based on the comparable land sales, and considering the location, density, size,
utility, approval status, and market conditions, a unit value between $18 and $20
per square foot is estimated for the subject parcels as if vacant. A per square foot
value of $20 is concluded for the smaller subject parcels of approximately 22,608
to 28,750 square feet as if vacant. For the larger parcels of 59,677 and 74,488 square
feet a unit value of $18 per square foot is concluded as if vacant.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted




COMPARABLE RESIDENTIAL SALES

Appraisal of 5 Parcels within the Las Deltas Family Project
CAO0Q9A - Annex 1
North Richmond, California

Price Zoning/ Grantor/

Location/ Sale Sale Size Per SF Units Allowed/Proposed Grantee

# APN Date Price SF/Acre of Land Density Comments (Document#)
Land Sales

la 3151 Garrity Way 7/18 $3,500,000 95,396 SF $37 CR - City of Richmond Located at Hilltop neighborhood Home Sweet Home LLC/
Richmond Entitled 2.19 AC 98 Units Proposed for apt units. Zhangs Management Group LLC
APN: 405-290-069 45 Du/Acre Vacant Land #107514

1b 3151 Garrity Way Listing $4,800,000 $50

Entitled

2 830 Marina Way South 11/17 $16,250,000 436,035 SF $37 PA - City of Richmond Former Industrial Site Development Solutions Seascape/
Richmond Entitled 10.01 AC 197 Units Proposed for apt units. William Lyon Hms Inc.
APN: 560-190-007-8 20 Du/Acre Vacant Land #214851

3 2200 Nevin Avenue 4/15 $1,690,000 74,813 SF $23 MFR-3/C-2 - City of Richmond Proposed for Adams Carl Trust/
Richmond $93,750 (1) 1.72 AC 289 Units affordable housing Affordable Housing Land Consultants
APN: 514-090-018-3, 514-080-013 $1,783,750 $24 168 Du/Acre #300640

Unentitled

4 Tennessee Street & Avian Drive Listing $1,400,000 121,968 SF $11 PDR - City of Vallejo Sloping hillside G Annas & Fatemeh Maroofi/
Vallejo Entitled 2.80 AC 28 Units site NA
APNSs: 0069-430-010, various 10 Du/Acre

5 505 W. 10th Street Listing $2,200,000 102,797 SF $21 M - City of Pittsburg Vacant land Amerasla Real Estate Fund LLC/
Pittsburg Entitled 2.36 AC 54 Units mixed-Use development NA
APNs: 082-260-009, -012, -044, 243- 23 Du/Acre

001, -002 and -178




COMPARABLE RESIDENTIAL SALES
Appraisal of 5 Parcels within the Las Deltas Family Project
CAO0Q9A - Annex 1
North Richmond, California

Price Zoning/ Grantor/

Location/ Sale Sale Size Per SF Units Allowed/Proposed Grantee

# APN Date Price SF/Acre of Land Density Comments (Document#)
Multifamily Unit Sales

6 203 Bissell Avenue 7/18 $875,000 3,932 SFBldg.| $109,375 RM2 - City of Richmond 8 Unit Eustolia P De Fregoso/
Richmond 0.08 AC Per Unit 4 - Studio, 4 - 1BD/1BA Blt in 1908 Hamilton, B/ Wu SH F
APN: 538-190-021-5 3,655 SF $223 492 Poor Condition #0112249

7 417 Verde Avenue 6/18 $1,100,000 5,410 SF Bldg.| $137,500 P1 - Contra Costa County 8 Unit Verde Ave, LLC/
North Richmond 0.24 AC Per Unit 4 -3BD/1BA, 4 - 2BD/1BA Blt in 1957 JWT Capital Holding Group One,LLC
APN: 409-262-010-5 10,500 SF $203 676 Fair Condition #202656

8 2023 Chanslor Avenue 3/18 $1,130,000 6,264 SF Bldg.| $141,250 R-3 - City of Richmond 8 Unit Tackabary Family Trust 2017/
Richmond 0.19 AC Per Unit 8 - 2BD/1BA Blt in 1964 Davis, William E Jr. & Silvia G.
APN: 540-190-009-6 8,276 SF $180 783 Average Condition #041392

9 146 19th Street 2/17 $1,190,000 5,966 SF Bldg.| $132,222 RM2 - City of Richmond 9 Unit Community Commerce Bank/
Richmond 0.19 AC Per Unit 1-1BD/1BA, 8 - 2BD/1BA Blt in 1961 MW General Ptshp
APN: 540-200-017-7 8,438 SF $199 663 Average Condition #024643

10 3202 Nevin Ave 6/17 $1,300,000 9,410 SF Bldg.| $108,333 RL2 - City of Richmond 12 Unit Cruz-Nevin Trust/
Richmond 0.34 AC Per Unit 12 - 2BD/1BA Blt in 1948 Levy, Ephraim & Rosemary Trust
APN: 538-190-021-5 15,002 SF $138 784 Poor Condition 103991

11 2394 Road 20 7117 $2,650,000 12,600 SF Bldg.| $147,222 | - City of San Pablo 18 Unit Eric Antonicic/
San Pablo 0.67 AC Per Unit 3-1BD/1BA, 15 - 2BD/1BD Blt in 1961 Road 20 MF Partners LLC
APN: 416-120-020-1 29,142 SF $210 700 Good Condition #114598

Source: Watts, Cohn & Partners, Inc., March 2019

19-WCP-018A
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Improvement Valuation

The subject contains parcels with 3 to 10 duplexes or between 6 and 20 units. Based
on the subject size and location, a per unit value of $145,000 is concluded for
Subject Parcel Numbers 1, 3 and 5 with 6 to 8 units or 3 to 4 duplexes. This value
assumes the units are in habitable condition.

The Subject Parcel Number 4 is a large parcel with 8 duplexes or 16 units. Given
the larger size of the property, a unit value of $120,000 is concluded. Subject Parcel
Number 2 contains 20 units or 10 duplexes, and a unit value of $110,000 per unit
is concluded. Again, this value assumes the units are in habitable condition.

Deduction for Renovation/Demolition Costs

All but one of the subject units are not occupied and have been boarded up. The
units are in poor condition and the cost to repair the units was previously estimated
at approximately $120 per square foot, based our discussions with brokers and real
estate representatives. The renovation cost is deducted from the concluded value of
the improved properties as if habitable to derive an as-is value in the current
uninhabitable condition.

Further, in order to estimate only land value, the cost to demolish the improvements
is based on Marshall Valuation Service and is estimated at approximately $10.00
per square foot. This is equal to approximately $16,500 per duplex. This cost
includes asbestos and lead abatement as well as remediation costs. These costs are
utilized in the analysis and are deducted from the value conclusions to derive an as-
is value as land.

As- Is Market Values

The valuation table for the subject properties are summarized on the table on the
following page. The table includes our estimation of the improved value with
renovation costs which are deducted from the units, to derive an as-is value of the
improvements in their existing uninhabitable condition.

In addition, the value of the subject land with a deduction made for the demolition
of the improvements is shown. Based on our conclusions and discussed in the
highest and best use chapter of the appraisal, the subject has greater value as a land
site and the improvements should be demolished.

The total bulk market value of the subject is the sum of the 5 properties as no
discount would be indicated for the development of the total site.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted




SUBJECT PROPERTIES VALUATION WORKSHEET
Appraisal of 5 Parcels within the Las Deltas Family Project

CAOQ09A - Annex 1
North Richmond, California

2) Demolition Costs provided by Marshall Valuation Service at $10 psf,.
Cost to renovate unit is estimated at $120 psf.

Source: Watts, Cohn & Partners, Inc., March 2019
19-WCP-018A

# APN Address 1D Unit Parcel Size Size/ Unit Value/ Demolition/
Number Number (SF) 1 Use Unit No. Value Renovation (2) Values
1 21 Silver Avenue 526 4-Duplexes 8 $145,000 $1,160,000
1721 N Jade Street 527 units
1735 N Jade Street 528
209-210-025-6 1745 N Jade Street 529 27,878 Costs to renovate duplex 7,700 $120 ($924,000)
1755 N Jade Street 530 0.64 Value as Improved sf psf $236,000
1765 N Jade Street 531 Acres
1775 N Jade Street 532 Land Value 27,878 $20.00 ($77,000) $480,560
20 Market Avenue 533 sf $557,560 demo costs
As-1s Market Value $480,000
2 20 Market Avenue 534 10-Duplexes 20 $110,000 $2,200,000
1815 Warren Drive 535 units
1821 Warren Drive 536
1823 Warren Drive 537 Costs to renovate duplex 12,520 $120 ($1,502,400)
1827 Warren Drive 538 Value as Improved sf psf $697,600
1829 Warren Drive 539
1833 Warren Drive 540 Land Value 74,488 $18.00 ($125,200) $1,215,584
1835 Warren Drive 541 sf $1,340,784 demo costs
1839 Warren Drive 542
1841 Warren Drive 543
409-210:0264 045 Warren Drive 544 As-Is Market Value $1,220,000
1847 Warren Drive 545 74,488
1851 Warren Drive 546 1.71
1853 Warren Drive 547 Acres
1857 Warren Drive 548
1859 Warren Drive 549
1863 Warren Drive 550
1865 Warren Drive 551
1869 Warren Drive 552
51 Market Avenue 553
3 50 Market Avenue 554 4-Duplexes 8 $145,000 $1,160,000
1768 Harrold Street 555 units
1758 Harrold Street 556
409-210-020-7 1748 Harrold Street 557 28,750 Costs to renovate duplex 7,398 $120 $887,760)
1738 Harrold Street 558 0.66 Value as Improved sf psf $272,240
1728 Harrold Street 559 Acres
1714 Harrold Street 560 Land Value 28,750 $20.00 ($73,980) $501,020
51 Silver Avenue 561 sf $575,000 demo costs
As-Is Market Value $500,000
4 41 Silver Street 562 8-Duplexes 16 $120,000 $1,920,000
1719 Harrold Street 563 units
1733 Harrold Street 564
1743 Harrold Street 565 Costs to renovate duplex 15,400 $120 ($1,848,000)
1753 Harrold Street 566 Value as Improved sf psf $72,000
1763 Harrold Street 567
1773 Harrold Street 568 59,677 Value as Improved 59,677 $18.00 ($154,000) $920,186
209-210-021.5 40 Market Avenue 569 1.37 sf $1,074,186 demo costs
30 Market Avenue 576 Acres
1772 Jade Street 577
1762 N Jade Street 578 As-Is Market Value $920,000
1752 N Jade Street 579
1742 N Jade Street 580
1732 N Jade Street 581
1722 N Jade Street 582
33 Silver Avenue 583
5 41 Market Avenue 570 3-Duplex 6 $145,000 $870,000
1868 Warren Drive 571 units
409-210-011-6 1836 Warren Dr?ve 572
1832 Warren Drive 573 22,608 Costs to renovate duplex 4,620 $120 ($554,400)
1814 Warren Drive 574 0.52 Value as Improved sf psf $315,600
31 Market Avenue 575 Acres
Land Value 22,608 $20.00 ($46,200) $405,960
sf $452,160 demo costs
As-Is Market Value $410,000
1) Square Foot of land area based on public records. $3,530,000
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Values Conclusions
As-1s Market Values of 5 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the as-is individual market values of the subject property which
consists of 5 contiguous parcels in Las Deltas Annex 1, as of March 12, 2019, are
estimated to be:

Parcel Number: 409-210-025-6 $480,000
Parcel Number 409-210-026-4 $1,220,000
Parcel Number 409-210-020-7 $500,000
Parcel Number 409-210-021-5 $920,000
Parcel Number 409-210-011-6 $410,000

Bulk Market Value of Subject 5 Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the fee simple market value of the subject property five legal parcels
sold in a single transaction (bulk) as of March 12, 2019, are estimated to be:

THREE MILLION FIVE HUNDRED THIRTY THOUSAND DOLLARS
($3,530,000)
Further, it is our opinion that the subject properties could be sold at the above value

conclusions within a 12-month active marketing period. The exposure period is
also concluded to be 12 months.

IV.  REPORT SUMMARY AND LIMITING CONDITIONS

A.

Client, Purpose, Intended Use and Intended User

The client for this appraisal is Mr. Joseph Villareal with the Housing Authority of
Contra Costa County. Per your request the appraisal is presented as a Restricted
Appraisal Report, which summarizes our findings, with the data and analysis
included in the appraisers file. The intended use (function) for which this appraisal
was contracted is for the exclusive use of the Housing Authority of the County of
Contra Costa for assisting in a Demolition/Disposition application to HUD. This
report should not be used or relied upon by any other parties for any reason.

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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B. Date of Appraisal
The effective date of valuation is March 12, 2019.

The date of the report is March 29, 2019.

C. Scope of Appraisal

Information pertaining to the subject improvements age, size, use and history was
provided by the current property owner and verified where possible by public
records, as well as based on the visual inspection by the appraiser.

The appraiser contacted Contra Costa County Planning Department for the zoning
of the subject property, likelihood of any change in zoning and/or use, and any
planned updates to the General Plan and/or zoning designations affecting the subject

property.

The subject’s market area was researched for market trends and land
sales/comparables. Sources contacted included commercial and residential real
estate agents.

For the subject property, the Sales Comparison Approach value was used in order to
estimate the market value in as-is condition. The Income and Cost Approaches are
not considered applicable indicators of value for this property type. The scope of this
report is to utilize the appropriate standard approaches to value in accordance with
Uniform Standards of Professional Appraisal Practice (USPAP) to arrive at a market
value conclusion.

D. Appraisal Reporting Format

This report is a Restricted Appraisal Report in accordance with Standards Rules of
the Uniform Standards of Professional Appraisal Practice (USPAP) Standard 2-2 (b).
Supportingdocumentation concerning the data, reasoning, and analyses is retained
in the appraisers work file. The appraisers’ opinions and conclusions set forth in
this report cannot be understood properly without additional information in the
appraisers’ work file.

E. Definition of Terms
1. Market Value (OCC 12 CFR 34.42 (g)) (OTS 12 CFR, Part 564.2 (g))2015

Market Value means the most probable price which a property should bring
in a competitive and open market under all conditions requisite to a fair sale,
the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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consummation of a sale as of a specific date and the passing of title from
seller to buyer under conditions whereby:

a) Buyer and seller are typically motivated,

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

c) Areasonable time is allowed for exposure in the open market;

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

e) The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

2. Fee Simple Interest (The Appraisal of Real Estate, 13th Edition, 2013, p.114)

A fee simple interest in valuation terms is defined as “... 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.” It is an inheritable estate.

F. Assumptions and Limiting Conditions
Extraordinary and Hypothetical Conditions

1. A title report was not provided to the appraisers. This appraisal assumes that the
subject title is free from easements and encumbrances which would effect market
value.

2. This appraisal assumes that there are no rent restrictions encumbering the subject
properties once they are sold. The buyer is free to demolish the existing
improvements or to rent them at market.

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

General Limiting Conditions
3. Noresponsibility is assumed for legal matters. It is assumed that title of the property

is marketable, and it is free and clear of liens, encumbrances and special
assessments other than as stated in this report.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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4. Plot plans and maps if any are included to assist the reader in visualizing the
property. Information, estimates, and opinions furnished to the appraiser, and
contained in the report, were obtained from sources considered reliable and
believed to be true and correct. However, no responsibility for accuracy of such
items furnished the appraiser is assumed by the appraiser.

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

6. The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would render it more or less valuable. The
appraiser assumes no responsibility for such conditions, or for engineering studies
which might be required to discover such factors. It is assumed that no soil
contamination exists as a result of chemical drainage or leakage in connection with
any production operations on or near the property.

7. Inthis assignment, the existence (if any) of potentially hazardous materials used in
the construction or maintenance of the improvements or disposed of on the site has
not been considered. These materials may include (but are not limited to) the
existence of formaldehyde foam insulation, asbestos insulation, or toxic wastes.
The appraiser is not qualified to detect such substances; the client is advised to
retain an expert in this field.

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

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

10. Neither all nor part of the contents of the appraisal shall be conveyed to the public
through advertising, public relations, new sales, or other media without the written
consent and approval of the appraiser, particularly as to the valuation conclusions,
the identity of the appraisers, or any reference to the Appraisal Institute or the MAI
designation.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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11. Information regarding any earthquake and flood hazard zones for the subject
property was provided by outside sources. Accurately reading flood hazard and
earthquake maps, as well as tracking constant changes in the zone designations, is
a specialized skill and outside the scope of the services provided in this appraisal
assignment. No responsibility is assumed by the appraisers in the misinterpretation
of these maps. It is strongly recommended that any lending institution reverify
earthquake and flood hazard locations for any property for which they are providing
a mortgage loan.

CERTIFICATION

We, the undersigned, hereby certify that, to the best of our knowledge and belief: the statements
of fact contained in this report are true and correct; the reported analyses, opinions, and conclusions
are limited only by the reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions; we have no present or
prospective interest in the property that is the subject of this report, and we have no personal
interest with respect to the parties involved; we have no bias with respect to the property that is
the subject of this report or to the parties involved with this assignment; our engagement in this
assignment was not contingent upon developing or reporting predetermined results, our
compensation is not contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal;
the appraisal assignment was not based on a requested minimum valuation, a specific valuation,
or the approval of a loan; our analyses, opinions and conclusions were developed, and this report
has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal
Institute, and is in compliance with FIRREA; Sara Cohn and Mark Watts have made a personal
inspection of the property that is the subject of this report; no one provided significant real property
appraisal assistance to the persons signing this report. The use of this report is subject to the
requirements of the Appraisal Institute related to review by its duly authorized representatives. As
of the date of this report Sara Cohn has completed the requirements under the continuing education
program of the Appraisal Institute. In accordance with the Competency Rule in the USPAP, we
certify that our education, experience and knowledge are sufficient to appraise the type of property
being valued in this report. We have not provided services regarding the property that is the subject
of this report in the 36 months prior to accepting this assignment.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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We are pleased to have had this opportunity to be of service. Please contact us if there are any
questions regarding this appraisal.

Sincerely,

WATTS, COHN AND PARTNERS, INC.

Sara Cohn, MAI
Certified General Real Estate Appraiser
State of California No. AG014469

Phone: 415-777-2666 x 102
Email: sara@wattscohn.com

Mark Watts
Certified General Real Estate Appraiser
State of California No. AG015362

Phone: 415-777-2666 x 101
Email: mark@wattscohn.com

Watts, Cohn and Partners, Inc.
582 Market Street, Suite 512
San Francisco, CA 94104
www.wattscohn.com

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018A-Restricted
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QUALIFICATIONS OF SARA A. COHN, MAI
California Certified General Real Estate Appraiser No. AG014469

EXPERIENCE

Sara A. Cohn is a Partner with Watts, Cohn and Partners, Inc. a new firm providing commercial real
estate valuation. From 1988 to 2016, she worked for Carneghi and Partners and was a Senior Project
Manager/Partner in their San Francisco office. Carneghi and Partners, and now Watts, Cohn and
Partners, provide real estate appraisal and consulting services in the San Francisco Bay Area.
Clients include financial institutions, governmentagencies, law firms, development companiesand
individuals. Typical assignments include both valuation and evaluations of a broad variety of
property types, uses and ownership considerations.

Ms. Cohn has over 30 years of appraisal experience. She has completed a wide variety of valuation
and evaluation analyses. Ms. Cohn has extensive knowledge of the San Francisco Bay Area and has
appraised many property types including office buildings, industrial properties, retail centers, hotels,
residential projects, mixed-use properties and development sites. Recent work has involved the
analysis of commercial buildings, residential subdivisions, valuation of affordable housing
developments with bond financing and/or Low-Income Housing Tax Credits (LIHTCs), assessment
districts, as well as co-housing projects.

EDUCATION

Bachelor of Arts, University of California, Berkeley, 1978

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

Continued attendance at professional real estate lectures and seminars.

PROFESSIONAL AFFILIATION AND STATE CERTIFICATION

Appraisal Institute - MAI Designation (Member Appraisal Institute) No. 12017
Continuing Education Requirement Complete

State of California Certified General Real Estate Appraiser No. AG014469
Certified Through March 2021

State of California Licensed Landscape Architect No. 2102

Member, Board of Directors, Northern California Chapter of the Appraisal Institute,
2008-2010

Seminars Co-Chair, Northern California Chapter of the Appraisal Institute, 2005-2007



QUALIFICATIONS OF MARK A. WATTS

Mark A. Watts is a Partner with Watts, Cohn and Partners, Inc.
Following is a brief summary of his background and experience:
EXPERIENCE

Commercial Real Estate Appraisal Experience

Mr. Watts has been a commercial real estate appraiser since 1987, and has over 20 years experience in the
analysis of commercial real estate. He has completed valuation assignments on a variety of projects, including
industrial facilities, residential subdivisions, apartments, shopping centers, cemeteries and recreational facilities.
He has also performed feasibility studies and assisted owners in making asset management decisions.

