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October 16, 2023 

Mr. Kevin Murray 
Weingart Center Association 
566 San Pedro Street 
Los Angeles, CA  90013 

Re: Appraisal of an Assisted Living Community to Multifamily Conversion 
Terraza of Cheviot Hills
Proposed Permanent Supportive Housing Project– Change of Use with Renovation 
3340 Shelby Drive 
Los Angeles, California  90034 
BBG File No. 0123115485 

Dear Mr. Murray: 

In accordance with your authorization (per the engagement letter found in the addenda of this report), we have 
conducted the investigation necessary to form an opinion of the As Is Encumbered Hypothetical Market Value of the 
Leased Fee estate in the subject property, as referenced above, as of the date of inspection. The project is proposed 
to undergo a change of use and extensive renovation, which will result in the property operating as an affordable 
multifamily housing community.  Therefore, we provided a Prospective Market Value of the Leased fee interest as 
of April 13, 2024 which represents the date of completion of the proposed renovations.  At the client’s request, we 
have provided a prospective market value upon completion and stabilization, and a hypothetical market value (as if 
complete and stabilized, assuming the subject is not encumbered by any affordable housing restrictions).  
Accordingly, the following valuation scenarios were applied. 

 Hypothetical Market Value As Is Encumbered as of July 13, 2023 - Leased Fee  

 Prospective Market Value As If Complete and Stabilized Encumbered as of April 13, 2024 - Leased Fee 

 Hypothetical Market Value As If Complete and Stabilized Unencumbered as of April 13, 2024 – Fee Simple 

 Market Value As is Based on Continued Use as Assisted Living Senior Housing as of July 13, 2023 - Fee Simple 

The subject is currently improved with an assisted living center which is being converted to interim affordable 
supportive housing. Current improvements include 1 building with 2-stories that was constructed in 1968, with 76 
rooms and 45 subterranean garage parking spaces.  The As Complete improvements will consist of an affordable 
housing building and will feature 76 studio units with a total net rentable area of 31,525 square feet on a 1.03-acre 
site. Building construction is wood-frame.  

The subject property is currently vested in Lindley Northridge LLC, a California limited liability company.  It is under 
contract for $27,300,000 where Lindley Northridge LLC is the seller and Weingart Center Association, a California 
nonprofit corporation is the buyer per purchase and sale contract provided by the client.  The subject property has 
not been sold within the previous three years to the effective date of value. 

The property will be participating in Project Homekey Round 3.  The State of California Department of Housing and 
Community Development’s (HCD’s) Homekey Program provides funding to local public entities (and their co-
applicants) to purchase and rehabilitate housing, including hotels, motels, vacant apartment buildings, and other 
buildings and convert them into interim or permanent, long-term housing for people experiencing homelessness. 
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This report was prepared for Weingart Center Association (client) and is intended only for its specified use. The 
appraisal report that follows sets forth the identification of the property, the assumptions and limiting conditions, 
pertinent facts about the area and the subject property, comparable market data, the results of the investigation, 
and the reasoning leading to the conclusions set forth.  

This appraisal report was prepared to conform with the requirements of the Uniform Standards of Professional 
Appraisal Practice (USPAP). Only the client, their successors and/or assigns may read and rely upon the findings and 
conclusions of this report.  

Based on our inspection of the property and the investigation and the analysis undertaken, we have developed the 
following value opinion(s). 

Based on recent market transactions, as well as discussions with market participants, a sale of the subject property 
at the above-stated opinion of market value would have required an exposure time of approximately 6 months. 
Furthermore, a marketing time of approximately 6 months is currently warranted for the subject property. 

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Hypothetical Market Value As Is Encumbered Leased Fee July 13, 2023 $27,450,000

Prospective Market Value As If Complete and Stabilized Encumbered Leased Fee April 13, 2024 $43,500,000

Hypothetical Market Value As If Complete and Stabilized Unencumbered Fee Simple April 13, 2024 $20,150,000

Market Value As is Based on Continued Use as Assisted Living Senior 

Housing Fee Simple July 13, 2023 $27,350,000

MARKET VALUE CONCLUSION(S)
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Note:  Our opinion of market value is subject to the following Extraordinary Assumptions and/or Hypothetical 
Conditions: 

Extraordinary Assumption(s) The Market Value conclusion “hypothetical as if complete and stabilized” is predicated on the

assumption that under project Homekey 3.0, the City of Los Angeles will subsidize the

operations of the subject once completed by the amount specified later in this report.

The proposed subject property will be an affordable residential property and qualify for a real

estate tax exemption, as it has a non-profit ownership. It is an assumption of this report that

ownership will continue to request and be granted a real estate tax exemption over the

assumed holding period estimated within this report.

The subject property will be participating in a grant program with Homekey that will subsidize

the operations of the subject once completed by the amount specified later in this report

We are appraising the subject under the extraordinary assumption that information provided by

the Client and from public resources is accurate. We have not been provided a survey of the

subject property. If the actual size of the land or building is significantly different than that

utilized within this report, the value conclusions could be impacted.

Hypothetical Condition(s) The subject property will be subsidized by the City of Los Angeles under Project Homekey 3.0

and receive the given tax treatment. Per the requirements of the client, a hypothetical

condition is employed that assumes the absence of the Homekey grant in place and, therefore,

any restrictions associated with income or rent. The expressed intent of the hypothetical

condition is to provide a market value of the property such that both income and expenses

reflect market levels with no influence from any restrictive encumbrances. The Hypothetical

Market Value is based on the premise that the proposed improvements are completed in a

workmanlike manner as of the effective date.  Failure to secure the necessary approvals and

permits, or any other alteration of the scope for completing the proposed improvements, could

drastically affect our value conclusion.

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)

The values presented within this appraisal report are subject to the extraordinary assumptions and hypothetical conditions listed

below. Pursuant to the requirement within Uniform Standards of Professional Appraisal Practice Standards, it is stated here that the

use of any extraordinary assumptions and/or hypothetical conditions might have affected the assignment results.



Weingart Center Association 
October 16, 2023 
Page 4 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

This letter must remain attached to the report, which should be transmitted in its entirety, in order for the value 
opinion set forth to be considered valid. 

Our firm appreciates the opportunity to have performed this appraisal assignment on your behalf. If we may be of 
further service, please contact us. 

Sincerely, 
BBG, Inc. 

Al  Khos hbin

CA Certi fied Genera l  Appra iser

License #: AG044624

714-415-4750

akhos hbin@bbgres.com
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SUMMARY OF SALIENT FACTS

PROPERTY DATA

Property Name

Address

Property Description

Parcel Number

Census Tract No.

Site Area

Total 44,867 square feet (1.03 acres)

Zoning

Flood Status

Year Built

Year Renovated

Type of Construction

Number of Buildings

Gross Building Area

Net Rentable Area

Total Number of Units

Overall Condition

Overall Quality

Overall Design/Functionality

1

38,143 square feet

R3; Multiple Dwelling Zone

1968

The subject is currently improved with an assisted living community. The property is proposed for renovation

and conversion to an interim housing project when complete.

 4311-004-037

Wood frame

24,700 square feet

76

Average

Good - As Renovated

Average

2024 (proposed)

Terraza of Cheviot Hills

Los Angeles, California  90034

3340 Shelby Drive

2690.00

Zone X (Unshaded) is a Non-Special Flood Hazard Area (NSFHA) of minimal flood hazard, usually depicted on

Flood Insurance Rate Maps (FIRM) as above the 500-year flood level. This is an area in a low to moderate risk

flood zone that is not in any immediate danger from flooding caused by overflowing rivers or hard rains. In

communities that participate in the National Flood Insurance Program (NFIP), flood insurance is available to all

property owners and renters in this zone.

Advantages "Upon Completion and Stabi l i zation" the subject wi l l  be i n good condi tion.

Challenges Ris ing interes t rates  are a  concern for rea l  es tate i nvestors  as  i t may compres s  

returns  and impact financing a l ternatives .

Inflation remains  a  chief concern among inves tors  and lenders . Should infla tion not 

come i n l ine with Federa l  Reserve targets  quickl y, the ri sk of additiona l  prime 

interes t rate hikes  wi l l  remain elevated.