Mr. Watts has provided litigation support and served as an expert witness in court. He has also served in
arbitrations as an expert witness. He has been qualified as an expert in San Francisco and San Mateo County
Superior Courts.

He served on the San Francisco County Assessment Appeals Board from 2011 to 2016.
Commercial Real Estate Investment Experience

Simultaneous to his work as a commercial appraiser, Mr. Watts has been an active real estate investor/developer.
He is experienced in the acquisition, redevelopment and management of commercial properties. He has witnessed
and experienced many real estate cycles and stays abreast of current trends. His personal experience as an
investor makes him uniquely qualified to appraise commercial real estate.

Over the last 20 years he has completed more than 30 investment real estate transactions, an average of 1.5
transactions per year. He has negotiated with buyers and sellers directly as a principal. He has completed nearly
a dozen 1031 exchanges. Beginning with a small initial capital investment, he has built a large real estate
portfolio. Based on his ownership experience, Mr. Watts is keenly aware that the success or failure of an
acquisition is closely related to its location. Likewise, he is sensitive to locational differences in the appraisal of
real estate.

Mr. Watts has broad experience with the construction, maintenance and repair of real estate. He has demolished
and re-built two structures from the ground up. He has completed fire damage repairs and remediated toxic mold.
He has remodeled kitchens and baths. He has replaced foundations on structures, made additions, and made other
improvements. As the quality and condition of real estate has a strong correlation with its value, his experience
enables superior judgement of these attributes in his work as a commercial real estate appraiser.

Community Involvement

Mr. Watts served on the Board of Managers of the Stonestown Family YMCA from 2002 to 2017. This is an
approximately 30,000 square foot health club facility. He was active on the Facilities Committee. He served as
the Board Chair in 2008. He has been a member of the Olympic Club in San Francisco since 1976. He served
the Forest Hill Neighborhood Association as President from 2013 to 2017.

EDUCATION

Bachelor of Arts, University of California, Davis

PROFESSIONAL AFFILIATION

State Accredited Affiliate of the Appraisal Institute
State of California Certified General Real Estate Appraiser No. AG015362
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WATTS, COHN and PARTNERS, INC.

COMMERCIAL REAL ESTATE APPRAISAL

March 29, 2019

Mr. Joseph Villarreal

Executive Director

Housing Authority of Contra Costa County

3133 Estudillo Street

P.O. Box 2759

Martinez, CA 94553

Re:  19-WCP-018B-Restricted, Appraisal

Las Deltas Family
North Richmond, California
CAO009B Las Deltas Annex 2

Dear Mr. Villareal:

At your request and authorization, Watts, Cohn and Partners, Inc. has prepared an appraisal of the
above referenced property. The subject properties appraised are a portion of the Las Deltas Family
Project, located on 31 noncontiguous parcels in North Richmond, Contra Costa County, California.
The parcels are located on blocks bounded by Chesley Avenue, First Street, Seventh Street and
Wildcat Creek Regional Trail, north of Verde Avenue. The subject contains a total of 7.69 acres,
or 334,836 square feet of land area on 31 parcels.

The subject parcels are improved with a mixture of 4 single-family homes and 38 duplexes, for a
total of 80 units. Currently, only seven units are occupied with the remaining 73 units vacant. The
remaining tenants are in the process of moving. The improvements were built in approximately
1961 and are of uniformly poor condition and quality. The vacant units are currently boarded-up
and most of the units have been vandalized with the wiring and copper removed. Several of the
units have sustained fire damage and are considered to add no value to the underlying land. Other
properties at the subject are considered viable to be renovated, and the retention of the existing
improvements is concluded as the highest and best use.

Per your request the appraisal is presented as a Restricted Appraisal Report, which summarizes
our findings, with the data and analysis included in the appraisers file. The purpose of this appraisal
is to estimate the as-is fee simple market value of the subject property. The intended use (function)
for which this appraisal was contracted is for the exclusive use of the Housing Authority of the
County of Contra Costa for assisting in a Demolition/Disposition application to HUD. This report
should not be used or relied upon by any other parties for any reason.

This is a Restricted Appraisal Report in compliance with the Uniform Standards of Professional
Appraisal Practices (USPAP). Use of this report is limited to the client. The rationale for how the

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-019B- Restricted
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appraiser arrived at the opinion and conclusions set forth in this report may not be understood
properly without additional information that is in the appraiser’s work file.

EXTRAORDINARY AND HYPOTHETICAL LIMITING CONDITIONS

1. A title report was not provided to the appraisers. This appraisal assumes that the subject

title is free from easements and encumbrances which would affect market value.

. This appraisal assumes that there are no rent restrictions encumbering the subject properties

once they are sold. The buyer is free to demolish the existing improvements or to rent them
at market.

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

AREA AND MARKET CONDITIONS

The subject is located in the North Richmond, which is located within unincorporated area
of West Contra Costa County. North Richmond is located adjacent to the City of Richmond
and is situated within the City of Richmond’s sphere of influence.

The subject is part of the Las Deltas public housing project which contains a total of 178
units. The project was originally built in the 1950s and 1960s to provide low cost rental
housing. The property is older and in poor condition. The majority of the subject units are
currently vacant, with the remaining tenants in the process of moving to other locations.

The Richmond housing and rental market is relatively stable, with moderate gains in rents
and low, relatively level vacancy rates. From a supply perspective, there are new
developments in the pipeline in the greater subject market area. Demand in the greater East
Bay has grown, and Richmond is expected to benefit from the overflow. However, North
Richmond has limited new product coming online in the near future, and their status in
unincorporated Contra Costa County has led to municipal service gaps that have discourage
prospective buyers. Long term, the outlook is good that steady demand will continue for
market rate housing and rental units.

PROPERTY DESCRIPTION

A. Site

The subject property consists of a total of 31parcels located on various sites in North
Richmond and is part of the Las Deltas Family Project CA 009B - Annex 2. There
are 31 are noncontiguous parcels that are situated on the blocks bounded by First
Street to the west, Chesley Avenue to the south, Seventh Street to the east and
Wildcat Creek Regional Trail to the north. The Subject Identification Table on the
following page lists the subject properties and notes the lot area, the condition of

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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SUBJECT IDENTIFICATION TABLE
Appraisal of 31 Parcels within the Las Deltas Family Project

CAO009B - Annex 2

North Richmond, California

APN Address Unit Parcel Size  General  Zzoning Existing Condition (2) Unit Unit Type Comments
Number Number (SF) 1 Plan Size (SF)  Total Bldg SF
409-052-009-1 1520 First Street 584 7 463 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex East side of First Street between
1518 First Street 585 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 W Ruby Street and Chesley Avenue
121 Chesley Avenue 586 SH P-1 2BD/1 BA - Vacant Poor Cond. 770 Duplex
409-052-003-4 4511 Second Street 587 10,040 SH P1  3BD/L5 BA -Vacant Poor Cond. 935 1,705 NW corner of Chelsley Ave & 2nd St.
409-200-016-7 1714 First Street 588 7338 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex East side of First Street between
1710 First Street 589 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 Market and Silver Avenues
409-191-009-3 317 Silver Avenue 592 10026 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex North side of Silver Avenue, mid-block
325 Silver Avenue 593 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 btwn 3rd & Truman Streets. Duplex
409-191-013-5 1730 Fred Jackson Way 594 7578 SH P-1 4BD/1.5 BA - Vacant Poor Cond. 1,155 SF East side of 3rd Street, mid-block between
' 1,155 Market Avenue & Silver Avenue.
409-251-022-3 1844 Truman Street 595 7500 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex East side of Truman Street,
1840 Truman Street 596 ' SH P-1 3BD/1.5 BA - Occupied 935 1,870 mid-block between Verde & Market Ave.
409-162-018-9 1725 Fourth Street 599 7500 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of Fourth Street between
1727 Fourth Street 600 ' SH P-1 3BD/1.5 BA - Vacant 935 1,870 Market and Silver Avenues
409-161-001-6 1744 Fourth Street 602 4,998 SH P-1 4BD/1.5 BA - Vacant Poor Cond. SF SE corner of 4th Street & Market Avenue.
1649 Giaramita Street 603 SH P-1 4BD/1.5 BA - Vacant Poor Cond. 1,155 SF SW corner of Silver and Giaramita Street
1643 Giaramita Street 604 SH P-1 4BD/1.5 BA - Vacant Poor Cond. 1,155 Duplex West side of Giaramita Street btw
409-142-005 1639 Giaramita Street 605 21,299 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 2,090 Grove and Silver Avenues
1623 Giaramita Street 606 SH P-1 3BD/1.5 BA Occupied 935 Duplex 5,115 sf of bldg area
1619 Giaramita Street 607 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870




SUBJECT IDENTIFICATION TABLE
Appraisal of 31 Parcels within the Las Deltas Family Project

CAO009B - Annex 2

North Richmond, California

# APN Address Unit Parcel Size  General  Zzoning Existing Condition (2) Unit Unit Type Comments
Number Number (SF) 1 Plan Size (SF)  Total Bldg SF
10 409-151-011-7 1710 Giaramita Street 608 5,000 SH P-1 4BD/1.5 BA - Vacant Very Poor SF NE corner of Giaramita St. & Silver Ave.
Structural Damage- Land Value
11 409-152-007-4 1711 Giaramita Street 610 7580 SH P-1 1BD/1BA-Vacant Poor Cond. 578 Duplex Northwest corner of Giaramita Street
525 Silver Avenue 609 ' SH P-1 1BD/1BA-Vacant Poor Cond. 578 1,156 and Silver Avenue
12 409-282-019-2 1814 Sixth Street 612 7500 SH P-1 4BD/1.5 BA - Vacant Poor Cond. 1,155 Duplex NE corner of 6th Street & Market Avenue.
611 Market Avenue 613 ' SH P-1 2BD/1 BA - Vacant Poor Cond. 770 1,925
13 409-151-005-9 1741 Sixth Street 614 9983 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex East side of 6th Street, mid-block betwn
1737 Sixth Street 615 ' SH P-1 3BD/1.5 BA- Vacant Poor Cond. 935 1,870 Market & Silver Avenues. Damage
14 1572 First Street 616 SH P-1 4BD/1.5 BA - Vacant Poor Cond. 1,155 Duplex East side of 1st Street, mid-block betwn
409-060-018-2 1574 First Street 617 15.065 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 2,090 West Ruby Street & Silver Avenue.
1560 First Street 618 ' SH P-1 4BD/1.5 BA - Vacant Poor Cond. 1,155 Duplex 4,180 sf of bldg area
1558 First Street 619 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 2,090
15 1529 Second Street 620 SH P-1 3BD/1.5 BA - Occupied 935 Duplex
409-052-001-8 114 West Ruby Street 621 7499 SH P-1 3BD/1.5 BA- Occupied 935 1,870
16 409-060-009-1 1601 Second Street 622 9.865 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of 2nd Street, mid-block betwn
1605 Second Street 623 ' SH P-1 3BD/1.5 BA- Vacant Poor Cond. 935 1,870 Grove & Silver Aves. Str. Damage. Land Value
17 220 Silver Avenue 624 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 Duplex South side of Silver Ave, mid-block
409-182-002-9 . 11,365
218 Silver Avenue 625 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 2,310 btwn 2nd & 3rd Strs. Str. Damage. Land Value
18 308 Market Avenue 626 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex SE Corner of Market and Third
409- 191-001 1748 Fred Jackson Way 627 15214 SH P-1 3BD/1.5 BA- Vacant Poor Cond. 935 1,870 East Side of Third Street
322 Market Avenue 628 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex SS of Market St bwt. Third & Truman St.
320 Market Avenue 629 SH P-1 3BD/1.5 BA- Vacant Poor Cond. 935 1,870 3,740 sf of bldg area




SUBJECT IDENTIFICATION TABLE
Appraisal of 31 Parcels within the Las Deltas Family Project

CAO009B - Annex 2

North Richmond, California

# APN Address Unit Parcel Size  General  Zzoning Existing Condition (2) Unit Unit Type Comments
Number Number (SF) 1 Plan Size (SF)  Total Bldg SF
19 409-252-008-1 315 Verde Avenue 634 3081 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of Verde Avenue mid-block
317 Verde Avenue 635 ' SH P-1 3BD/1.5 BA- Vacant Poor Cond. 935 1,870 between Fourth and Truman Streets
20 1624 Fourth Street 636 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 Duplex East side of 4th Street, mid-block betwn
409-171-015-4 10,557 .
1622 Fourth Street 637 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 2,310 Grove & Silver Avenues.
21 1542 Fourth Street 638 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex Gutted
1540 Fourth Street 639 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 L Shape Lot. Frontage on 5th and 4th
409-100-004-4 1534 Fourth Street 640 25,288 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex Street. Located betwn Grove and
1532 Fourth Street 641 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 Chesley Avenues. 2 units Fire Damage
1539 Fifth Street 642 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex Gutted
1541 Fifth Street 643 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 5,610 sf of bldg area
22 409-161-008-1 423 Silver Avenue 644 7316 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex NW corner of Fifth, Grove and Siliver
1709 Fifth Street 645 ' SH P-1 3BD/1.5 BA- Vacant Poor Cond. 935 1,870
23 409-272-009-5 1927 Giaramita Street 648 10.208 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 Duplex West side of Giaramita Street
1925 Giaramita Street 649 ' SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 2,310 north of Verde Avenue
24 1932 Giaramita Street 650 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex Irregular shaped lot with frontage on
1934 Giaramita Street 651 SH P-1 3BD/1.5 BA - Occupied 935 1,870 Sixth and Giaramita Streets, north of
1923 Sixth Street 662 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex Verde Avenue. Adjacent to creek
409-292-001-8 1925 S!xth Street 663 26,529 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 and school.
1929 Sixth Street 664 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex
1931 Sixth Street 665 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870
1945 Sixth Street 666 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex 7,480 sf of bldg area
1943 Sixth Street 667 SH P-1 3BD/1.5 BA - Occupied 935 1,870
25 1844 Giaramita Street 652 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 Duplex SE corner of Verde Ave & Giramita St.
409-281-001-1 542 V_erde Avenue 653 17502 SH P-1 4BD/1.5 BA Vacant- Boarded Up 1,155 2,310
1842 Giaramita Street 654 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex 4,180 sf of bldg area
1840 Giaramita Street 655 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870




SUBJECT IDENTIFICATION TABLE
Appraisal of 31 Parcels within the Las Deltas Family Project
CAO009B - Annex 2
North Richmond, California

# APN Address Unit Parcel Size  General  Zzoning Existing Condition (2) Unit Unit Type Comments
Number Number (SF) 1 Plan Size (SF)  Total Bldg SF
26 409-110-007-5 1525 Giaramita Street 656 8384 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of Giaramita Street, mid-block
1527 Giaramita Street 657 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 btwn Chelsley & Grove Avenues.
27 409-120-005-7 1547 Sixth Street 658 7710 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of 6th Street, mid-block betwn
1549 Sixth Street 659 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 Chelsley & Grove Avenues.
28 409-141-006-0 1639 Sixth Street 660 7993 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of Sixth Street mid-block
1641 Sixth Street 661 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 between Silver and Grove Avenues
29 409-291-009-2 1932 Sixth Street 668 7530 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex East side of Sixth Street North of Verde
1930 Sixth Street 669 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 Avenue
30 409-131-003-9 1724 Sixth Street 670 9.967 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex East side of Sixth Street mid-block betwn
1722 Sixth Street 671 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870 Market and Silver Avenues
31 1817 Seventh Street 672 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex West side of 7th Street, mid-block betwn
409-282-005-1 1819 Seventh Street 673 14 958 SH P-1 3BD/1.5 BA Occupied 935 1,870 Market & Verde Avenues.
1829 Seventh Street 674 ' SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 Duplex 3,740 sf of bldg area
1827 Seventh Street 675 SH P-1 3BD/1.5 BA - Vacant Poor Cond. 935 1,870
1) Site area based on public records. 334,836 SF of Land
2) All vacant improvements boarded-up 7.69 Acres
10 du/ac
Property 9B
BR Size BD Count SF Total SF
1 2 578 1,156
2 2 770 1,540
3 61 935 57,035
4 11 1,155 12,705
4- SF 4 1,155 4,620
80 77,056
4 SF Watts, Cohh and Partners, Inc., March 2019

38 Duplexes 19-WCP-018B
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the existing improvements on the parcel, street address and unit identification
number as well as the comments.

The subject lots range in size from 4,998 to 26,529 square feet. The parcels are
typically regular in shape and the topography of the parcels is generally level. The
streets are improved with sidewalks, curbs and gutters. All utilities are availableto
the sites.

The immediate environs include vacant lots as well as poor to fair quality single
family homes and duplexes. Many of the units are under the same ownership as the
subject property. Other homes are privately owned and there are several churches
in the area. Uses east of Seventh Street are typically industrial.

B. Zoning

The subject properties are located in Contra Costa County within the North
Richmond Redevelopment Area and although the Redevelopment Agency has been
dissolved, the guidelines are still applicable. The subject property has a General
Plan land use designation of Single Family Residential High Density, (SH). The
General Plan land use designation allows between 5.0 to 7.2 single family units per
net acre. Attached single family units (duplexes or duets) may be allowed as well as
churches, small residential care and child care facilities. The minimum lot size is
4,500 square feet for a single family and 7,000 square feet for a duplex. The
building height limit is 30 feet or two stories.

The subject has a zoning designation of Planned Unit District (P-1) within the North
Richmond Area.

The subject parcels currently appear to be legally conforming uses.
C. Ownership and Sales History

The appraisers were not provided with title reports for the subject parcels.
According to public records, title to the subject property is currently vested in
Contra Costa County Housing Authority. There have been no transfers of
ownership in the past several decades.

D. Existing Improvements

The subject consists of 31 parcels and is improved with duplexes or single-family
rental units for a total of 80 residential units. The subject dwelling units are of wood
frame construction on concrete slabs with stucco exteriors. The units have windows
which are single pane aluminum frame. The typical interior finishes of the units
consist of vinyl flooring and drywall. The one-bedroom units contain 578 square
feet. The two-bedroom units contain approximately 770 square feet, the three-
bedroom units have 935 square feet and the four bedroom units consist of 1,155

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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square feet. The subject contains four single family homes with four bedrooms/1.5
baths with 1,155 square feet.

The existing condition of the units are noted on the Subject Identification Table on
the preceding page. The subject units were built in 1961 and are generally in very
poor condition. The majority of the units are currently boarded-up and
uninhabitable. Many of the units have been gutted. Of the 80 units, approximately
7 units are currently occupied, and the other 73 units are vacant.

Many of the units have been vandalized with copper piping and wiring removed.
Most of the water heaters appear to have been damaged and there was some water
damage observed from broken pipes. Walls have been damaged and in some cases
the ceiling has been partially opened. The vacant units are typically boarded-up to
prevent squatters or additional damage. The front and rear doors have been removed
by VPS (the vacant property security system). Several of the units have been
damaged by fire.

Although the interior of the residential units is in very poor condition and
essentially gutted, the building foundation and framing appears to be in average
condition. The roof structure is tar and gravel and also appears to be in average
condition with no signs of leaking.

Estimated Costs of Renovation

The majority of the units are currently boarded-up and uninhabitable. The vacant
units are typically boarded-up to prevent squatters or additional damage. However,
in many cases the units have been broken into and there has been additional
damage.

Based on our research as well as discussions with brokers and other active
participates in the real estate market, a benchmark renovation cost of $120 per
square foot t is concluded. This cost is applied to all of the units at the subject as
they all require renovation.

I11.  OPINIONS AND CONCLUSIONS

A

Highest and Best Use Conclusion
As Vacant

The subject properties have a General Plan designation of Single Family
Residential - High Density (SH) and are zoned Planned Unit (P-1). Low density
residential uses are the primary zoning for the subject properties with secondary
uses allowed of residential care and child care facilities as well as churches. The
subject consists of 31 parcels that range from 4,998 to 26,529 square feet. The site

Watts, Cohn and Partners, Inc.
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sizes are sufficient to support a variety of residential development. Overall, physical
characteristics do not limit the highest and best use of the subject site.

The subject sites are located in a weak residential market area in the unincorporated
area of North Richmond, Contra Costa County. Market conditions do not support
speculative development for the subject sites. Therefore, the highest and best use
of the subject sites as-if vacant, is considered to be to hold for future development
or to be developed by an owner-occupant.

Overall, based on these factors, the highest and best use of the subject scattered
sites as-if vacant would be to hold the property until market conditions improve and
warrant construction of a new development consistent with the subject’s zoning.

As Improved

The subject properties consist of poor quality residential duplex units that were built
in the 1960s. Almost of the subject units are vacant and have been vandalized and
gutted. These units require renovation to be habitable.

Based on an estimated benchmark cost of $120 per square foot, which includes new
plumbing, wiring, heating, bathrooms and kitchens, flooring and walls, it is
considered financially feasible to renovate most of the vacant units which do not have
structural or fire damage.

Several of the units have sustained fire damage and have extensive structural
damage. These improvements are considered to have no value and should be
demolished. The highest and best use of three subject parcels, Numbers 10, 16 and
17, is to demolish the improvements and hold the land for future development
potential given the condition of the improvements on the parcels.

There are an additional 28 parcels at the subject that are improved with 75 units.
These improvements are considered to contribute value to the underlying land, and
are valued as currently improved, with a deduction made for the estimated costs to
renovate the units.

Therefore, the highest and best use of parcels identified as Numbers 1 through 9, 11
through 15 and 18 through 31 is to keep the existing duplex or single-family units
and to renovate the residential units.

B. Valuation of Individual Parcels at Subject Property

The approach utilized in estimating the current market value of the subject
properties is the Sales Comparison Approach. In this analysis, value is estimated
by comparing the subject to similar land sites which have transferred prior to the
effective date of appraisal. The index properties show characteristics which are

Watts, Cohn and Partners, Inc.
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similar to the property being appraised. The Comparable Sales Table is on the
following page.

Land Valuation

Based on the comparable land sales, and considering the location, density, size,
utility, approval status, and market conditions a unit value between $10.00 and
$20.00 per square foot is estimated for the subject parcels as vacant. A per square
foot value of $20 per square foot is concluded for the smaller subject parcels of
approximately 5,000 to 7,500 square feet as vacant. For the larger subject parcels
of 7,600 to 15,000 square feet a unit value of $15 per square is concluded as vacant.
A unit value of $12.50 per square foot is estimated for the subject parcels which
contain 15,000 to 20,000 square feet and for parcels greater than 20,000 square feet
a unit value of $10.00 per square foot is concluded as vacant.

Improvement Valuation

The subject contains parcels with single family homes, as well as 2 to 4 duplexes
or between 2 and 8 units.

A unit value of $325,000 is concluded for the subject single-family units assuming
renovation has been completed. Based on the size, location, condition, age and quality
of the subject’s duplex units a value of $475,000, or $237,500 per unit is concluded.
This value assumes that the units have been renovated.

For the subject fourplexes a unit value of $680,000, or $170,000 per unit is
concluded which is within the range of the comparables assuming the units have
been renovated. The subject contains one parcel which contains 4 duplexes, or a
total of 8 units. A unit value of $145,000 is concluded as renovated.

Several of the parcels required additional adjustments which are discussed below.

The Subject Parcel Number 9 is a larger parcel that contains a single-family home
as well as two duplexes. Given that the single-family home shares the parcel with
the duplexes a lower market value is attributable to this single-family unit of
$225,000.

The Subject Parcel Number 11 is a duplex that contains one-bedroom units. Given
the smaller size of the property and the lower income potential a lower value of
$375,000 is concluded.

The Subject Parcel Numbers 14 and 25 contains two duplexes which has three- and
four-bedroom units as well as relatively large lot size. A unit value of $750,000 is
applied to this comparable as it takes into consideration the additional income
potential less the renovation costs.

Watts, Cohn and Partners, Inc.
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COMPARABLE LAND AND SINGLE FAMILY HOME SALES
Appraisal of 31 Parcels within the Las Deltas Family Project

CAO009B - Annex 2

North Richmond, California

Price Grantor/
Location / Sale Sale Size Per Zoning/ Grantee
# APN Date Price SF/Acre Unit / SF Max. Allowed Density Comments (Document#)
Land Sales
1 236 Vernon Avenue 3/19 $75,000 3,762 SF $19.94 P-1 Three offers on property. William Malbrough/
North Richmond COE Contract 0.09 AC Contra Costa County One Lot NA
APN: 409-021-028-9 Price 1 Unit
2 800 Block Alamo Avenue 3/19 $112,500 7,500 SF $15.00 RL-2 Mid-block site Chinlakozv, Ulian/
Richmond Pending Asking 0.17 AC City of Richmond One Lot NA
APN: 561-252-029-5 Sale Price 3 Units
3 560 Alamo Avenue 12/18 $130,000 5,000 SF $26.00 RL-2 Mid-block site De Leon, Celso E V/
Richmond 0.11 AC City of Richmond One Lot YC&JLLC
APN: 561-231-001-0 2 Units #197311
4 1240 York Street 10/18 $250,000 7,500 SF $33.33 RL-2 Mid-block site Ron Ikebe/
Richmond 0.17 AC City of Richmond 3 Lots Veronica Coleman
APNs: 561-151-028-9, -029-7, -027-1 2 Units #024588
5 1541 Giaramita 8/17 $80,000 5,000 SF $16.00 P-1 Mid-block vacant site Prater, Jane H/
North Richmond 0.11 AC Contra Costa County One Lot ‘Yaramala, Krishna & Padmavathi
APN: 409-110-005-9 1 Unit #0154135
6 0 Block Gertrude Avenue 5/17 $98,000 7,500 SF $13.07 P-1 Mid-block site- 3 Lots Domenico, Plinio D/
North Richmond 0.17 AC Contra Costa County Buyer plans to develop Montoya, Ricardo C/De Ceja, Wendy G
APNs: 409-042-018-5, -019, -020 3 Units with three units #093923
Single Family Units
7a 1853 Truman Street 2/19 $283,250 987 SF Bldg. $287 P-1 Fixer Ramiro S. Barrera/
North Richmond 0.06 AC Contra Costa County Blt in 1949 Arturo & Yanira R Benavides
APN: 409-240-005-2 2,720 SF 3BD/1BA Single Family #015991
7b 10/18 $265,000 987 SF Bldg. $268 P-1 Fixer Frankie M. Fulmore/
0.06 AC Contra Costa County Blt in 1949 Ramiro S. Barrera
2,720 SF 3BD/1BA Single Family #0168878
8 321 Market Avenue 12/18 $410,000 1,000 SF Bldg. $410 P-1 Updated Aaron & Ladonnike Morgan/
North Richmond 0.08 AC Contra Costa County Blt in 1965 Audrey Davidson
APN: 409-240-024-3 3,600 SF 3BD/1BA Single Family #0194226
9 425 Chesley Avenue 11/18 $310,000 1,016 SF Bldg. $305 P-1 Avg Condition Juan C. Cabrera/
North Richmond 0.07 AC Contra Costa County Blt in 1944 Juan and Raquel Ruiz
APN: 409-100-010-1 2,850 SF 3BD/1BA Single Family #0192434
10 423 Market Avenue 11/18 $475,000 1,244 SF Bldg. $382 P-1 Above Avg./New Construction Jinotega Inc./
North Richmond 0.06 AC Contra Costa County Bltin 2018 Juan A Meza
APN: 409-261-010-6 2,500 SF 3BD/2BA Single Family #0189935
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COMPARABLE MULTIFAMILY BUILDING SALES

Appraisal of 31 Parcels within the Las Deltas Family Project
CA009B - Annex 2
North Richmond, California

Price Zoning/ Grantor/
Location / Sale Sale Size Per Unit Type Grantee
# APN Date Price SF/Acre Unit / SF Avg Unit Size SF (GBA) Comments (Document#)
Duplex
1 724 Acacia Avenue 10/18 $375,000 2,070 SFBldg. | $187,500 RL2- City of Richmond Duplex Bank of New York/
Richmond 0.09 AC Per Unit 2 Units - 2BD/1BA 1986 Blt Newton RPM Ltd.
APN: 534-191-003-1 4,000 SF $181 1,035 Poor Condition #0163494
2 1645 14th Street 9/18 $480,000 2,070 SFBldg. | $240,000 City of San Pablo Duplex Solomon Gorlock/
San Pablo 0.08 AC Per Unit 2 Units - 2BD/1BA 1952 Blt Juan and Josefina M Torres
APN: 410-251-020-5 3,484 SF $232 1,035 Average Condition #203207
3 119 18th Street 9/18 $520,000 1,573 SFBIdg. | $260,000 RM2- City of Richmond Duplex Gundersen, Mark/
Richmond 0.13 AC Per Unit 2 Units - 1BD/1BA 1906 BIt Molina-Ortiz, Silvestre R/Aguilera, Olivia P
APN: 540-220-015-7 5,650 SF $331 787 Average Condition #0139955
4 587 6th Street 9/18 $540,000 1,876 SFBldg. | $270,000 RM1- City of Richmond Duplex Bang Jong S living Trust/
Richmond 0.09 AC Per Unit 2 Units - 3BD/1.5BA Bltin 1952 North County LLC
APN: 534-301-004-6 3,840 SF $288 938 Average Condition #010713
5 1627 Lincoln Avenue 6/18 $510,000 1,559 SF Bldg. $255,000 RM1- City of Richmond Duplex Duke Partners Il LLC/
Richmond 0.11 AC Per Unit 3BD/2BA, 1BD/1BA 1944 Blt Sean E Haggai
APN: 530-290-008-8 5,000 SF $327 780 Average Condition #0125253
Triplex and Fourplexes
6 1625 Portola Avenue 1/19 $662,500 2,602 SFBIdg. | $220,833 RM2- City of Richmond Triplex Scott M. Blasingame/
Richmond 0.09 AC Per Unit 3 Units - 2BD/1BA Bltin 1984 Jesus S. Mendez
APN: 514-162-025-1 3,936 SF $255 867 Average Condition #0002619
7 305 Ripley Avenue 3/19 $720,000 2,102 SF Bldg. | $180,000 RM1- City of Richmond 4 Unit Moazeni, Behzad/ Rasouli, Ladan Trust/
Richmond 0.09 AC Per Unit 4 Units - 1BD/1BA 1927 BIt NA
APN: 534-212-012-7 3,800 SF $343 526 Above Average Condition
8 301 Ripley Avenue 1/19 $630,000 2,102 SF Bldg. | $157,500 RM1- City of Richmond 4 Unit Moazeni, Behzad/ Rasouli, Ladan Trust/
Richmond 0.09 AC Per Unit 4 Units - 1BD/1BA 1927 Bt Tewdros, Aron
APN: 534-212-013-5 3,800 SF $300 526 Average Condition #012782
9 465 21st Street 11/18 $550,000 3,431 SFBldg. | $137,500 CM5- City of Richmond 4 Unit McMacgregor LLC/
Richmond 0.12 AC Per Unit 4 Units - 2BD/1BA Bltin 1954 Ahsbaba, Ahmad/ Sedighi Farideh
APN: 514-120-005-4 5,300 SF $160 858 Average Condition #190982
Multiplexes
10 1333 Market Avenue 11/18 $1,240,000 3,988 SFBldg. | $177,143 CMU- City of San Pablo 7 Unit Selbie C Wright Trust/
San Pablo 0.12 AC Per Unit 7 Units - 6 1BD/1BA, 1 2BD/1BA Bltin 1962 Garcia, Estevan/Lindstrom-Garice, Julie L.
APN: 411-041-003-4 5,227 SF $311 570 Good Condition #179493
11 203 Bissell Avenue 7/18 $875,000 3,932 SFBIdg. | $109,375 RM2- City of Richmond 8 Unit Eustolia P De Fregoso/
Richmond 0.08 AC Per Unit 4- Studio, 4 1BD/1BA Bltin 1908 Hamilton, B/WuSHF
APN: 538-190-021-5 3,655 SF $223 492 Poor Condition #0112249
12 417 Verde Avenue 5/18 $1,100,000 5,410 SFBldg. | $137,500 P1, Contra Costa County 8 Unit Verde Ave, LLC/
North Richmond 0.24 AC Per Unit 8 units -4 3BD/1BA, 4 2BD/1BA Bltin 1957 JWT Capital Holding Group One,LLC
APN: 409-262-010-5 10,500 SF $203 676 Fair Condition #202656
13 2023 Chanslor Avenue 3/18 $1,130,000 6,264 SFBldg. | $141,250 R-3- City of Richmond 8 Unit Tackabary Family Trust 2017/
Richmond 0.19 AC Per Unit 8 2BD/1BA Bltin 1964 Davis, William E Jr. & Silvia G.
APN: 540-190-009-6 8,438 SF $180 783 Average Condition #041392
14 146 19th Street 2117 $1,190,000 5,966 SFBldg. | $132,222 City of Richmond 9 Unit Community Commerce Bank/
Richmond 0.19 AC Per Unit 9 units -1 1BD/1BA, 8 2BD/1BA Bltin 1961 MW General Ptshp
APN: 540-200-017-7 8,438 SF $199 663 Average Condition #024643

Watts, Cohh and Partners, Inc., March 2019
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The Subject Parcel Number 21 is a larger parcel which contains 25,288 square feet.
The parcel has three duplexes, in which one duplex is fire damaged (Units 640 and
641). The fire damage to the duplex on this portion of the site is considered surplus
land, and the cost of demolition is considered to offset the value of this portion of
the land. No additional value is allocated to the surplus land. The concluded value
of Parcel 21 includes the two duplexes less renovation costs.

Deduction for Renovation/Demolition Costs

All but one of the subject units are not occupied and have been boarded up. The
units are in poor condition and the costs to repair the units was previously estimated
at approximately $120 per square foot, based our discussions with brokers and real
estate representatives. Currently the renovation cost is lower than the as renovated
value of the properties. Therefore, this cost when required is deducted from the
concluded value of the properties as renovated to derive an as-is value.

Further, in order to estimate only land value, the cost to demolish the improvements
is based on Marshall Valuation Service and is estimated at approximately $10.00
per square foot. This is equal to approximately $11,000 for a single-family house
and approximately $19,000 for each duplex. This cost includes asbestos and lead
abatement as well as remediation costs. These costs are utilized in the analysis and
are deducted from the value conclusions to derive an as-is value as land.

As- Is Value Market Values

The valuation table for the subject properties are summarized on the table
following the value conclusions. The table includes our estimation of the
improved value with renovation costs which are deducted from the units, to
derive an as-is value of the improvements in their existing uninhabitable
condition. In addition, demolition costs are applied to the units which have
structural or more significant damage to derive a land value.

C. Discounted Market (Bulk) Value

The bulk market value of the subject parcels is estimated. The bulk (discounted)
market value estimate is defined as the sale of all 31 legal subject lots in a single
transaction. It assumes that the project is sold to a single buyer. The bulk market
value is determined by discounting the gross retail valuation over a projected
absorption period, with deductions made to account for the cost of sales and
entrepreneurial profit. The discounted analysis necessitates certain assumptions
concerning the cost of sales, absorption rate, profit, discount rate and inflation.

The aggregate retail market value of the 31 individual parcels calculated on the
table on the following page is $7,160,000. The summary of assumptions include
that the absorption rate is 3 parcels per month, which is equal to an average sale of

Watts, Cohn and Partners, Inc.
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DISCOUNTED BULK (MARKET) VALUE OF SUBJECT PROPERTY

Appraisal of 31 Parcels within the Las Deltas Family Project
CAO009B - Annex 2
North Richmond, California

ASSUMPTIONS:

31 Parcels 0.00% Inflation/Appreciation Rate
$230,968 Awvg. retail value per parcel 0.00% Concessions
$7,160,000 Aggregate retail value of 31 Pal 5.00% Marketing/Escrow Expense
$89,500 Avg retail value per unit. 1.00% Administrative Costs

3.00 Parcel per mo absorption -
2.6 Avg No of Units per Parcel

80 Units
MONTH 1 2 3 4 5 6 7 8 9 10 11
GROSS INCOME
Parcels Sold Per Month 3.00 3.00 3.00 3.00 3.00 3.00 3.00 3.00 3.00 3.00 1.00
Cumulative Parcels Sold 3.00 6.00 9.00 12.00 15.00 18.00 21.00 24.00 27.00 30.00 31.00
Remaining Unsold Parcels 28.00 25.00 22.00 19.00 16.00 13.00 10.00 7.00 4.00 1.00 0.00
Gross Sales Income $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $230,968
TOTAL GROSS SALES INCOME: $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $692,903 $230,968
LESS: COSTS OF SALES
Marketing ($34,645) ($34,645) ($34,645) ($34,645) ($34,645) ($34,645) ($34,645) ($34,645) ($34,645) ($34,645) ($11,548)
Administration ($6,929) ($6,929) ($6,929) ($6,929) ($6,929) ($6,929) ($6,929) ($6,929) ($6,929) ($6,929) ($2,310)
Special Assessments (Per Parcel/Yr) $919.81 ($2,376) ($2,146) ($1,916) ($1,686) ($1,456) ($1,226) ($996) ($767) ($537) ($307) $77)
Property Tax @ 1.2591% ($6,388) ($5.770) ($5.152) ($4,534) ($3,915) ($3,297) ($2,679) ($2,061) ($1,443) ($824) ($206)
($50,339) ($49,491) ($48,642) ($47,794) ($46,946) ($46,098) ($45,250) ($44,401) ($43,553) ($42,705) ($14,141)
NET SALES PROCEEDS BEFORE PROFIT $642,565 $643,413 $644,261 $645,109 $645,957 $646,805 $647,654 $648,502 $649,350 $650,198 $216,827
Discount Rate 20.0% 0.9836 0.9675 0.9516 0.9360 0.9207 0.9056 0.8907 0.8761 0.8618 0.8476 0.8337
Present Value $632,031 $622,490 $613,093 $603,836 $594,718 $585,736 $576,890 $568,175 $559,592 $551,137 $180,779
DISCOUNTED BULK VALUE OF UNITS: $6,088,477
ROUNDED $6,090,000 85.0% Of Aggregate Retail Value
$196,000 per Parcel Watts, Cohh and Partners, Inc., March 2019
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7.7 dwelling units per month. Marketing expenses are estimated at 5%
and administrative costs are estimated at 1%. An overall yield rate of 20% is
estimated for the subject utilizing an all-inclusive IRR.  This results in a
rounded, bulk sale value estimate for the subject property if sold to a single buyer
of $6,090,000.

D. Values Conclusions

As-Is Market Values of 31 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the as-is fee simple individual market values of the subject property
which consists of 31 noncontiguous parcels in Las Deltas Annex 2, as of March 12,
2019, are shown on the following table on the following page and are estimated to
be:

Watts, Cohn and Partners, Inc.
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VALUATION OF SUBJECT PROPERTIES
Appraisal of 31 Parcels within the Las Deltas Family Project
CAOQ09B - Annex 2
North Richmond, California

# APN Address ID Unit S'_: Total Bldg Parcel Size Value As-1s Market Value
Number Number Units SF (SF) 1 Conclusions Demolition/Repair Costs (2)
1 1520 First Street 584 935 $475,000 ($224,400) $250,000
A09:052:009L 1514 First Street 585 935 1.870 7,463 Duplex cost to renovate
$33
(Land Value PSF)
2 121 Chesley Avenue 586 770 $475,000 ($204,600) $270,000
409-052-003-4 4511 Second Street 587 935 1705 10,040 Duplex cost to renovate
$27
(Land Value PSF)
3 409-200-016-7 1714 First Street 588 935 1870 7500 $475,000 ($224,400) $250,000
1710 First Street 589 935 ! ! Duplex cost to renovate
$33
(Land Value PSF)
4 317 Silver Avenue 592 935 $475,000 ($224,400) $250,000
A09-191:0093 56 Silver Avenue 503 935 1,870 10,026 Duplex cost to renovate
$25
(Land Value PSF)
5 409-191-013-5 1730 Fred Jackson Way 594 1,155 1,155 7,578 $325,000 ($138,600) $190,000
Single Family cost to renovate
$25
(Land Value PSF)
6 1844 Truman Street 595 935 $475,000 ($224,400) $250,000
409-251-022-3 040 Truman Strest 596 935 1,870 7,500 Duplex cost to renovate
$33
(Land Value PSF)
7 1725 Fourth Street 599 935 $475,000 ($224,400) $250,000
409-162-018-9 17,7 Fourth Street 600 935 1,870 7,500 Duplex cost to renovate
$33
(Land Value PSF)
8 409-161-001-6 1744 Fourth Street 602 1,155 4,998 $325,000 ($138,600) $190,000
Single Family cost to renovate
$38
(Land Value PSF)
9 1649 Giaramita Street 603 1,155 1,155 $225,000
1643 Giaramita Street 604 1,155 Single Family
409-142-005 1639 Giaramita Street 605 935 2,090 21,299 $680,000 ($613,800) $290,000
1623 Giaramita Street 606 935 2- Duplexes cost to renovate
1619 Giaramita Street 607 935 1,870 $905,000
Total SF 5,115 Total $14
(Land Value PSF)
10 409-151-011-7 1710 Giaramita Street 608 1,155 1,155 5,000 $100,000 ($11,550) $90,000
land value demo costs at $10 psf
11 1711 Giaramita Street 610 578 $375,000 ($138,720) $240,000
409-152-007-4 5o Giiver Avenue 609 578 1,156 7,580 Duplex cost to renovate
$32
(Land Value PSF)
12 1814 Sixth Street 612 1,155 $475,000 ($231,000) $240,000
409-282:019-2 611 \Market Avenue 613 770 1,925 7,500 Duplex cost to renovate
$32
(Land Value PSF)
13 1741 Sixth Street 614 935 $475,000 ($224,400) $250,000
409-151-008-9 1757 ixth Street 615 935 1,870 9,983 Duplex cost to renovate
$25
(Land Value PSF)
14 1572 First Street 616 1,155 2,090 $750,000 ($501,600) $250,000
409-060-018-2 1574 F!rst Street 617 935 15,065 2- Duplexes cost to renovate
1560 First Street 618 1,155 2,090 $17
1558 First Street 619 935 (Land Value PSF)
15 1529 Second Street 620 935 $475,000 ($224,400) $250,000
409-052-001-8 "y 1\ Ruby Street 621 935 1870 7499 Duplex cost to renovate
$33
(Land Value PSF)
16 409-060-009-1 1601 Second Street 622 935 1,870 9,865 $147,975 ($18,700) $130,000
1605 Second Street 623 935 land value demo costs at $10 psf
17 409-182-002-9 220 Silver Avenue 624 1,155 2310 11,365 $170,475 ($23,100) $150,000
218 Silver Avenue 625 1,155 land value demo costs at $10 psf
18 308 Market Avenue 626 935 1,870 $680,000 ($448,800) $230,000
409-191-001-0 1748 Fred Jackson Way 627 935 15214 2- Duplexes cost to renovate
322 Market Avenue 628 935 1,870 $15
320 Market Avenue 629 935 (Land Value PSF)
19 409-252-008-1 315 Verde Avenue 634 935 1,870 8,081 $475,000 ($224,400) $250,000
317 Verde Avenue 635 935 Duplex cost to renovate
$31
(Land Value PSF)
20 £409-171-015-4 1624 Fourth Street 636 1,155 2,090 10,557 $475,000 ($250,800) $220,000
1622 Fourth Street 637 935 Duplex cost to renovate
$21
(Land Value PSF)




VALUATION OF SUBJECT PROPERTIES
Appraisal of 31 Parcels within the Las Deltas Family Project
CAOQ09B - Annex 2
North Richmond, California

# APN Address ID Unit S'_: Total Bldg Parcel Size Value As-1s Market Value
Number Number Units SF (SF) 1 Conclusions Demolition/Repair Costs (2)
21 1542 Fourth Street 638 935 1,870 $680,000 ($448,800)
1540 Fourth Street 639 935 2 -Duplexes cost to renovate
409-100-004-4 1534 Fourth Street 640 935 NA 25,288 $0 $0
1532 Fourth Street 641 935 Surplus Land
1539 Fifth Street 642 935 1,870 $680,000 ($448,800) $230,000
1541 Fifth Street 643 935
$9
(Land Value PSF)
22 409-161-008-1 423 Silv_er Avenue 644 935 1,870 7316 $475,000 ($224,400) $250,000
1709 Fifth Street 645 935 Duplex cost to renovate
$34
(Land Value PSF)
23 409-272-009-5 1927 G?aram?ta Street 648 1,155 2310 10,208 $475,000 ($277,200) $200,000
1925 Giaramita Street 649 1,155 Duplex cost to renovate
$20
(Land Value PSF)
24 409-292-001-8 1932 Giaramita Street 650 935 1,870 $1,160,000 ($897,600) $260,000
1934 Giaramita Street 651 935 4- Duplexes cost to renovate
1923 Sixth Street 662 935 1,870
1925 S!Xth Street 663 935 26,529
1929 Sixth Street 664 935 1,870
1931 Sixth Street 665 935
1945 Sixth Street 666 935 1,870 $10
1943 Sixth Street 667 935 (Land Value PSF)
25 1844 Giaramita Street 652 1,155 2310 $750,000 ($501,600) $250,000
542 Verde Avenue 653 1,155 2- Duplex cost to renovate
409-281-001-1 1847 Giaramita Street 654 935 1870 17,502
1840 Giaramita Street 655 935
$14
(Land Value PSF)
26 409-110-007-5 1525 G?aramita Street 656 935 1,870 8,384 $475,000 ($224,400) $250,000
1527 Giaramita Street 657 935 Duplex cost to renovate
$30
(Land Value PSF)
27 409-120-005-7 1547 Sixth Street 658 935 1,870 7,710 $475,000 ($224,400) $250,000
1549 Sixth Street 659 935 Duplex cost to renovate
$32
(Land Value PSF)
28 409-141-006-0 1639 Sixth Street 660 935 1,870 7,093 $475,000 ($224,400) $250,000
1641 Sixth Street 661 935 Duplex cost to renovate
$31
(Land Value PSF)
29 409-291-009-2 1932 Sixth Street 668 935 1,870 7,530 $475,000 ($224,400) $250,000
1930 Sixth Street 669 935 Duplex cost to renovate
$33
(Land Value PSF)
30 1724 Sixth Street 670 935 $475,000 ($224,400) $250,000
409181008922, Sixth Street 671 935 1870 9,967 Duplex cost to renovate
$25
(Land Value PSF)
31 1817 Sevent: Street 672 935 1,870 $680,[IJ00 ($448,800) $230,000
1819 Seventh Street 673 935 2- Duplexes cost to renovate
409-282:005-1 359 Seventh Street 674 935 1870 14,958 $15
1827 Seventh Street 675 935 (Land Value PSF)
Total: $7,160,000

1) Square Foot of land area based on public records.
2) Demolition Costs provided by Marshall Valuation Service at $10 per square foot.
Cost to renovate unit is estimated at $120 psf.

Watts, Cohh and Partners, Inc., March 2019
19-WCP-018B
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Bulk Discounted Market Value of Subject 31 Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the fee simple market value of the subject property 31 legal parcels
sold in a single transaction (bulk) as of March 12, 2019, are estimated to be:

SIX MILLION NINETY THOUSAND DOLLARS
($6,090,000)
Further, it is our opinion that the subject properties could be sold at the above value

conclusions within a 12-month active marketing period. The exposure period is
also concluded to be 12 months.

IV.  REPORT SUMMARY AND LIMITING CONDITIONS

A

Client, Purpose, Intended Use and Intended User

The client for this appraisal is Mr. Joseph Villareal with the Housing Authority of
Contra Costa County. Per your request the appraisal is presented as a Restricted
Appraisal Report, which summarizes our findings, with the data and analysis
included in the appraisers file. The intended use (function) for which this appraisal
was contracted is for the exclusive use of the Housing Authority of the County of
Contra Costa for assisting in a Demolition/Disposition application to HUD. This
report should not be used or relied upon by any other parties for any reason.

Date of Appraisal
The effective date of valuation is March 12, 2019.

The date of the report is March 29, 2019.

Scope of Appraisal

Information pertaining to the subject improvements age, size, use and history was
provided by the current property owner and verified where possible by public
records, as well as based on the visual inspection by the appraiser.

The appraiser contacted Contra Costa County Planning Department for the zoning
of the subject property, likelihood of any change in zoning and/or use, and any
planned updates to the General Plan and/or zoning designations affecting the subject

property.

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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The subject’s market area was researched for market trends and land
sales/comparables. Sources contacted included commercial and residential real
estate agents.

For the subject property, the Sales Comparison Approach value was used in order to
estimate the market value in as-is condition. The Income and Cost Approaches are
not considered applicable indicators of value for this property type. The scope of this
report is to utilize the appropriate standard approaches to value in accordance with
Uniform Standards of Professional Appraisal Practice (USPAP) to arrive at a market
value conclusion.

D. Appraisal Reporting Format

This report is a Restricted Appraisal Report in accordance with Standards Rules of
the Uniform Standards of Professional Appraisal Practice (USPAP) Standard 2-2 (b).
Supportingdocumentation concerning the data, reasoning, and analyses is retained
in the appraisers work file. The appraisers’ opinions and conclusions set forth in
this report cannot be understood properly without additional information in the
appraisers’ work file.

E. Definition of Terms
1. Market Value (OCC 12 CFR 34.42 (g)) (OTS 12 CFR, Part 564.2 (g))2015

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

a) Buyer and seller are typically motivated;

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

c) Areasonable time is allowed for exposure in the open market;

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

e) The price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions
granted by anyone associated with the sale.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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2. Fee Simple Interest (The Appraisal of Real Estate, 13th Edition, 2013, p.114)

A fee simple interest in valuation terms is defined as *... 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.” It is an inheritable estate.

F. Assumptions and Limiting Conditions
Extraordinary and Hypothetical Conditions

1. A title report was not provided to the appraisers. This appraisal assumes that the
subject title is free from easements and encumbrances which would effect market
value.

2. This appraisal assumes that there are no rent restrictions encumbering the subject
properties once they are sold. The buyer is free to demolish the existing
improvements or to rent them at market.

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

General Limiting Conditions

3. Noresponsibility is assumed for legal matters. It is assumed that title of the property
is marketable, and it is free and clear of liens, encumbrances and special
assessments other than as stated in this report.

4. Plot plans and maps if any are included to assist the reader in visualizing the
property. Information, estimates, and opinions furnished to the appraiser, and
contained in the report, were obtained from sources considered reliable and
believed to be true and correct. However, no responsibility for accuracy of such
items furnished the appraiser is assumed by the appraiser.

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

6. The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would render it more or less valuable. The
appraiser assumes no responsibility for such conditions, or for engineering studies
which might be required to discover such factors. It is assumed that no soil
contamination exists as a result of chemical drainage or leakage in connection with
any production operations on or near the property.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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7. Inthis assignment, the existence (if any) of potentially hazardous materials used in
the construction or maintenance of the improvements or disposed of on the site has
not been considered. These materials may include (but are not limited to) the
existence of formaldehyde foam insulation, asbestos insulation, or toxic wastes.
The appraiser is not qualified to detect such substances; the client is advised to
retain an expert in this field.

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

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

10. Neither all nor part of the contents of the appraisal shall be conveyed to the public
through advertising, public relations, new sales, or other media without the written
consent and approval of the appraiser, particularly as to the valuation conclusions,
the identity of the appraisers, or any reference to the Appraisal Institute or the MAI
designation.

11. Information regarding any earthquake and flood hazard zones for the subject
property was provided by outside sources. Accurately reading flood hazard and
earthquake maps, as well as tracking constant changes in the zone designations, is
a specialized skill and outside the scope of the services provided in this appraisal
assignment. No responsibility is assumed by the appraisers in the misinterpretation
of these maps. It is strongly recommended that any lending institution reverify
earthquake and flood hazard locations for any property for which they are providing
a mortgage loan.

12. The Americans with Disabilities Act (ADA) became effective January 26, 1992.
The appraiser has not made a specific compliance survey and analysis of the subject
development to determine whether or not it is in conformity with the various
detailed requirements of the ADA.

CERTIFICATION

We, the undersigned, hereby certify that, to the best of our knowledge and belief: the statements
of fact contained in this report are true and correct; the reported analyses, opinions, and conclusions
are limited only by the reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions; we have no present or

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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prospective interest in the property that is the subject of this report, and we have no personal
interest with respect to the parties involved; we have no bias with respect to the property that is
the subject of this report or to the parties involved with this assignment; our engagement in this
assignment was not contingent upon developing or reporting predetermined results, our
compensation is not contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal;
the appraisal assignment was not based on a requested minimum valuation, a specific valuation,
or the approval of a loan; our analyses, opinions and conclusions were developed, and this report
has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal
Institute, and is in compliance with FIRREA; Sara Cohn and Mark Watts have made a personal
inspection of the property that is the subject of this report; no one provided significant real property
appraisal assistance to the persons signing this report. The use of this report is subject to the
requirements of the Appraisal Institute related to review by its duly authorized representatives. As
of the date of this report Sara Cohn has completed the requirements under the continuing education
program of the Appraisal Institute. In accordance with the Competency Rule in the USPAP, we
certify that our education, experience and knowledge are sufficient to appraise the type of property
being valued in this report. We have not provided services regarding the property that is the subject
of this report in the 36 months prior to accepting this assignment.

We are pleased to have had this opportunity to be of service. Please contact us if there are any
questions regarding this appraisal.

Sincerely,

WATTS, COHN AND PARTNERS, INC.

e - -

Sara Cohn, MAI Mark Watts

Certified General Real Estate Appraiser Certified General Real Estate Appraiser
State of California No. AG014469 State of California No. AG015362
Phone: 415-777-2666 x 102 Phone: 415-777-2666 x 101

Email: sara@wattscohn.com Email: mark@wattscohn.com

Watts, Cohn and Partners, Inc.
582 Market Street, Suite 512
San Francisco, CA 94104
www.wattscohn.com

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018B-Restricted
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1529 Second Street 1529 Second Street Interior

1529 Second Street Kitchen 1529 Second Street Bathroom
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724 Acacia Avenue 1645 14™ Street
Richmond San Pablo

587 6™ Street
Richmond Richmond
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QUALIFICATIONS OF SARA A. COHN, MAI
California Certified General Real Estate Appraiser No. AG014469

EXPERIENCE

Sara A. Cohn is a Partner with Watts, Cohn and Partners, Inc. a new firm providing commercial real
estate valuation. From 1988 to 2016, she worked for Carneghi and Partners and was a Senior Project
Manager/Partner in their San Francisco office. Carneghi and Partners, and now Watts, Cohn and
Partners, provide real estate appraisal and consulting services in the San Francisco Bay Area.
Clients include financial institutions, governmentagencies, law firms, development companiesand
individuals. Typical assignments include both valuation and evaluations of a broad variety of
property types, uses and ownership considerations.

Ms. Cohn has over 30 years of appraisal experience. She has completed a wide variety of valuation
and evaluation analyses. Ms. Cohn has extensive knowledge of the San Francisco Bay Area and has
appraised many property types including office buildings, industrial properties, retail centers, hotels,
residential projects, mixed-use properties and development sites. Recent work has involved the
analysis of commercial buildings, residential subdivisions, valuation of affordable housing
developments with bond financing and/or Low-Income Housing Tax Credits (LIHTCs), assessment
districts, as well as co-housing projects.

EDUCATION

Bachelor of Arts, University of California, Berkeley, 1978

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

Continued attendance at professional real estate lectures and seminars.

PROFESSIONAL AFFILIATION AND STATE CERTIFICATION

Appraisal Institute - MAI Designation (Member Appraisal Institute) No. 12017
Continuing Education Requirement Complete

State of California Certified General Real Estate Appraiser No. AG014469
Certified Through March 2021

State of California Licensed Landscape Architect No. 2102

Member, Board of Directors, Northern California Chapter of the Appraisal Institute,
2008-2010

Seminars Co-Chair, Northern California Chapter of the Appraisal Institute, 2005-2007



QUALIFICATIONS OF MARK A. WATTS

Mark A. Watts is a Partner with Watts, Cohn and Partners, Inc.
Following is a brief summary of his background and experience:
EXPERIENCE

Commercial Real Estate Appraisal Experience

Mr. Watts has been a commercial real estate appraiser since 1987, and has over 20 years experience in the
analysis of commercial real estate. He has completed valuation assignments on a variety of projects, including
industrial facilities, residential subdivisions, apartments, shopping centers, cemeteries and recreational facilities.
He has also performed feasibility studies and assisted owners in making asset management decisions.

Mr. Watts has provided litigation support and served as an expert witness in court. He has also served in
arbitrations as an expert witness. He has been qualified as an expert in San Francisco and San Mateo County
Superior Courts.

He served on the San Francisco County Assessment Appeals Board from 2011 to 2016.
Commercial Real Estate Investment Experience

Simultaneous to his work as a commercial appraiser, Mr. Watts has been an active real estate investor/developer.
He is experienced in the acquisition, redevelopment and management of commercial properties. He has witnessed
and experienced many real estate cycles and stays abreast of current trends. His personal experience as an
investor makes him uniquely qualified to appraise commercial real estate.

Over the last 20 years he has completed more than 30 investment real estate transactions, an average of 1.5
transactions per year. He has negotiated with buyers and sellers directly as a principal. He has completed nearly
a dozen 1031 exchanges. Beginning with a small initial capital investment, he has built a large real estate
portfolio. Based on his ownership experience, Mr. Watts is keenly aware that the success or failure of an
acquisition is closely related to its location. Likewise, he is sensitive to locational differences in the appraisal of
real estate.

Mr. Watts has broad experience with the construction, maintenance and repair of real estate. He has demolished
and re-built two structures from the ground up. He has completed fire damage repairs and remediated toxic mold.
He has remodeled kitchens and baths. He has replaced foundations on structures, made additions, and made other
improvements. As the quality and condition of real estate has a strong correlation with its value, his experience
enables superior judgement of these attributes in his work as a commercial real estate appraiser.

Community Involvement

Mr. Watts served on the Board of Managers of the Stonestown Family YMCA from 2002 to 2017. This is an
approximately 30,000 square foot health club facility. He was active on the Facilities Committee. He served as
the Board Chair in 2008. He has been a member of the Olympic Club in San Francisco since 1976. He served
the Forest Hill Neighborhood Association as President from 2013 to 2017.

EDUCATION

Bachelor of Arts, University of California, Davis

PROFESSIONAL AFFILIATION

State Accredited Affiliate of the Appraisal Institute
State of California Certified General Real Estate Appraiser No. AG015362
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COMMERCIAL REAL ESTATE APPRAISAL

APPRAISAL OF:
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PREPARED FOR:
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MARTINEZ, CA

MARCH 2019
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WATTS, COHN and PARTNERS, INC.

COMMERCIAL REAL ESTATE APPRAISAL

March 29, 2019

Mr. Joseph Villarreal

Executive Director

Housing Authority of Contra Costa County
3133 Estudillo Street

P.O. Box 2759

Martinez, CA 94553

Re:  19-WCP-018C-Summary Appraisal
Las Deltas Family Housing
North Richmond, California
CAO0O06A Las Deltas

Dear Mr. Villarreal:

At your request and authorization, Watts, Cohn and Partners, Inc. has made an appraisal of the
above referenced property. The subject properties appraised are a portion of the Las Deltas Family
Project, located on 3 contiguous parcels on the blocks bounded by Silver Avenue, North Jade Street,
Ruby Avenue and First Street in North Richmond, Contra Costa County, California. The subject
contains a total of 6.48 acres, or 282,356 square feet of land area on 3 parcels.

The subject parcels are improved with 20 duplexes, or a total of 40 units and several
administrative/community buildings of which only the preschool is occupied. The residential units
consist of one, two, three, and four-bedroom units. Currently, only one unit is occupied with the
remaining 39 units vacant. The remaining tenant is in the process of moving. The improvements
were built in approximately 1952 and are of poor condition and quality. The vacant units are
boarded-up and most of the units have been vandalized with wiring and copper removed. In
addition, several of the units have sustained fire damage and approximately 36 townhouse style
units were demolished in late 2018 due to safety issues. The existing improvements are considered
to add no value to the underlying land. The property interest appraised is fee simple.

The purpose of this appraisal is to estimate the as-is fee simple market value of the subject property.
The intended use (function) for which this appraisal was contracted is for the exclusive use of the
Housing Authority of the County of Contra Costa for assisting in a Demolition/Disposition
application to HUD. This report should not be used or relied upon by any other parties for any
reason.

582 Market Street, Suite 512 | San Francisco, CA 94104 | 415-777-2666
Mark Watts | mark@wattscohn.com | Sara Cohn, MALI | sara@wattscohn.com



Mr. Joseph Villarreal -2- March 29, 2019

A more complete description of the subject property appraised, as well as the research and analysis
leading to our opinions of value, is contained in the attached report. Chapter | provides a basic
summary of salient facts and conditions upon which this appraisal is based and reviews the value
conclusions.

EXTRAORDINARY ASSUMPTIONS AND LIMITING CONDITIONS
Extraordinary and Hypothetical Conditions

1. A title report was not provided to the appraisers. This appraisal assumes that the subject title
is free from easements and encumbrances which would affect market value.

2. This appraisal assumes that there are no rent restrictions encumbering the subject properties
once they are sold. The buyer is free to demolish the existing improvements or to rent them at
market.

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

VALUATION SUMMARY
As-Is Market Values of 3 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject to the
assumptions and limiting conditions contained herein, it is the opinion of the appraisers that the
as-is individual fee simple market values of the subject property, which consists of 3 contiguous
parcels in Las Deltas CA006, as of March 12, 2019, are estimated to be:

Parcel Number: 409-210-023-1 $1,790,000
Parcel Number 409-210-022-3 $1,520,000
Parcel Number 409-210-023-9 $920,000

Bulk Market Value of Subject 3 Parcels
Based on the research and analyses contained in this appraisal report, and subject to the
assumptions and limiting conditions contained herein, it is the opinion of the appraisers that the
fee simple market value of the subject property, three legal parcels sold in a single transaction
(bulk) as of March 12, 2019, is estimated to be:
FOUR MILLION TWO HUNDRED THIRTY THOUSAND DOLLARS
($4,230,000)

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C- Summary




Mr. Joseph Villarreal -3- March 29, 2019

Further, it is our opinion that the subject properties could be sold at the above value conclusions
within a 12-month active marketing period. The exposure period is also concluded to be 12
months.

This letter must remain attached to the appraisal report, identified on the footer of each page as
19-WCP-018C-Summary, plus related exhibits, in order for the value opinion set forth to be
considered valid.

CERTIFICATION

We, the undersigned, hereby certify that, to the best of our knowledge and belief: the statements
of fact contained in this report are true and correct; the reported analyses, opinions, and conclusions
are limited only by the reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions; we have no present or
prospective interest in the property that is the subject of this report, and we have no personal
interest with respect to the parties involved; we have no bias with respect to the property that is
the subject of this report or to the parties involved with this assignment; our engagement in this
assignment was not contingent upon developing or reporting predetermined results, our
compensation is not contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal;
the appraisal assignment was not based on a requested minimum valuation, a specific valuation,
or the approval of a loan; our analyses, opinions and conclusions were developed, and this report
has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal
Institute, and is in compliance with FIRREA; Sara Cohn and Mark Watts have made a personal
inspection of the property that is the subject of this report; no one provided significant real property
appraisal assistance to the persons signing this report. The use of this report is subject to the
requirements of the Appraisal Institute related to review by its duly authorized representatives. As
of the date of this report Sara Cohn has completed the requirements under the continuing education
program of the Appraisal Institute. In accordance with the Competency Rule in the USPAP, we
certify that our education, experience and knowledge are sufficient to appraise the type of property
being valued in this report. We have not provided services regarding the property that is the subject
of this report in the 36 months prior to accepting this assignment.

Watts, Cohn and Partners, Inc.
Commercial Real Estate Appraisal 19-WCP-018C- Summary




Mr. Joseph Villarreal

-4 - March 29, 2019

We are pleased to have had this opportunity to be of service. Please contact us if there are any

questions regarding this appraisal.

Watts, Cohn and Partners, Inc.

Commercial Real Estate Appraisal

Sincerely,

WATTS, COHN and PARTNERS, INC.

Sara Cohn, MAI
Certified General Real Estate Appraiser
State of California No. AG014469

Phone: 415-777-2666 x 102
Email: sara@wattscohn.com

D -~ -

7 7 i

e

Mark Watts
Certified General Real Estate Appraiser
State of California No. AG015362

Phone: 415-777-2666 x 101
Email: mark@wattscohn.com

Watts, Cohn and Partners, Inc.
582 Market Street, Suite 512
San Francisco, CA 94104
www.wattscohn.com

19-WCP-018C- Summary
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. REPORT SUMMARY

A

Property Appraised

The subject properties appraised are a portion of the Las Deltas Family Project,
located on 3 contiguous parcels on the blocks bounded by Silver Avenue, North Jade
Street, Ruby Avenue and First Street in North Richmond, Contra Costa County,
California. The subject contains a total of 6.48 acres, or 282,356 square feet of land
area on 3 parcels.

The subject parcels are improved with 20 duplexes, or a total of 40 units and several
administrative/community buildings of which only the preschool is occupied. The
residential units consist of one, two, three and four bedroom units. Currently, only
one unit is occupied with the remaining 39 units vacant. The remaining tenant is in
the process of moving. The improvements were built in approximately 1952 are of
poor condition and quality. The vacant units are boarded-up and most of the units
have been vandalized with wiring and copper removed. In addition, several of the
units have sustained fire damage and approximately 36 townhouse style units were
demolished in late 2018 due to safety issues. The existing improvements are
considered to add no value to the underlying land.

The property interest appraised is fee simple.

Property Identification

Assessor's Parcel Nos. 409-210-023-1, 409-210-022-3 & 409-210-024-9
General Plan ML - Multiple Family Residential Low Density
Zoning P-1: Planned Unit District

Census Tract No. 3650.02

Zip Code 94801-1412

Flood Zone X (Insurance is NOT Required)

Earthquake Fault Zone No

Client, Purpose, Intended Use and Intended User

The client for this appraisal is Mr. Joseph Villarreal, Executive Director of the
Housing Authority of Contra Costa County in Martinez, California. The purpose
of this appraisal is to estimate the as-is fee simple market value of the subject
property. It is our understanding that the intended use/user of this appraisal is for
the exclusive use by the Housing Authority of Contra Costa County for assisting in
a Demolition/Disposition application to HUD. This report should not be used or
relied upon by any other parties for any reason.

Watts, Cohn and Partners, Inc.
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DI.

DII.

Scope of Work

Information pertaining to the subject improvements age, size, use and history was
provided by the current property owner and verified where possible by public
records, as well as based on the visual inspection by the appraiser.

The appraiser contacted Contra Costa County Planning Department for the zoning
of the subject property, likelihood of any change in zoning and/or use, and any
planned updates to the General Plan and/or zoning designations affecting the subject
property.

The subject’s market area was researched for market trends and land
sales/comparables. Sources contacted included residential and commercial real
estate agents.

For the subject property, the Sales Comparison Approach value was used in order to
estimate the market value in as-is condition. The Income and Cost Approaches are
not considered applicable indicators of value for this property type. The scope of this
report is to utilize the appropriate standard approaches to value in accordance with
Uniform Standards of Professional Appraisal Practice (USPAP) to arrive at a market
value conclusion.

Appraisal Reporting Format
This appraisal report is presented in a narrative format. This report is intended to

be an Appraisal Report prepared in conformance with USPAP Standard 2-2(a).
Appraisal and Report Dates

The effective date of valuation and date of inspection is March 12, 2019.

The date of this report is March 29, 2019.

Definition of Terms

1. Market Value (OCC 12 CFR 34.42 (g)) (OTS 12 CFR, Part 564.2 (g))
“Market value” means the most probable price which a property should bring
in a competitive and open market under all conditions requisite to a fair sale,
the buyer and seller, each acting prudently, knowledgeably and assuming the
price is not affected by undue stimulus. Implicit in this definition are the
consummation of a sale as of a specified date and the passing of title from
seller to buyer under conditions whereby:

a.  Buyer and seller are typically motivated,;

Watts, Cohn and Partners, Inc.
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b.  Both parties are well informed or well advised, and acting in what they
consider their own best interests;

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

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

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

2. Fee Simple Interest (The Appraisal of Real Estate, 13th Edition, 2013, p.114)

A fee simple interest in valuation terms is defined as “... 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.” It is an inheritable estate.

H. Value Conclusions
As-1s Market Values of 3 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the as-is individual fee simple market values of the subject property
which consists of 3 contiguous parcels in Las Deltas CA006 as of March 12, 2019,
are estimated to be:

Parcel Number: 409-210-023-1 $1,790,000
Parcel Number 409-210-022-3 $1,520,000
Parcel Number 409-210-023-9 $920,000

Bulk Market Value of Subject 3 Parcels

Based on the research and analyses contained in this appraisal report, and subject

to the assumptions and limiting conditions contained herein, it is the opinion of the

appraisers that the fee simple market value of the subject property, three legal

parcels sold in a single transaction (bulk) as of March 12, 2019, is estimated to be:
FOUR MILLION TWO HUNDRED THIRTY THOUSAND DOLLARS

($4,230,000)

Watts, Cohn and Partners, Inc.
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Further, it is our opinion that the subject properties could be sold at the above value
conclusions within a 12-month active marketing period. The exposure period is
also concluded to be 12 months.

. Assumptions and Limiting Conditions

Extraordinary and Hypothetical Conditions

1.

A title report was not provided to the appraisers. This appraisal assumes that
the subject title is free from easements and encumbrances which would affect
market value.

This appraisal assumes that there are no rent restrictions encumbering the
subject properties once they are sold. The buyer is free to demolish the existing
improvements or to rent them at market.

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

General Assumptions

3.

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

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

Plot plans and maps are included to assist the reader in visualizing the property.
Information, estimates, and opinions furnished to the appraiser, and contained
in the report, were obtained from sources considered reliable and believed to be
true and correct. However, no responsibility for accuracy of such items
furnished the appraiser is assumed by the appraisers.

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

The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would 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. It is assumed that no
additional soil contamination exists, other than as outlined herein, as a result of
chemical drainage or leakage in connection with any production operations on
or near the property.

Watts, Cohn and Partners, Inc.
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8.

10.

11.

12.

13.

In this assignment, the existence (if any) of potentially hazardous materials used
in the construction or maintenance of the improvements or disposed of on the
site has not been considered. These materials may include (but are not limited
to) the existence of formaldehyde foam insulation, asbestos insulation, or toxic
wastes. The appraiser is not qualified to detect such substances. The client is
advised to retain an expert in this field.

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

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

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

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

Information regarding any earthquake and flood hazard zones for the subject
property was provided by outside sources. Accurately reading flood hazard and
earthquake maps, as well as tracking constant changes in the zone designations,
is a specialized skill and outside the scope of the services provided in this
appraisal assignment. No responsibility is assumed by the appraisers in the
misinterpretation of these maps. It is recommended that any lending institution
re-verify earthquake and flood hazard locations for any property for which they
are providing a mortgage loan.

Watts, Cohn and Partners, Inc.
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1. AREA AND NEIGHBORHOOD DESCRIPTION

A

Contra Costa County

Contra Costa County is located on the east side of San Francisco Bay, directly south
of Suisun Bay. It is one of the nine counties comprising the greater San Francisco
Bay Area. Contra Costa County continues to capture a significant portion of the
region’s population and employment growth.

Contra Costa County covers an area of approximately 798 square miles. The
county is divided into three distinct regions by ranges of hills. The western portion
along San Francisco Bay provides water access and is largely industrial in nature.
Population and development density are greatest along the bay where most of the
original development took place. This western portion of the East Bay is older and
predominantly urban in character. The central portion is developing as a regional
commercial/financial headquarters center. Eastern Contra Costa County has
undergone change from primarily agricultural and undeveloped to a suburban area
over the past decade.

The central portion of Contra Costa County has historically been a bedroom
community for workers employed in San Francisco and Alameda Counties. During
the last several years, major office development has occurred in central Contra
Costa County, resulting in a regional employment center stretching south along the
Interstate 680 corridor from Martinez to San Ramon and on to Pleasanton in
Alameda County. The communities in central Contra Costa County are largely
built out and remain predominantly residential.

Contra Costa County is well served by major transportation systems. Freeways
connect the area to San Francisco, Oakland and San Jose, while the former two can
also be reached using the Bay Area Rapid Transit (BART) system. The California
State Department of Finance most recently published estimates show a population
of 1,149,363 as of January 1, 2018. This represents a 0.9 percent increase over the
2017 population figure.

Contra Costa County is also relatively affluent. As estimated by the Association of
Bay Area Governments (ABAG), in their latest publication, Projections 2016 (data
sourced from the most recent 2010-2014 U.S. Census Bureau), the mean household
income was estimated at $107,290 for 2014 and expected to increase. Major
employment is found in management, business, science, and arts occupations,
service occupations, and sales and office occupations, which together account for
84 percent of the total employment in the County.

According to the California Economic Development Department, the
unemployment rate for Contra Costa County was 3.0 percent as of December 2018
(most recent available), which is a slight decrease from 3.2 percent a year prior.
This is based on a labor force of 578,800 with 17,200 unemployed. According to

Watts, Cohn and Partners, Inc.
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the California State Employment Development Department, the unemployment
figure for the State of California for December 2018 was 4.1 percent. The
unemployment rate for Contra Costa County has been lower than the average for
the state and national range over the past several years.

B. City of Richmond

The city of Richmond was incorporated in 1905 and has historically been
industrially oriented. The city benefitted from its deep harbors, which have been
used for shipping port terminals, and had one of the largest wartime shipbuilding
yards during World War 1. These shipyards were closed in 1945, but industrial
development continued to occupy vacated shipyard buildings along the waterfront.

In general, land uses in the city are characterized by older industrial and residential
neighborhoods. The location of the city resulted in its development as an industrial
transportation hub. Shipping and railroad access have created extensive industrial
development along the southern and western portions of Richmond. These older
uses are now slowly being redeveloped to commercial, light industrial and
residential uses.

The city of Richmond is situated in the western portion of Contra Costa County.
As of January 1, 2018, the population of the city was estimated at 110,967
according to the California State Department of Finance. The population increased
0.8 percent from a year prior.

In terms of income and employment, Richmond reflects levels below that of Contra
Costa County as a whole. As of December 2018 (most recent available) the City of
Richmond had an unemployment rate of 3.4 percent, a slight decrease from 3.5
percent year over year. This is slightly higher than the Contra Costa County average
of 3.0 percent. Richmond’s median household income is $57,107 according to the
2012-2016 American Community Survey, which is significantly lower than the
County wide median income of $82,881.

Richmond has the highest level of manufacturing employment in the county. There
are over 300 manufacturing plants in the Richmond area. The major industry in the
area is petroleum products and petrochemicals. Chevron USA and Kaiser
Permanente are the major non-public employers in the area. Other significant
industries are steel fabrication, shipping and warehousing. Heavy industrial and
manufacturing uses remain an important component of the Richmond economy
although the number of these heavy industrial uses has generally been declining
over the past few decades.

The Hilltop Mall shopping center contains anchor tenants such as Macys and Sears
department stores, and Wal-Mart. Although the shopping center has been struggling
given the decline in retail sales, the shopping center was recently purchased, and
the owners plan to redevelop the center with a movie theater, food hall,

Watts, Cohn and Partners, Inc.
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entertainment related tenants, a supermarket, a 24-hour fitness and multifamily
residential units.

Richmond is well served by the Bay Area transportation facilities. Interstate 80
runs predominantly north-south through the eastern portion of the city. Interstate
580 extends west through Richmond and across the Richmond/San Rafael bridge.
The Hoffman Expressway, connecting Interstates 580 and 80, greatly enhances
access between Richmond and Marin County to the west. The Richmond Parkway
connects with the Richmond/San Rafael Bridge in the southwestern part of the city.
This thoroughfare connects Interstate 80 in the northern portion of the city with
Interstate 580 and continues to the Richmond/San Rafael bridge near Point
Richmond. The city is also served by BART rail service and the County Connection
public bus service.

On January 10, 2019 the City of Richmond expanded their trans-bay transportation
options by opening a ferry service between the Richmond Ferry Terminal and the
San Francisco Ferry Building. The new ferry terminal is located in south Richmond,
adjacent to the Richmond Marina Bay and the Harbor Channel. Transit time
between Richmond and San Francisco is reportedly 35 minutes, with four runs
during morning and evening commute hours. The new $20 million dollar terminal
at Harbour Way South is proving popular with ridership exceeding expectations.
The ferry terminal is also seen as a trigger for economic development as there is
new housing projects underway in this area as well as planned restaurants and
services.

North Richmond

The subject is located in North Richmond, which is located within unincorporated
West Contra Costa County. Contra Costa County currently provides municipal
government services to unincorporated North Richmond, including public works,
planning, law enforcement, and fire services. North Richmond is governed by the
County of Contra Costa and a community council known as the North Richmond
Municipal Advisory Council.

Annexing North Richmond into the City of Richmond has been discussed in recent
years, however as reported by the East Bay Times, efforts have stalled as North
Richmond residents have “overwhelmingly expressed that they didn’t want the
community to be incorporated by the city.” Per the article by the East Bay Times:
“The chief concern among North Richmond residents was having to pay more in
taxes and fees, Richmond city officials said. If the 3,717-person community were
annexed, property taxes would rise $140 per $100,000 of a home’s assessed value.
North Richmond residents would also have to pay a 1-percent higher sales tax, from
the current 8.25 percent to 9.25 percent, and a utility users’ tax that would be 5 to
10 percent higher.” Consequentially, annexation efforts have been halted for the
time being.

Watts, Cohn and Partners, Inc.
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North Richmond is developed with a mix of industrial uses east of the Richmond
Parkway and vacant land west of the Parkway. Residential uses are situated in the
central portion between Wildcat Creek to the north, Richmond Parkway to the west
and south, and the railroad tracks to the east (parallel to Rumhill Boulevard to the
east). Commercial uses are located generally to the south, near Richmond Parkway
and 7" Street, and west of 6" Street. There is a general lack of neighborhood serving
retail in North Richmond, and the national grocery store chains are mostly located
to the west in the City of San Pablo or to the South in the City of Richmond.

Overall, North Richmond is generally underserved due to its status as an
unincorporated portion of Contra Costa County. The majority of the Contra Costa
County vital municipal services are located twenty miles to the east in Martinez,
resulting in large service gaps. Annexation into the City of Richmond was
suggested as a way to provide better service to the area, however North Richmond
residents recently voted against annexation due to tax and budget concerns.

Public transportation access in North Richmond is provided via two main buses that
run along Third Street and a North Richmond Shuttle. Freeway access to and from
Interstate 580 and Interstate 80 is good. Richmond Parkway is a major thoroughfare
with two to three lanes in each direction, signalized intersections and limited access
from adjoining properties.

C. Neighborhood Description and Environs

The subject is part of the Las Deltas public housing project which currently contains
a total of approximately 178 units. The project was originally built in the 1950s and
1960s to provide low cost rental housing and was developed with 244 units. The
property is older and in poor to fair condition.

The subject property is located in an unincorporated portion of West Contra Costa
County, in North Richmond. The subject neighborhood is roughly bordered by
Wildcat Creek to the north, Richmond Parkway to the west and south, freight train
spur tracks to the south, and the Amtrak train tracks to the east (east of 7" Street).
The subject neighborhood is primarily residential and comprised of single-family
residences and multifamily uses. Nearby commercial uses are limited to two small
neighborhood market with more commercial uses located in neighboring
communities of Richmond and San Pablo.

To the north of the neighborhood is mostly vacant land that is interspersed with
industrial uses such as recycling centers and towing yards. To the south of the
subject neighborhood is industrial use with large warehouses. At the eastern border
of the neighborhood is Annie’s Annual and Perennials nursery located off of
Market Avenue to the east of 7! Street as well as other industrial buildings. To the
east of the neighborhood across the train tracks is also mostly residential, with some
commercial uses and grocery stores located along Rumhill Boulevard.

Watts, Cohn and Partners, Inc.
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To the immediate west of the subject is a newer home development called Bella
Flora. Homes in this development range in size from approximately 1,475 to 2,067
square feet and were built from 1990 to 2006. The average lot size of the
development is approximately 2,600 to 4,000 square feet square feet. Most recently
homes have sold in this development between $550,000 and $575,000. Based on
Redfin the median list price for homes in the Bella Flora development is
approximately $566,500 or $281 per square foot.

The subject’s Walkscore (www.walkscore.com) is 43, which is a “Car Dependent”,
indicating that most errands require a car. It also has a Transit Score of 30 which
indicates that while there is some transit, there are only a few nearby public
transportation options. Walk Score uses a proprietary algorithm to measure the
proximity of a property to basic services.

The outlook for the area is transitional, with older structures in the area slowly being
replaced or renovated with new residential homes.

Watts, Cohn and Partners, Inc.
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1.  MARKET OVERVIEW

A

Contra Costa County Residential Market Trends

The subject property is comprised of duplexes and is located in North Richmond.
As an unincorporated part of Contra Costa County, precise market statistics were
limited for the subject neighborhood. However, the subject is located within the
sphere of influence of the City of Richmond, and adjacent to the City of San Pablo.

The subject is located in North Richmond, in an area roughly bounded by
Richmond Parkway to the west, Wildcat Creek to the North, Rumbhill Boulevard to
the east, and Gertrude Avenue to the south. According to data sourced from Paragon
MLS, there were a total of 26 listings in the primary subject market area in 2018.
Listings spent an average of 35 days on the market, with the longest time on market
recorded as 210 days. Of the 26 listings, 20 homes sold. List prices ranged from
$246,000 to $609,950 equating to an average list price of $434,894 or a median list
price of $409,000. Sales prices ranged from $225,000 to $585,000. This equates to
an average sales price of $435,062 and a median sales price of $439,000.

The above data includes sales of the homes located within the Bella Flora
development, located west of Martin Drive, which was built in 1990 — 2006, and is
comprised of newer, larger homes. Excluding the sales of the homes within the
Bella Flora development, there have been 16 listings in the subject neighborhood
in 2018. Listing prices ranged from $246,000 to $445,000, equating to an average
list price of $358,337 and a median list price of $369,500. Of the 16 listings there
were 11 sales, ranging from $225,000 to $475,000. This equates to an average sales
price of $353,437 and a median sales price of $365,000. The sales were on the
market for an average of 28 days.

In 2019, year to date, there has been one sale and one pending sale in the subject
neighborhood. The pending sale is listed at $369,000 and the sale property sold for
its listing price of $260,000.

The table below summarizes the average sales price for the subject and adjacent
neighborhoods, according to market statistics provided by the Contra Costa County
Association of Realtors. The subject is located in both the “Richmond — North &
East” neighborhood, as well as the “Richmond North & West/Parchester”
neighborhood.
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. Single-Family Townhouse-Condo

Neighborhood

Jan 2018 Jan 2019 % Changel Jan 2018 @ Jan 2019 % Change
Richmond - El Sobrante $ 682,154 $604,160 -12.9% | $335,263 $ = N/A
Richmond - Hilltop/College $ 516,543 $472500 -9.3% | $388,609 $399,500 2.7%
Richmond View $ 714812 $687,250 -4.0% | $ - $ - N/A
Richmond - North & East $ 525293 $482,125 -9.0% |$ - $ - N/A
Richmond North & West/Parchester| $ 406,354 $433,167 6.2% $417212 $ = N/A
Richmond - South $ 427496 $421,400 -1.4% | $416,250 $ - N/A
Richmond - Point/Bayfront $ 976,193 $ - N/A | $533,461 $546,143 2.3%
Richmond - Annex $ 638,156 $500,000 -27.6% | $ - $ - N/A
Richmond - Country Club $ 651539 $ - N/A |$ - $ - N/A

As shown on the above table, single family home sales in the subject’s CCAR
neighborhood are on the low end of the range, with average sale prices ranging
from $406,000 to $525,000.

In the Richmond North & West/Parchester neighborhood, there were a total of 21
new listings and 12 closed sales in 2018 of detached single-family houses. The
average sales price was reportedly $394,834, which is well below the Contra Costa
County average. There was an average 24 days on market until sale. There were 2
total attached townhouse-condo listings in the neighborhood in 2018 with no closed
sales.

The subject is far below the county average in terms of sales. The Contra Costa
County Association of Realtors (CCAR) reports that there 7,047 active listings of
single-family homes in Contra Costa County in 2018, and 2,243 listings of
townhouses/condos. Of those listings, there were a total of 4,781 closed sales of
single-family homes in 2018, as compared to 2,073 sales of townhouses/condos.

According to Zillow, the median home price in the City of Richmond is $529,700
as of January 2019. Home values have gone up 11.3 percent over the past year and
Zillow predicts they will rise 8.4 percent within the next year. The median list price
per square foot in the City of Richmond is $426. The median price of homes
currently listed in the City of Richmond is $499,000, while the median price of
homes that sold is $532,800. The median rent price in the City of Richmond is
$2,600.

Overall, relatively little product has sold in the past few years in the subject
immediate neighborhood, at prices far below the metro and county averages.

B. Residential Construction Trends

The subject is located in North Richmond, in unincorporated Contra Costa County,
however as stated above, it is located within the City of Richmond’s sphere of
influence. Historically, North Richmond area has seen limited new development
due to its peripheral location and weak demographics. While the greater East Bay

Watts, Cohn and Partners, Inc.
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market has seen spikes in demands, the subject is located in the North Richmond,
which due to its longer commute has remained relatively affordable. CoStar reports
that “limited demand has caused development in the [subject Richmond/Martinez]
submarket to lag behind that in other parts of the East Bay.” According to CoStar,
the subject’s Richmond/Martinez submarket, “marks the far northeast boundary of
the East Bay Metro and comprises a mix of industrial cities and bedroom
communities. The submarket lacks the wealth or urban amenities of popular
neighbors to the immediate south, but recently saw its first developments since
before the recession.”

The City of Richmond, however, has seen an influx of new development as a result
of increasing demand for housing in the larger East Bay market. While the
Richmond area has always been a peripheral location due to its distance from San
Francisco and general commute difficulties, on January 10, 2019 the City of
Richmond expanded their trans-bay transportation options by opening a ferry
service between the Richmond Ferry Terminal and the San Francisco Ferry
Building. The new ferry terminal is located in south Richmond, adjacent to the
Richmond Marina Bay and the Harbor Channel. Transit time between Richmond
and San Francisco is reportedly 35 minutes, with four runs during morning and
evening commute hours. This is expected to draw commuters who would have
otherwise shunned the hour-long vehicular commute from Richmond into San
Francisco and have been priced out of other Bay Area markets.

Currently, the City of Richmond has several major projects active in their
residential pipeline. There are three major projects under construction in Richmond.
The NOMA project by William Lyon Homes is located at 830 Marina Way South
and will contain approximately 197 townhomes and Live/Work units, as well as a
3,000 square foot business incubator, fitness center and parking. The Terraces at
Nevin (located at Nevin Avenue between 21t and 23" Streets) is a multifamily
residential project of (2) six-story apartment buildings with a total of 289 units. The
Waterline, located between Canal Boulevard and Seacliff Drive in southern Point
Richmond, is comprised of (60) market rate two- and three-bedroom flats and
townhomes.

Richmond currently has three currently approved major projects as well: the
Miraflores Residential Development located in Park Plaza adjacent to East
Richmond, has been approved for 190 units; the Quarry Residential Project has
been approved for 200 new condos; and Latitude at 1500 Dornan Drive has been
approved for 295 condos, 21 single family homes, 2,000 square feet of retail space
and a 1.9 acre shoreline park. There are four other major projects currently proposed
as well. The 12" and Macdonald development has been proposed for 256 units and
approximately 25,000 square feet of commercial space. Marina Way South
Residential Project by New West Communities has proposed 399 units and 1,800
square feet of retail space. Richmond Central is an affordable housing development
proposed for 172 below market rate apartments. The Point Molate Development is
still under discussion but is expected to dramatically redevelop the 266-acre site.

Watts, Cohn and Partners, Inc.
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There is very little current or recent development in the North Richmond
neighborhood. Richmond currently has one multifamily affordable project under
construction, Heritage Point Development. The $27 million-dollar project is
located at 1500 Fred Jackson Way and will consist of a four story, 42 multifamily
units with approximately 4,500 square feet of commercial space. It is proposed to
be completed by late 2019 and is situated across from the Community Heritage
Senior Apartments. The project is being developed by Community Housing
Development Corporation (CDHC) in conjunction with the Contra Costa Housing
Authority.

Overall, the demand for housing in the East Bay remains strong, and the subject’s
submarket is expected to benefit from the overall demand as more centralized areas
become more expensive.

C. Conclusion

The Contra Costa County and Richmond housing and rental market is relatively
stable, with moderate gains in rents and low, relatively level vacancy rates. From a
supply perspective, there are new developments in the pipeline in the greater subject
market area. Demand in the greater East Bay has grown, and Richmond is expected
to benefit from the overflow. However, North Richmond has limited new product
coming online in the near future, and their status in unincorporated Contra Costa
County has led to municipal service gaps that discourage prospective buyers. Long
term, the outlook is good that steady demand will continue for market rate housing
and rental units.

Watts, Cohn and Partners, Inc.
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IV. PROPERTY DATA AND ANALYSIS

A

Site Description

The subject property consists of 3 contiguous parcels that are part of the Las Deltas
Family Project in North Richmond. The subject parcels are situated on the blocks
bounded by North Jade Street to the west, Silver Avenue to the north, First Street to
the west and Ruby Avenue to the south. The Subject Identification Table on the
following page lists the subject properties and notes the lot area, the condition of
the existing improvements on the parcel, street address and unit identification
number as well as the comments.

The subject lots range in size from 56,323 to 132,161 square feet, or from 1.29 to
3.03 acres. The parcels are generally regular in shape. The topography of the parcels
is generally level. The parcels are divided by North Jade Street and West Grove
Avenue. The streets are improved with sidewalks, curbs and gutters. All utilities
are availableto the sites.

The immediate environs include vacant lots as well as poor quality, single family
homes and duplexes. Many of the units are under the same ownership as the subject
property. Other homes are privately owned and there are several churches in the
area. Uses east of Seventh Street are typically industrial.

Environmental Observations

An environmental assessment of the subject property was not provided. Upon
inspection of the subject property, the appraisers did not observe any evidence of
toxic contamination on the property. This appraisal assumes that the site and
improvements are free of toxic contaminants. The reader is referred to the limiting
condition to this effect in chapter one of this report.

Flood Zone and Seismic Information

According to Flood Map 06013C0228G, dated September 30, 2015, the subject is
located in Flood Zone X, an area that is determined to be outside the 100- and 500-
year floodplains.

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

Watts, Cohn and Partners, Inc.
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SUBJECT IDENTIFICATION TABLE
Appraisal of 3 Parcels within the Las Deltas Family Project
CA006
North Richmond, California

# Address Unit Parcel Size General  Zoning Existing Condition Unit Type Comments
APN Number Number (SF) 1 Plan Unit Size (SF) Total Bldg SF
1 409-210-023-1 1645 N Jade Street 395 ML P-1 4BD/1.5 BA - Boarded up 1,155 Duplex L-shaped site with frontage on Jade Street
1635 N Jade Street 396 ML P-1 4BD/1.5 BA - Boarded up 1,155 2,310 West Grove Avenue and West Ruby Street
1621 N Jade Street 397 ML P-1 4BD/1.5 BA- Boarded up 1,155 Duplex
1611 N Jade Street 398 ML P-1 4BD/1.5 BA- Boarded up 1,155 2,310 4 Duplexes
131 W Grove Avenue 431 ML P-1 1BD/1 BA -Boarded up 578 Duplex
117 W Grove Avenue 432 ML P-1 2BD/1BA - Boarded Up 770 1,348 7,481 sf of Residential bldg area
1595 N Opal Street 433 ML P-1 Land/ Unit Demolished
1593 N Opal Street 434 ML P-1 Land/ Unit Demolished
1589 N Opal Street 435 ML P-1 Land/ Unit Demolished
1587 N Opal Street 436 ML P-1 Land/ Unit Demolished
1583 N Opal Street 437 132,161 ML P-1 Land/ Unit Demolished
1581 N Opal Street 438 3.03 ML P-1 Land/ Unit Demolished
1575 N Opal Street 439 ML P-1 Land/ Unit Demolished
1573 N Opal Street 440 ML P-1 Land/ Unit Demolished
1569 N Opal Street 441 ML P-1 Land/ Unit Demolished
1567 N Opal Street 442 ML P-1 Land/ Unit Demolished
1563 N Opal Street 443 ML P-1 Land/ Unit Demolished
1561 N Opal Street 444 ML P-1 Land/ Unit Demolished
130 W Ruby Avenue 445 ML P-1 3BD/1.5 BA Boarded Up 935 Duplex
116 W Ruby Avenue 446 ML P-1 1BD/1BA- Boarded Up 578 1,513
North Jade Street NA ML P-1 Admin- Office/Maintenance- Vacant Community 3,735 Square Feet
North Jade Street NA ML P-1 Maintenance Storage- Vacant Community 1,025 Square Feet
West Grove Avenue NA ML P-1 Project Pride- Vacant Community 3,128 Square Feet
West Grove Avenue NA ML P-1 Preschool/Headstart Occupied Community 3,950 Square Feet
2 409-210-022-3 1608 N Jade Street 399 ML P-1 1BD/1BA Vacant- Boarded up 578 Duplex Block bounded by Silver and W Grove
1616 N Jade Street 400 ML P-1 3BD/1.5 BA Vacant- Boarded up 935 1,513 Avenues and N Jade and First Streets
1624 N Jade Street 401 ML P-1 3BD/1.5 BA Vacant- Boarded up 935 Duplex
1632 N Jade Street 402 ML P-1 1BD/1BA Vacant- Boarded up 578 1,513 10 Duplexes
1642 N Jade Street 403 ML P-1 1BD/1BA Vacant- Boarded up 578 Duplex
1648 N Jade Street 404 ML P-1 3BD/1.5 BA Vacant- Boarded up 935 1,513 16,724 sf of Residential bldg area
40 Silver Avenue 405 ML P-1 4BD/1.5 BA- Boarded up 1,155 Duplex
44 Silver Avenue 406 ML P-1 4BD/1.5 BA- Boarded up 1,155 2,310
50 Silver Avenue 407 ML P-1 4BD/1.5 BA- Boarded up 1,155 Duplex Had been converted to Community Bldg.
54 Silver Avenue 408 ML P-1 4BD/1.5 BA- Boarded up 1,155 2,310 Vacant
1649 First Street 409 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex
1643 First Street 410 93,872 ML P-1 1BD/1BA- Boarded Up 578 1,513
1633 First Street 411 2.16 ML P-1 1BD/1BA- Boarded Up 578 Duplex
1625 First Street 412 ML P-1 3BD/1.5 BA - Boarded Up 935 1,513
1617 First Street 413 ML P-1 3BD/1.5 BA - Boarded Up 935 Duplex
1609 First Street 414 ML P-1 1BD/1BA- Boarded Up 578 1,513
40 W Grove Avenue 415 ML P-1 1BD/1BA- Boarded Up 578 Duplex
54 W Grove Avenue 416 ML P-1 3BD/1.5 BA - Boarded Up 935 1,513
1620 Opal Court 417 ML P-1 Land/ Unit Demolished
1622 Opal Court 418 ML P-1 Land/ Unit Demolished
1628 Opal Court 419 ML P-1 Land/ Unit Demolished
1630 Opal Court 420 ML P-1 Land/ Unit Demolished
1636 Opal Court 421 ML P-1 Land/ Unit Demolished
1638 Opal Court 422 ML P-1 Land/ Unit Demolished
1639 Opal Court 423 ML P-1 Land/ Unit Demolished
1637 Opal Court 424 ML P-1 Land/ Unit Demolished
1631 Opal Court 425 ML P-1 Land/ Unit Demolished
1629 Opal Court 426 ML P-1 Land/ Unit Demolished
1623 Opal Court 427 ML P-1 Land/ Unit Demolished
1621 Opal Court 428 ML P-1 Land/ Unit Demolished
116 W Grove Avenue 429 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex

130 W Grove Avenue 430 ML P-1 1BD/1BA- Boarded Up 578 1,513
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SUBJECT IDENTIFICATION TABLE
Appraisal of 3 Parcels within the Las Deltas Family Project
CA006
North Richmond, California

# Address Unit Parcel Size General  Zoning Existing Condition Unit Type Comments
APN Number Number (SF) 1 Plan Unit Size (SF) Total Bldg SF
3 409-210-024-9 54 W Ruby Avenue 447 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex West side of First Street between
40 W Ruby Avenue 448 ML P-1 1BD/1BA- Boarded Up 578 1,513 West Grove Avenue and West Ruby Streets
1562 N Opal Street 449 ML P-1 Land/ Unit Demolished
1564 N Opal Street 450 ML P-1 Land/ Unit Demolished 6 Duplexes
1568 N Opal Street 451 ML P-1 Land/ Unit Demolished
1570 N Opal Street 452 ML P-1 Land/ Unit Demolished 9,078 sf of bldg area
1574 N Opal Street 453 ML P-1 Land/ Unit Demolished
1576 N Opal Street 454 ML P-1 Land/ Unit Demolished
1580 N Opal Street 455 ML P-1 Land/ Unit Demolished
1582 N Opal Street 456 ML P-1 Land/ Unit Demolished
1586 N Opal Street 457 56,323 ML P-1 Land/ Unit Demolished
1588 N Opal Street 458 1.29 ML P-1 Land/ Unit Demolished
1592 N Opal Street 459 ML P-1 Land/ Unit Demolished
1594 N Opal Street 460 ML P-1 Land/ Unit Demolished
55 W Grove Avenue 461 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
41 W Grove Avenue 462 ML P-1 1BD/1BA- Boarded Up 578 1,513
1599 First Street 463 ML P-1 1BD/1BA- Boarded Up 578 Duplex
1591 First Street 464 ML P-1 3BD/1.5 BA - Boarded up 935 1,513
1587 First Street 465 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
1581 First Street 466 ML P-1 1BD/1BA- Boarded Up 578 1,513
1573 First Street 467 ML P-1 1BD/1BA- Occupied 578 Duplex
1567 First Street 468 ML P-1 3BD/1.5 BA - Boarded up 935 1,513
1559 First Street 469 ML P-1 3BD/1.5 BA - Boarded up 935 Duplex
1551 First Street 470 ML P-1 1BD/1BA- Boarded Up 578 1,513
1) Site area based on public records.
282,356 sf
6.48 Acres
11.72 density
Property 6
BR Size BD Count SF Total SF
1 16 578 9,248
2 1 770 770
3 15 935 14,025
4 8 1,155 9,240
4- SF 0 1,155 0
20 Duplexes 40 33,283
36 6- Six plexes (2 BD) which were demolished/ 36 units
76 Total original number of units on site

Source: Watts, Cohn & Partners, Inc., March 2019
19-WCP-018C-Summary
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D. Zoning Designation

The subject properties are located in Contra Costa County within the North
Richmond Redevelopment Area and although the Redevelopment Agency has been
dissolved, the guidelines are still applicable. The subject property has a General
Plan land use designation of Multiple Family Residential Low Density, (ML). The
General Plan land use designation allows between 7.3t0 11.9 units per net acre. The
minimum lot size is 10,000 square feet. Primary land uses include attached single-
family residences such as duplexes or duets, multiple family residential such as
condominiums, apartments, mobile home parks. Secondary land uses allowed
include churches, small residential care and child care facilities.

The subject has a zoning designation of Planned Unit District (P-1) within the North
Richmond Area. This zoning designation is meant to provide “a large-scale
integrated development or a general plan special area of concern provides an
opportunity for, and requires cohesive design when flexible regulations are
applied; whereas the application of conventional regulation, designed primarily
for individual lot development, to a large-scale development or special area may
create a monotonous and inappropriate neighborhood. The planned unit district is
intended to allow diversification in the relationship of various uses, buildings,
structures, lot sizes and open space while insuring substantial compliance with the
general plan and the intent of the county code in requiring adequate standards
necessary to satisfy the requirements of the public health, safety and general
welfare. These standards shall be observed without unduly inhibiting the
advantages of large-scale site or special area planning.”

This zoning district allows the following permitted uses; a) any land uses with final
plan approval for development which are in harmony, serve to fulfill the function
of the development, and consistent with the General Plan; b) detached single-family
dwelling on each legally established lot with the accessory structures and uses
normally auxiliary to it. Allowed uses also include duplexes, secondary units, and
child care for less than 12 children. Based on the North Richmond Redevelopment
Plan area development guidelines, single family lots require a minimum of 4,500
square feet, a duplex requires 7,000 square feet and a multi-family project requires
a minimum lot area of 10,000 square feet. The maximum building height is 30 feet
or two stories.

Interim uses are also allowed under this zoning designation where no preliminary
development plan is approved. These include any nonconforming use existing at
the time of the establishment of the P-1 District which may be repaired, rebuilt, or
enlarged. Administrative use permits can also be granted. The subject property is
currently zoned P-1 and has a General Plan of Multiple Family Residential Low
Density. Any planned development would need to be reviewed by the County
Planning Department and a Development Permit is required for residential
construction over three units. The subject parcels currently appear to be legally
conforming uses.

Watts, Cohn and Partners, Inc.
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E. Easements and Restrictions

The appraisers were not provided with a preliminary title report for the subject
property. Inspection of the property and review of the parcel maps indicated that
there are several public utility easements affecting the subject parcels, which is
common for this type of property. None of the noted easements or restrictions
appear to adversely impact the utility or marketability of the subject property.

The subject property is currently owned by the Housing Authority of Contra Costa
County. The subject is potentially affected by regulatory agreements recorded on
the site which restrict the development and/or use. This appraisal assumes that
there are no rent restrictions encumbering the subject property.

F. Ownership and Sales History

The appraisers were not provided with title reports for the subject parcels.
According to public records, title to the subject property is currently vested in
Contra Costa County Housing Authority. There have been no transfers of
ownership in the past several decades.

G. Assessed Valuation and Real Estate Taxes

Under California property tax laws instituted by the passage of Proposition 13,
property taxes can only be increased a maximum of two percent annually unless a
property is sold, or additional value is added through new construction or alteration.
Upon sale, property is taxed on the basis of one percent of the reassessed value,
most often equal to the purchase price, plus existing bond indebtedness. The tax
rate for the subject tax rate area for the 2018-2019 fiscal year is reportedly 1.2591
percent. The tax rate is broken down as follows:

CONTRA COSTA COUNTY
2018-2019 DETAIL OF TAX RATES
TAXRATE  TRA SPECIAL DISTRICT GROUP TRA
AREA RATE DESCRIPTION RATE  RATE RATE RATE
85075 1.2581  COUNTYWIDE TAX 1.0000 1.0000
BART 0.0052
BART BOND 2016 0.0018
BART 0.0070
EAST BAY REG PK BD 0.0021 0.0021
WEST CC UNIF BD 98 0.0047 0.0047
WCC UNIF BOND 2000 0.0183
WCCUSD 2002 BOND 0.0600
WCC UNIF BOND 2005 0.0600
WCCUSD 2010 BOND 0.0480
WEST CONTRA COSTA UNIF 0.2390
WCCUSD 2012 BOND 0.0480 0.0480
COMM COLL 2002 BND 0.0030
COMM COLL 2006 BND 0.0065
COMM COLL 2014 BND 0.0015
COMMUNITY COLLEGE 0.0110  1.2591

Watts, Cohn and Partners, Inc.
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For the current 2018-2019 tax year, the subject parcel has total assessed values and
property taxes as follows:

Subject Land Improvements TaxRate Gross Value Special Total
1 409-210-023-1 $ 131,841 $ 997,127 0% $ 1128968 $ 8534 $ 8534
2 409-210-022-3 $ 103390 $ 419,303 0% $ 522693 $ 8534 $ 8534
3 409-210-024-9 $ 68919 $ 302,086 0% $ 371,005 $ 8534 $ 8534
TOTAL $ 304,150 $ 1,718,516 $ 2,022,666 $ 25602 $ 25,602

Source: Contra Costa County Tax Collector

The subject property has received an exemption for 99% of the total assessed value
of the land and improvements from ad valorem taxes due to the non-profit
management/ownership of the subject. However, the special assessments are not
exempt and total $25,602. The special assessments include West County
Wastewater District Sewer Charges. According to the County Tax Collector, as of
the date of this appraisal, all taxes due have been paid in full.

H. Description of Existing Improvements

The subject consists of 3 contiguous parcels and is improved with 20 duplexes
units. The subject dwelling units are of wood frame construction on concrete slabs
with stucco exteriors. The units have gas wall heaters, and the windows are single
pane aluminum frame. The interior finishes of the units consist of vinyl flooring
and drywall. The one-bedroom units contain 578 square feet. The two-bedroom
units contain approximately 770 square feet, the three-bedroom units have 935
square feet and the four-bedroom units consist of 1,155 square feet. The units have
a dryer connection and a connection for a washing machine in the kitchen area. The
roofing is seam metal panels which were installed in the mid-1980s. The duplexes
have a concrete driveway for parking one vehicle at each unit. The units have rear
yard with cyclone fencing and a concrete patio

The existing condition of the units are noted on the Subject Identification Table on
the preceding page. The subject units were built in 1952 and are generally in very
poor condition. Most of the units are currently boarded up and uninhabitable. Many
of the units have been gutted. Of the 40 units, approximately one unit is currently
occupied, and the other 39 units are vacant.

Many of the units have been vandalized with copper piping and wiring removed.
Most of the water heaters appear to have been damaged and there was some water
damage observed from broken pipes. Walls have been damaged and in some cases
the ceiling has been partially opened. The vacant units are typically boarded-up to
prevent squatters or additional damage. The front and rear doors have been removed
by VPS (the vacant property security system). Several of the units have been
damaged by fire.

Watts, Cohn and Partners, Inc.
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The subject originally contained a total of (6) six-unit townhouse style buildings.
Due to the condition of the units and safety issues these (36) two-bedroom units
were demolished in December 2018.

The subject property includes five administrative/community buildings which are
located on two parcels. The Youth Empowerment Center is located within Units
407 and 408 on Silver Avenue on Subject Parcel Number 2 and was converted from
two duplex units. The building has an office, community room, kitchen and
bathroom. The building is currently vacant and in poor condition. The four other
buildings are located on Subject Parcel Number 1 with three of the buildings vacant.
The vacant buildings had been used as a maintenance structure, administrative
offices and community building. These buildings appear to be at the end of their
economic life and are considered to have no value.

The remaining building is occupied by Headstart and is a preschool. It is located at
135 West Grove Street. The preschool building has several offices, two classrooms,
acrib room a nursery play area, laundry room two children restrooms and a kitchen.
The center has a fenced playground area. The preschool contains approximately
3,950 square feet and is in average condition. The preschool is currently rented on
a month to month basis as the lease expired in June 2017.

Estimated Costs of Renovation

The majority of the units are currently boarded-up and uninhabitable. The vacant
units are typically boarded-up to prevent squatters or additional damage. However,
in many cases the units have been broken into and there has been additional
damage. Essentially the units will need to be completely gutted and renovated to
become occupiable. In 2014 the subject property representative indicated that the
costs to repair vacant units ranged from $25,000 to $90,000 depending of the level
of renovation needed and if there was structural damage. These costs have only
increased over the past five years.

The appraiser acknowledges that the costs to renovate a residential unit can vary
greatly depending on the type of buyer such as an owner user, institutional or
speculator, as well as the ultimate scope of the renovation. According to EMG
which completed a Physical Needs Assessment for a portion of Las Deltas, on
December 2018, the estimated base cost for the renovation of the residential units
was approximately $120,000 per unit. Adding contractor fees of 15% the cost is
approximately $138,000 per unit. These costs did not include roof replacement,
parking upgrades or ADA installations.

Discussions with broker in the market area indicated that the costs to gut renovate
a red tagged single family home in San Pablo was estimated by a contractor at a
cost of $140,000. The home contained 1,100 square feet and had two bathrooms.
Other information provided to the appraiser by contractors indicated costs in the

Watts, Cohn and Partners, Inc.
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range of $100,000 to $120,000 per unit based on two bathrooms and an average
three-bedroom unit of approximately 1,000 square feet.

The subject contains approximately 33,283 square feet of residential
improvements, with an average unit size of 832 square feet. Based on our research
as well as discussions with brokers and other active participates in the real estate
market, a benchmark renovation cost of $120 per square foot is concluded. In the
valuation analysis, this cost is deducted from all of the units at the subject as they
would all require renovation to be habitable.

. Conformance to American Disabilities Act (ADA)

An ADA compliance survey was not provided for review, nor was one performed
by the appraiser. The reader is directed to the limiting condition in Chapter | of this
report, which states that any effect on value of potential ADA noncompliance has
not been considered in this appraisal.

Watts, Cohn and Partners, Inc.
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V. HIGHEST AND BEST USE AND VALUATION METHODOLOGY

A. Highest and Best Use

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

The four criteria the highest and best use must meet are physical possibility, legal
permissibility, financial feasibility, and maximum productivity. Analysis of the
subject’s highest and best use is made as if the site were vacant, and as improved
with the existing improvements.

1. As-If Vacant

a)

b)

Physically Possible

The subject neighborhood contains primarily residential structures
as well as vacant lots. The subject consists of 3 contiguous parcels
that range from 1.29 to 3.03 acres. The site sizes are sufficient to
support a variety of residential development. Overall, physical
characteristics do not limit the highest and best use of the subject
site.

Legally Permissible

The subject properties have a General Plan designation of Multiple
Family Residential - Low Density (ML) and are zoned Planned Unit
(P-1). Duplexes or attached residential or apartment uses are the
primary zoning for the subject properties with secondary uses
allowed of residential care and child care facilities as well as
churches. Based on the legal parameters, with consideration given
to conformance with the surrounding neighborhood, the highest and
best use of the subject property, as if vacant, appears to be low
density multifamily residential development.

Financially Feasible

The subject sites are located in a weak residential market area in the
unincorporated area of North Richmond, Contra Costa County.
Market conditions currently support speculative development for
the subject sites. This is supported by an adjacent residential
development that was built over the past 10 years. The maximum
productive use is that use, from among financially feasible uses, that
provides the highest rate of return or value. Therefore, the highest

Watts, Cohn and Partners, Inc.
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and best use of the subject sites as-if vacant, is considered to be for
residential development.

d) Maximally Productive/Highest and Best Use Conclusion

Overall, based on these factors, the highest and best use of the
subject sites as-if vacant would be for the construction of a new
residential development consistent with the subject’s zoning.

As-Improved

The subject properties consist of poor quality residential duplex units that
were built in the 1950s. Almost all of the subject units are vacant and most
have been vandalized. As is demonstrated in the valuation chapter, given
the age, condition and quality of the units, as well as the cost to repair the
improvements, the existing vacant improvements are considered to have
lower value than land and should be demolished. This conclusion is further
supported by the fact that 36 townhouse style units on the subject property
were demolished in late 2018.

The subject lots are relatively large in size and are contiguous. It is likely
that the property would appeal to a developer and could be redeveloped to
form a new residential subdivision. Based on these factors, the highest and
best use is to demolish the existing improvements and redevelop the
property with a residential project.

B. Valuation Methodology

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

1.

Cost Approach

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

Watts, Cohn and Partners, Inc.
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2. Sales Comparison Approach

This approach is based on the principal of substitution, i.e., the value of a
property is governed by the prices generally obtained for similar properties.
In analyzing the market data, it is essential that the sale prices be reduced to
common denominators to relate the degree of comparability to the property
under appraisal. The difficulty in this approach is that two properties are
never exactly alike.

3. Income Approach

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

The Sales Comparison approach is used in estimating the market value of the
subject as land and as improved. A deduction is made for the repair or demolition
costs to derive an as-is market value. The Cost Approach is not used, because
purchasers in the subject marketplace do not give weight to this approach.

The following chapters further discuss the methodologies used in valuing the
subject property.

Watts, Cohn and Partners, Inc.
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VI.

VALUATION BY THE SALES COMPARISON APPROACH

The approach utilized in estimating the current market value of the subject properties is the
Sales Comparison Approach. In this analysis, value is estimated by comparing the subject to
similar land sites which have transferred prior to the effective date of appraisal. The index
properties show characteristics which are similar to the property being appraised. The
Comparable Sales Table is on the following page.

Those transactions which are considered appropriate to indexing the value of the subject
parcels are summarized on the table. The prices paid for the comparable properties are shown
on an absolute basis and on a price per square foot basis, which is the most common unit
value used for land. In valuing the subject site, adjustments are made as necessary to each
comparable for location, accessibility, functional utility, date of sale, terms of sale, and size.

For valuing the existing improvements, the prices paid for the comparables is shown on an
absolute basis and per unit basis. Adjustments are made for location, age, condition, quality
and size.

A. Presentation and Analysis of Comparable Land Sales

The subject three parcels are relatively large and contain between 1.29 and 3.03
acres. No sale data was available for larger parcels in northern Richmond and our
search was expanded to include other market areas, somewhat similar to the subject
property. The table on the following page show land sales in other parts of
Richmond as well as listings in Vallejo and Pittsburg for multifamily land.

Land Sales 1 and 2 pertain to recent sales of entitled land in the Hilltop
neighborhood and Marina Bay neighborhood of Richmond. The comparables were
purchased for $37 per square foot. Both properties are superior to the subject in
terms of location and both have a higher density. In addition, both comparables
hare located in the City of Richmond which has superior city services. A lower
price per square foot is indicated.

Land Sale 3 is an older sale of property located at 2200 Nevin Avenue in Richmond.
The property consists of two parcels which are separated by 22" Street. At the
time of sale the property was proposed for a 289 unit below market rate residential
development. The property was purchased for $24 per square foot including
demolition costs. Although this is an older sale which warrants an upward
adjustment for current stronger market conditions, the comparable has a superior
location in the City of Richmond and a significantly higher density. The comparable
supports a lower unit value for the subject parcels.

Land Sales 4 and 5 pertain to listings of properties in Vallejo and Pittsburg. Land
Sale 4 is listed for sale at $11 per square foot. This property is located on a sloping
hillside and will require additional costs for site work. Land Sale 5 is listed for sale
at $21 per square foot and is a higher density site in Pittsburg. Given that this is an

Watts, Cohn and Partners, Inc.
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RESIDENTIAL COMPARABLE SALES

Appraisal of 3 Parcels within the Las Deltas Family Project

CA006
North Richmond, California

Page 24.1

Price Zoning/ Grantor/

Location/ Sale Sale Size Per SF Units Allowed/Proposed Grantee

# APN Date Price SF/Acre of Land Density Comments (Document#)
Land Sales

la 3151 Garrity Way 7/18 $3,500,000 95,396 SF $37 CR - City of Richmond Located at Hilltop neighborhood Home Sweet Home LLC/
Richmond Entitled 219 AC 98 Units Proposed for apt units. Zhangs Management Group LLC
APN: 405-290-069 45 Dul/Acre Vacant Land #107514

1b 3151 Garrity Way Listing $4,800,000 $50

Entitled

2 830 Marina Way South 11/17 $16,250,000 436,035 SF $37 PA - City of Richmond Former Industrial Site Development Solutions Seascape/
Richmond Entitled 10.01 AC 197 Units Proposed for apt units. William Lyon Hms Inc.
APN: 560-190-007-8 20 Du/Acre Vacant Land #214851

3 2200 Nevin Avenue 4/15 $1,690,000 74,813 SF $23 MFR-3/C-2 - City of Richmond Proposed for Adams Carl Trust/
Richmond $93,750 ) 1.72 AC 289 Units affordable housing Affordable Housing Land Consultants
APN: 514-090-018-3, 514-080-013 $1,783,750 $24 168 Du/Acre #300640

Unentitled

4 Tennessee Street & Avian Drive Listing $1,400,000 121,968 SF $11 PDR - City of Vallejo Sloping hillside G Annas & Fatemeh Maroofi/
Vallejo Entitled 2.80 AC 28 Units site NA
APNs: 0069-430-010, various 10 Du/Acre

5 505 W. 10th Street Listing $2,200,000 102,797 SF $21 M - City of Pittsburg Vacant land Amerasla Real Estate Fund LLC/
Pittsburg Entitled 2.36 AC 54 Units mixed-Use development NA
APNs: 082-260-009, -012, -044, 243-001, -002 and -178 23 Du/Acre
Multifamily Unit Sales

6 203 Bissell Avenue 7118 $875,000 3,932 SFBIdg.| $109,375 RM2 - City of Richmond 8 Unit Eustolia P De Fregoso/
Richmond 0.08 AC Per Unit 4 - Studio, 4 - 1BD/1BA Bltin 1908 Hamilton, B/ Wu SHF
APN: 538-190-021-5 3,655 SF $223 492 Poor Condition #0112249

7 417 Verde Avenue 6/18 $1,100,000 5,410 SF Bldg.| $137,500 P1 - Contra Costa County 8 Unit Verde Ave, LLC/
North Richmond 0.24 AC Per Unit 4-3BD/1BA, 4 - 2BD/1BA Blt in 1957 JWT Capital Holding Group One,LLC
APN: 409-262-010-5 10,500 SF $203 676 Fair Condition #202656

8 2023 Chanslor Avenue 3/18 $1,130,000 6,264 SFBIdg.| $141,250 R-3 - City of Richmond 8 Unit Tackabary Family Trust 2017/
Richmond 0.19 AC Per Unit 8- 2BD/1BA Blt in 1964 Davis, William E Jr. & Silvia G.
APN: 540-190-009-6 8,276 SF $180 783 Average Condition #041392

9 146 19th Street 2117 $1,190,000 5966 SFBldg.| $132,222 RM2 - City of Richmond 9 Unit Community Commerce Bank/
Richmond 0.19 AC Per Unit 1-1BD/1BA, 8 - 2BD/1BA Bltin 1961 MW General Ptshp
APN: 540-200-017-7 8,438 SF $199 663 Average Condition #024643

10 3202 Nevin Ave 6/17 $1,300,000 9,410 SFBldg.| $108,333 RL2 - City of Richmond 12 Unit Cruz-Nevin Trust/
Richmond 0.34 AC Per Unit 12 - 2BD/1BA Bltin 1948 Levy, Ephraim & Rosemary Trust
APN: 538-190-021-5 15,002 SF $138 784 Poor Condition 103991

11 2394 Road 20 717 $2,650,000 12,600 SFBIdg.| $147,222 | - City of San Pablo 18 Unit Eric Antonicic/
San Pablo 0.67 AC Per Unit 3-1BD/1BA, 15 - 2BD/1BD Bltin 1961 Road 20 MF Partners LLC
APN: 416-120-020-1 29,142 SF $210 700 Good Condition #114598

Source: Watts, Cohn & Partners, Inc., March 2019
19-WCP-018C-Summary
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asking price not a closed sale and has a higher proposed density, a lower unit value
is warranted for the subject sites.

Based on the comparable land sales, and considering the location, density, size,
utility, approval status, and market conditions, a unit value between $15 and $20
per square foot is estimated for the subject parcels as if vacant. A per square foot
value of $15 is concluded for the largest subject parcel of over 3 acres as if vacant.
For the smaller parcels of 1.29 and 2.16 acres a unit value of $18 per square foot is
concluded as if vacant.

B. Presentation and Analysis of Multiplex Unit Sales

Comparables 6 through 11 are sales of improved multiplex residential properties in
North Richmond, Richmond and San Pablo. The comparables consist of 8 to 18
unit properties. The sale prices are between $875,000 to $2,650,000, or from
$108,333 to $147,222 per unit.

The subject contains parcels with 3 to 10 duplexes or between 6 and 20 units. Based
on the subject size and location a per unit value of $145,000 is concluded for
Subject Parcel Number 1 with 8 units or 4 duplexes. This value assumes the units
are in habitable condition.

The Subject Parcel Number 3 is a large parcel with 6 duplexes or 12 units. Given
the larger size of the property a unit value of $120,000 is concluded. Subject Parcel
Number 2 contains 20 units or 10 duplexes, a unit value of $110,000 per unit is
concluded. Again, this value assumes the units are in habitable condition.

C. Deduction for Renovation/Demolition Costs

All but one of the subject units are not occupied and have been boarded up. The
units are in poor condition and the costs to repair the units was previously estimated
at approximately $120 per square foot, based our discussions with brokers and real
estate representatives. The renovation cost is deducted from the concluded value of
the improved properties as if habitable to derive an as-is value in the current
uninhabitable condition.

Further, in order to estimate only land value, the cost to demolish the improvements
is based on Marshall Valuation Service and is estimated at approximately $10.00
per square foot. This is equal to a cost of approximately $22,560 per duplex and
includes the costs to demolish the community buildings. This cost includes asbestos
and lead abatement as well as remediation costs. These costs are utilized in the
analysis and are deducted from the value conclusions to derive an as-is value as
land.

Watts, Cohn and Partners, Inc.
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D. As-Is Value Conclusions as Individual Properties

The valuation for the subject properties is summarized on the table on the following
page. The table includes our estimation of the improved value with renovation costs
which are deducted from the units, to derive an as-is value of the improvements in
their existing uninhabitable condition. In addition, the three parcels have surplus
land where the six-plexes had been demolished late last year. A surplus land value
of approximately 50% of the previously concluded land value is concluded given
that it is only a portion of the larger site and can’t be developed independently.

The Subject Parcel Number 1 also contains a preschool building that contains 3,950
square feet. The preschool is currently occupied and rented on a monthly basis for
a nominal rent. Sales of small schools or institutional buildings in the area indicate
sale prices of between $114 to $220 per square foot. The preschool is in average
condition but is situated on a larger parcel with other uses. Based upon the condition
and location of the subject preschool, a unit value of $100 per square foot is
concluded. No values are applied to the other auxiliary buildings which are at the
end of their useful life.

In addition, the value of the subject land with a deduction made for the demolition
of the improvements is shown. Based on our conclusions and discussed in the
highest and best use chapter of the appraisal, the subject has greater value as a land
redevelopment site and the improvements should be demolished.

The table on the following page indicates the individual values of the subject
property. The total bulk market value of the subject is the sum of the 3 properties
as no discount would be indicated for the development of the total site. The total
bulk market value of the subject property as if sold in a single transaction is
$4,230,000.

Watts, Cohn and Partners, Inc.
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Table 3

VALUATION OF SUBJECT PROPERTIES
Appraisal of 3 Parcels within the Las Deltas Family Project

CA006
North Richmond, California

# APN Address ID Unit  Parcel Size (SF) Use Size/ Unit Value/ Demolition/ Values
Number Number 1 Unit No. Value Renovation
1 409-210-023-1 1645 N Jade Street 395
1635 N Jade Street 396 4-Duplexes 8 $145,000 $1,160,000
1621 N Jade Street 397 Units Per Unit
1611 N Jade Street 398
131 W Grove Avenue 431 Costs to renovate duplex units 7,481 $120 ($897,720)
117 W Grove Avenue 432 sf psf
1595 N Opal Street 433
1593 N Opal Street 434
1589 N Opal Street 435 Surplus Land 79,296 $7.50 $594,720
1587 N Opal Street 436 132,161 sf psf
1583 N Opal Street 437 3.03
1581 N Opal Street 438 Acres Preschool 3,950 $100.00 $395,000
1575 N Opal Street 439 sf
1573 N Opal Street 440 Value as Improved $1,252,000
1569 N Opal Street 441
1567 N Opal Street 442
1563 N Opal Street 443
1561 N Opal Street 444 Land Value 132,161 $15.00 ($193,190) $1,789,225
130 W Ruby Avenue 445 sf $1,982,415 Demolition of bldgs
116 W Ruby Avenue 446 at $10 psf
North Jade Street NA
North Jade Street NA As- Is Market Value $1,790,000
116 West Grove Avenue 429
West Grove Avenue NA
2 409-210-022-3 1608 N Jade Street 399
1616 N Jade Street 400 20 $110,000 $2,200,000
10-Duplexes . 5
1624 N Jade Street 401 Units Per Unit
1632 N Jade Street 402
1642 N Jade Street 403
1648 N Jade Street 404 Cost to renovate duplex units 16,724 $120 ($2,006,880)
129 Silver Avenue 405 sf psf
105 Silver Avenue 406
55 Silver Avenue 407
41 Silver Avenue 408 Surplus Land 35,202 $9.00 $316,818
1649 First Street 409 sf psf
1643 First Street 410
1633 First Street 411 Value as Improved $509,938
1625 First Street 412 93,872
1617 First Street 413 2.16
1609 First Street 414 Acres
40 W Grove Avenue 415 Land Value 93,872 $18.00 ($167,240) $1,522,456
54 W Grove Avenue 416 sf $1,689,696 Demolition of bldgs
1620 Opal Court 417 at $10 psf
1622 Opal Court 418
1628 Opal Court 419
1630 Opal Court 420 As-1s Market Value $1,520,000
1636 Opal Court 421
1638 Opal Court 422
1639 Opal Court 423
1637 Opal Court 424
1631 Opal Court 425
1629 Opal Court 426
1623 Opal Court 427
1621 Opal Court 428
116 W Grove Avenue 429
130 W Grove Avenue 430
3 409-210-024-9 54 W Ruby Avenue 447
40 W Ruby Avenue 448 12 $120,000 $1,440,000
6-Duplexes
1562 N Opal Street 449 Units
1564 N Opal Street 450
1568 N Opal Street 451
1570 N Opal Street 452 Cost to fix duplex units 9,078 $120 ($1,089,360)
1574 N Opal Street 453 sf psf
1576 N Opal Street 454
1580 N Opal Street 455
1582 N Opal Street 456 56,323 Surplus Land 28,161 $9.00 $253,453
1586 N Opal Street 457 1.29 sf psf
1588 N Opal Street 458 Acres Value as Improved $604,093
1592 N Opal Street 459
1594 N Opal Street 460
55 W Grove Avenue 461 Land Value 56,323 $18.00 ($90,780) $923,034
41 W Grove Avenue 462 sf $1,013,814 Demolition of bldgs
1599 First Street 463 at $10 psf
1591 First Street 464
1587 First Street 465 As-1s Market Value $920,000
1581 First Street 466
1573 First Street 467
1567 First Street 468
1559 First Street 469
1551 First Street 470
1) Square Foot of land area based on public records. $4,230,000

2) Demolition Costs provided by Marshall Valuation Service at $10 per square foot.

Cost to renovate unit is estimated at $120 psf.

Source: Watts, Cohn & Partners, Inc., March 2019
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QUALIFICATIONS OF SARA A. COHN, MAI
California Certified General Real Estate Appraiser No. AG014469

EXPERIENCE

Sara A. Cohn is a Partner with Watts, Cohn and Partners, Inc. a new firm providing commercial real
estate valuation. From 1988 to 2016, she worked for Carneghi and Partners and was a Senior Project
Manager/Partner in their San Francisco office. Carneghi and Partners, and now Watts, Cohn and
Partners, provide real estate appraisal and consulting services in the San Francisco Bay Area.
Clients include financial institutions, governmentagencies, law firms, development companiesand
individuals. Typical assignments include both valuation and evaluations of a broad variety of
property types, uses and ownership considerations.

Ms. Cohn has over 30 years of appraisal experience. She has completed a wide variety of valuation
and evaluation analyses. Ms. Cohn has extensive knowledge of the San Francisco Bay Area and has
appraised many property types including office buildings, industrial properties, retail centers, hotels,
residential projects, mixed-use properties and development sites. Recent work has involved the
analysis of commercial buildings, residential subdivisions, valuation of affordable housing
developments with bond financing and/or Low-Income Housing Tax Credits (LIHTCs), assessment
districts, as well as co-housing projects.

EDUCATION

Bachelor of Arts, University of California, Berkeley, 1978

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

Continued attendance at professional real estate lectures and seminars.

PROFESSIONAL AFFILIATION AND STATE CERTIFICATION

Appraisal Institute - MAI Designation (Member Appraisal Institute) No. 12017
Continuing Education Requirement Complete

State of California Certified General Real Estate Appraiser No. AG014469
Certified Through March 2021

State of California Licensed Landscape Architect No. 2102

Member, Board of Directors, Northern California Chapter of the Appraisal Institute,
2008-2010

Seminars Co-Chair, Northern California Chapter of the Appraisal Institute, 2005-2007



QUALIFICATIONS OF MARK A. WATTS

Mark A. Watts is a Partner with Watts, Cohn and Partners, Inc.
Following is a brief summary of his background and experience:
EXPERIENCE

Commercial Real Estate Appraisal Experience

Mr. Watts has been a commercial real estate appraiser since 1987, and has over 20 years experience in the
analysis of commercial real estate. He has completed valuation assignments on a variety of projects, including
industrial facilities, residential subdivisions, apartments, shopping centers, cemeteries and recreational facilities.
He has also performed feasibility studies and assisted owners in making asset management decisions.

Mr. Watts has provided litigation support and served as an expert witness in court. He has also served in
arbitrations as an expert witness. He has been qualified as an expert in San Francisco and San Mateo County
Superior Courts.

He served on the San Francisco County Assessment Appeals Board from 2011 to 2016.
Commercial Real Estate Investment Experience

Simultaneous to his work as a commercial appraiser, Mr. Watts has been an active real estate investor/developer.
He is experienced in the acquisition, redevelopment and management of commercial properties. He has witnessed
and experienced many real estate cycles and stays abreast of current trends. His personal experience as an
investor makes him uniquely qualified to appraise commercial real estate.

Over the last 20 years he has completed more than 30 investment real estate transactions, an average of 1.5
transactions per year. He has negotiated with buyers and sellers directly as a principal. He has completed nearly
a dozen 1031 exchanges. Beginning with a small initial capital investment, he has built a large real estate
portfolio. Based on his ownership experience, Mr. Watts is keenly aware that the success or failure of an
acquisition is closely related to its location. Likewise, he is sensitive to locational differences in the appraisal of
real estate.

Mr. Watts has broad experience with the construction, maintenance and repair of real estate. He has demolished
and re-built two structures from the ground up. He has completed fire damage repairs and remediated toxic mold.
He has remodeled kitchens and baths. He has replaced foundations on structures, made additions, and made other
improvements. As the quality and condition of real estate has a strong correlation with its value, his experience
enables superior judgement of these attributes in his work as a commercial real estate appraiser.

Community Involvement

Mr. Watts served on the Board of Managers of the Stonestown Family YMCA from 2002 to 2017. This is an
approximately 30,000 square foot health club facility. He was active on the Facilities Committee. He served as
the Board Chair in 2008. He has been a member of the Olympic Club in San Francisco since 1976. He served
the Forest Hill Neighborhood Association as President from 2013 to 2017.

EDUCATION

Bachelor of Arts, University of California, Davis

PROFESSIONAL AFFILIATION

State Accredited Affiliate of the Appraisal Institute
State of California Certified General Real Estate Appraiser No. AG015362
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WATTS, COHN and PARTNERS, INC.

COMMERCIAL REAL ESTATE APPRAISAL

March 29, 2019

Mr. Joseph Villarreal

Executive Director

Housing Authority of Contra Costa County
3133 Estudillo Street

P.O. Box 2759

Martinez, CA 94553

Re:  19-WCP-018A-Summary Appraisal
Las Deltas Family Housing
North Richmond, California
CAO009A Las Deltas Annex 1

Dear Mr. Villarreal:

At your request and authorization, Watts, Cohn and Partners, Inc. has made an appraisal of the
above referenced property. The subject properties appraised are a portion of the Las Deltas Family
Project, located on (5) contiguous parcels on the blocks bounded by Warren Drive, Silver Avenue,
North Jade Street, and Harrold Street in North Richmond unincorporated Contra Costa County,
California. The subject contains a total of 4.9 acres, or 213,401 square feet of land area on 5
parcels.

The subject parcels are improved with 29 duplexes, or a total of 58 units. The units consist of one,
two, three, and four-bedroom units. Currently, only one unit is occupied with the remaining 57
units vacant. The remaining tenant is in the process of moving. The improvements were built in
approximately 1960 and are of poor quality and condition. The vacant units are boarded-up and
most of the units have been vandalized, with the wiring and copper removed. In addition, several
of the units have sustained fire damage. The existing improvements are considered to add no value
to the underlying land. The property interest appraised is fee simple.

The purpose of this appraisal is to estimate the as-is fee simple market value of the subject property.
The intended use (function) for which this appraisal was contracted is for the exclusive use of the
Housing Authority of the County of Contra Costa for assisting in a Demolition/Disposition
application to HUD. This report should not be used or relied upon by any other parties for any
reason.

582 Market Street, Suite 512 | San Francisco, CA 94104 | 415-777-2666
Mark Watts | mark@wattscohn.com | Sara Cohn, MALI | sara@wattscohn.com
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A more complete description of the subject property appraised, as well as the research and analysis
leading to our opinions of value, is contained in the attached report. Chapter | provides a basic
summary of salient facts and conditions upon which this appraisal is based and reviews the value
conclusions.

EXTRAORDINARY ASSUMPTIONS AND LIMITING CONDITIONS
Extraordinary and Hypothetical Conditions

1. A title report was not provided to the appraisers. This appraisal assumes that the subject title
is free from easements and encumbrances which would affect market value.

2. This appraisal assumes that there are no rent restrictions encumbering the subject properties
once they are sold. The buyer is free to demolish the existing improvements or to rent them at
market.

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

VALUATION SUMMARY
As-Is Market Values of 5 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject to the
assumptions and limiting conditions contained herein, it is the opinion of the appraisers that the
as-is individual fee simple market values of the subject property which consists of 5 contiguous
parcels in Las Deltas Annex 1, as of March 12, 2019, are estimated to be:

Parcel Number: 409-210-025-6 $480,000
Parcel Number 409-210-026-4 $1,220,000
Parcel Number 409-210-020-7 $500,000
Parcel Number 409-210-021-5 $920,000
Parcel Number 409-210-011-6 $410,000

Watts, Cohn and Partners, Inc.
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Bulk Market Value of Subject 5 Parcels

Based on the research and analyses contained in this appraisal report, and subject to the
assumptions and limiting conditions contained herein, it is the opinion of the appraisers that the
fee simple market value of the subject property five legal parcels sold in a single transaction (bulk)
as of March 12, 2019, are estimated to be:

THREE MILLION FIVE HUNDRED THIRTY THOUSAND DOLLARS
($3,530,000)

Further, it is our opinion that the subject properties could be sold at the above value conclusions
within a 12-month active marketing period. The exposure period is also concluded to be 12
months.

This letter must remain attached to the appraisal report, identified on the footer of each page as
19-WCP-018A-Summary, plus related exhibits, in order for the value opinion set forth to be
considered valid.

CERTIFICATION

We, the undersigned, hereby certify that, to the best of our knowledge and belief: the statements
of fact contained in this report are true and correct; the reported analyses, opinions, and conclusions
are limited only by the reported assumptions and limiting conditions, and are our personal,
impartial, and unbiased professional analyses, opinions, and conclusions; we have no present or
prospective interest in the property that is the subject of this report, and we have no personal
interest with respect to the parties involved; we have no bias with respect to the property that is
the subject of this report or to the parties involved with this assignment; our engagement in this
assignment was not contingent upon developing or reporting predetermined results, our
compensation is not contingent upon the reporting of a predetermined value or direction in value
that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated
result, or the occurrence of a subsequent event directly related to the intended use of this appraisal;
the appraisal assignment was not based on a requested minimum valuation, a specific valuation,
or the approval of a loan; our analyses, opinions and conclusions were developed, and this report
has been prepared in conformity with the Uniform Standards of Professional Appraisal Practice,
Code of Professional Ethics and the Standards of Professional Appraisal Practice of the Appraisal
Institute, and is in compliance with FIRREA; Sara Cohn and Mark Watts have made a personal
inspection of the property that is the subject of this report; no one provided significant real property
appraisal assistance to the persons signing this report. The use of this report is subject to the
requirements of the Appraisal Institute related to review by its duly authorized representatives. As
of the date of this report Sara Cohn has completed the requirements under the continuing education
program of the Appraisal Institute. In accordance with the Competency Rule in the USPAP, we
certify that our education, experience and knowledge are sufficient to appraise the type of property
being valued in this report. We have not provided services regarding the property that is the subject
of this report in the 36 months prior to accepting this assignment.
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Mr. Joseph Villarreal -4- March 29, 2019

We are pleased to have had this opportunity to be of service. Please contact us if there are any
questions regarding this appraisal.

Sincerely,

WATTS, COHN and PARTNERS, INC.

\f{ A 7Y . (Otha—

v

Sara Cohn, MAI
Certified General Real Estate Appraiser
State of California No. AG014469

Phone: 415-777-2666 x 102
Email: sara@wattscohn.com

- - -

-

s
7
&

Mark Watts
Certified General Real Estate Appraiser
State of California No. AG015362

Phone: 415-777-2666 x 101
Email: mark@wattscohn.com

Watts, Cohn and Partners, Inc.
582 Market Street, Suite 512
San Francisco, CA 94104
www.wattscohn.com
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Appraisal: Las Deltas Family Housing Annex I, CA0O09A, North Richmond, CA Page 1

. REPORT SUMMARY

A

Property Appraised

The subject properties appraised are a portion of the Las Deltas Family Project,
located on (5) contiguous parcels on the blocks bounded by Warren Drive, Silver
Avenue, North Jade Street, and Harrold Street in North Richmond unincorporated
Contra Costa County, California. The subject contains a total of 4.9 acres, or
213,401 square feet of land area on 5 parcels.

The subject parcels are improved with 29 duplexes, or a total of 58 units. The units
consist of one, two, three, and four-bedroom units. Currently, only one unit is
occupied with the remaining 57 units vacant. The remaining tenant is in the process
of moving. The improvements were built in approximately 1960 and are of poor
quality and condition. The vacant units are boarded-up and most of the units have
been vandalized, with the wiring and copper removed. In addition, several of the
units have sustained fire damage. The existing improvements are considered to add
no value to the underlying land.

The property interest appraised is fee simple.

Property Identification

Assessor's Parcel Nos. 409-210-025-6, 409-210-026-4,
409-210-020-7, 409-210-021-5

and 409-210-011-6

General Plan ML - Multiple Family Residential
Low Density

Zoning P-1: Planned Unit District
Census Tract No. 3650.02
Zip Code 94801-1412
Flood Zone (Insurance is NOT Required) X
Earthquake Fault Zone No

Client, Purpose, Intended Use and Intended User

The client for this appraisal is Mr. Joseph Villarreal, Executive Director of the
Housing Authority of Contra Costa County in Martinez, California. The purpose
of this appraisal is to estimate the as-is fee simple market value of the subject
property. It is our understanding that the intended use/user of this appraisal is for
the exclusive use by the Housing Authority of Contra Costa County for assisting in
a Demolition/Disposition application to HUD. This report should not be used or
relied upon by any other parties for any reason.

Watts, Cohn and Partners, Inc.
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D. Scope of Work

Information pertaining to the subject improvements age, size, use and history was
provided by the current property owner and verified where possible by public
records, as well as based on the visual inspection by the appraiser.

The appraiser contacted Contra Costa County Planning Department for the zoning
of the subject property, likelihood of any change in zoning and/or use, and any
planned updates to the General Plan and/or zoning designations affecting the subject

property.

The subject’s market area was researched for market trends and land
sales/comparables. Sources contacted included residential real estate agents.

For the subject property, the Sales Comparison Approach value was used in order to
estimate the market value in as-is condition. The Income and Cost Approaches are
not considered applicable indicators of value for this property type. The scope of this
report is to utilize the appropriate standard approaches to value in accordance with
Uniform Standards of Professional Appraisal Practice (USPAP) to arrive at a market
value conclusion.

E. Appraisal Reporting Format

This appraisal report is presented in a narrative format. This report is intended to
be an Appraisal Report prepared in conformance with USPAP Standard 2-2(a).

F. Appraisal and Report Dates
The effective date of valuation and date of inspection is March 7, 20109.
The date of this report is March 29, 2019.

G. Definition of Terms
1. Market Value (OCC 12 CFR 34.42 (g)) (OTS 12 CFR, Part 564.2 (g))

“Market value” means the most probable price which a property should bring

in a competitive and open market under all conditions requisite to a fair sale,

the buyer and seller, each acting prudently, knowledgeably and assuming the

price is not affected by undue stimulus. Implicit in this definition are the

consummation of a sale as of a specified date and the passing of title from

seller to buyer under conditions whereby:

a.  Buyer and seller are typically motivated;

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

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

Watts, Cohn and Partners, Inc.
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d. Payment is made in terms of cash in US dollars or in terms of financial
arrangements comparable thereto; and

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

2. Fee Simple Interest (The Appraisal of Real Estate, 13th Edition, 2013, p.114)

A fee simple interest in valuation terms is defined as “... 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.” It is an inheritable estate.

H. Value Conclusions
As-Is Market Values of 5 Individual Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the as-is individual market values of the subject property which
consists of 5 contiguous parcels in Las Deltas Annex 1, as of March 12, 2019, are
estimated to be:

Parcel Number: 409-210-025-6 $480,000
Parcel Number 409-210-026-4 $1,220,000
Parcel Number 409-210-020-7 $500,000
Parcel Number 409-210-021-5 $920,000
Parcel Number 409-210-011-6 $410,000

Bulk Market Value of Subject 5 Parcels

Based on the research and analyses contained in this appraisal report, and subject
to the assumptions and limiting conditions contained herein, it is the opinion of the
appraisers that the fee simple market value of the subject property five legal parcels
sold in a single transaction (bulk) as of March 12, 2019, are estimated to be:

THREE MILLION FIVE HUNDRED THIRTY THOUSAND DOLLARS
($3,530,000)
Further, it is our opinion that the subject properties could be sold at the above value
conclusions within a 12-month active marketing period. The exposure period is

also concluded to be 12 months.

Watts, Cohn and Partners, Inc.
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. Assumptions and Limiting Conditions

Extraordinary and Hypothetical Conditions

1.

A title report was not provided to the appraisers. This appraisal assumes that
the subject title is free from easements and encumbrances which would affect
market value.

This appraisal assumes that there are no rent restrictions encumbering the
subject properties once they are sold. The buyer is free to demolish the existing
improvements or to rent them at market.

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

General Assumptions

3.

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

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

Plot plans and maps are included to assist the reader in visualizing the property.
Information, estimates, and opinions furnished to the appraiser, and contained
in the report, were obtained from sources considered reliable and believed to be
true and correct. However, no responsibility for accuracy of such items
furnished the appraiser is assumed by the appraisers.

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

The appraiser assumes that there are no hidden or unapparent conditions of the
property, subsoil, or structures, which would 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. It is assumed that no
additional soil contamination exists, other than as outlined herein, as a result of
chemical drainage or leakage in connection with any production operations on
or near the property.

In this assignment, the existence (if any) of potentially hazardous materials used
in the construction or maintenance of the improvements or disposed of on the
site has not been considered. These materials may include (but are not limited
to) the existence of formaldehyde foam insulation, asbestos insulation, or toxic

Watts, Cohn and Partners, Inc.
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10.

11.

12.

13.

wastes. The appraiser is not qualified to detect such substances. The client is
advised to retain an expert in this field.

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

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

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

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

Information regarding any earthquake and flood hazard zones for the subject
property was provided by outside sources. Accurately reading flood hazard and
earthquake maps, as well as tracking constant changes in the zone designations,
is a specialized skill and outside the scope of the services provided in this
appraisal assignment. No responsibility is assumed by the appraisers in the
misinterpretation of these maps. It is recommended that any lending institution
re-verify earthquake and flood hazard locations for any property for which they
are providing a mortgage loan.

Watts, Cohn and Partners, Inc.
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1. AREA AND NEIGHBORHOOD DESCRIPTION

A

Contra Costa County

Contra Costa County is located on the east side of San Francisco Bay, directly south
of Suisun Bay. It is one of the nine counties comprising the greater San Francisco
Bay Area. Contra Costa County continues to capture a significant portion of the
region’s population and employment growth.

Contra Costa County covers an area of approximately 798 square miles. The
county is divided into three distinct regions by ranges of hills. The western portion
along San Francisco Bay provides water access and is largely industrial in nature.
Population and development density are greatest along the bay where most of the
original development took place. This western portion of the East Bay is older and
predominantly urban in character. The central portion is developing as a regional
commercial/financial headquarters center. Eastern Contra Costa County has
undergone change from primarily agricultural and undeveloped to a suburban area
over the past decade.

The central portion of Contra Costa County has historically been a bedroom
community for workers employed in San Francisco and Alameda Counties. During
the last several years, major office development has occurred in central Contra
Costa County, resulting in a regional employment center stretching south along the
Interstate 680 corridor from Martinez to San Ramon and on to Pleasanton in
Alameda County. The communities in central Contra Costa County are largely
built out and remain predominantly residential.

Contra Costa County is well served by major transportation systems. Freeways
connect the area to San Francisco, Oakland and San Jose, while the former two can
also be reached using the Bay Area Rapid Transit (BART) system. The California
State Department of Finance most recently published estimates show a population
of 1,149,363 as of January 1, 2018. This represents a 0.9 percent increase over the
2017 population figure.

Contra Costa County is also relatively affluent. As estimated by the Association of
Bay Area Governments (ABAG), in their latest publication, Projections 2016 (data
sourced from the most recent 2010-2014 U.S. Census Bureau), the mean household
income was estimated at $107,290 for 2014 and expected to increase. Major
employment is found in management, business, science, and arts occupations,
service occupations, and sales and office occupations, which together account for
84 percent of the total employment in the County.

According to the California Economic Development Department, the
unemployment rate for Contra Costa County was 3.0 percent as of December 2018
(most recent available), which is a slight decrease from 3.2 percent a year prior.
This is based on a labor force of 578,800 with 17,200 unemployed. According to
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