RISK SUMMARY
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As Is as of July 13, 2023- Encumbered

Income Capitalization Approach

     Direct Capitalization $27,450,000 $361,184 Per Dwelling Unit

Value Conclusion - As Is $27,450,000 $361,184 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

As Complete And Stabilized as of April 13, 2024- Encumbered

Income Capitalization Approach

     Direct Capitalization $43,500,000 $572,368 Per Dwelling Unit

Approach Reliance

Value Conclusion - As Complete And Stabilized $43,500,000 $572,368 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

As If Complete And Stabilized as of April 13, 2024- Unencumbered

Sales Comparison Approach $19,400,000 $255,263 Per Dwelling Unit

Income Capitalization Approach

     Direct Capitalization $20,150,000 $265,132 Per Dwelling Unit

Approach Reliance

Value Conclusion - As If Complete And Stabilized $20,150,000 $265,132 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

As Is as of July 13, 2023- As Assisted Living Senior Housing

Land Value $15,700,000 $349.92 Per Site Area SF

Sales Comparison Approach $27,350,000 $359,868 Per Dwelling Unit

Value Conclusion - As Is $27,350,000 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

VALUE INDICATIONS

Income Approach

Income Approach
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PROPERTY H ISTORY

The subject property is currently vested in Lindley Northridge LLC, a California limited liability company.  It is under 
contract for $27,300,000 where Lindley Northridge LLC is the seller and Weingart Center Association, a California 
nonprofit corporation is the buyer per purchase and sale contract provided by the client.  The subject property has 
not been sold within the previous three years to the effective date of value. 

Our concluded “as is” encumbered hypothetical market value is aligned with the reported contract price. 

Current Contract 
Contract Date July 20, 2023

Contract Price $27,300,000

per Unit $359,211

per SF NRA $5,560.08

Grantor Lindley Northridge LLC, a California limited liability company

Grantee Weingart Center Association, a California nonprofit corporation



Scope of Work  6 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

SCOPE OF WORK

APPRAISAL INFORMATION

Client

Intended User(s)

Intended Use

Premise Summary

Date of Inspection

Marketing Time

Exposure Time

Owner of Record

Highest and Best Use

If Vacant

As Improved

6 months

Lindley Northridge LLC, a California limited liability company

This appraisal is to be used for asset valuation purposes.

Weingart Center Association

566 San Pedro Street

Los Angeles, CA  90013

Weingart Center Association

6 months

•Hypothetical Market Value of the Leased Fee interest in the subject property, As Is Encumbered as of July 13,

2023

•Prospective Market Value of the Leased Fee interest in the subject property, As If Complete and Stabilized

Encumbered as of April 13, 2024

•Hypothetical Market Value of the Fee Simple interest in the subject property, As If Complete and Stabilized

Unencumbered as of April 13, 2024

•Market Value of the Fee Simple interest in the subject property, As is Based on Continued Use as an Assisted living

Center as of July 13, 2023

July 13, 2023

Multifamily development

Renovate and convert existing improvements for interim supportive housing use as proposed

PROPERTY IDENTIFICATION

Property Name

Address

Property Description

Parcel Number

Terraza of Cheviot Hills

3340 Shelby Drive

Los Angeles, California  90034

 4311-004-037

The subject is currently improved with an assisted living community. The property is proposed for renovation

and conversion to a transitional housing project when complete.
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SCOPE OF THE INVESTIGATION 

General and Market Data Analyzed  Regional economic data and trends 

 Market analysis data specific to the subject property type 

 Published survey data 

 Neighborhood demographic data 

 Comparable sale, rental, expense, and capitalization rate data 

 Floodplain status 

 Zoning information 

 Assessor’s information 

 Interviewed professionals knowledgeable about the subject’s property type 
and market 

Inspection Details Al Khoshbin performed an interior and exterior inspection on July 13, 2023. 

Property Specific Data Requested 
and Received 

Data Requested, but not Provided 

Data Sources 

PROPERTY DATA RECEIVED
Tax Bill 

Sale contract 

Es�mated renova�on costs


Construc�on �meline


Plans and spec 

Proforma 

Title report 

Summary of planned renova�on


Reimbursement Contract with LAHSA

DATA REQUESTED, BUT NOT PROVIDED
Planned Market Rents - Unit Sizes 

Floor plans 

HOA documents 

Phase 1 ESA 

LURA 

Tax Exemption Certificate

Site Size Los Angeles County Assessor

Building Size Unit Mix Provided

Tax Data Los Angeles County Treasurer-Tax Collector

Zoning Information City of Los Angeles Zoning Department

Flood Status FEMA

Demographics Reports Claritas

Comparable Improved Sales Costar, Local Brokers, BBG Database

Comparable Improved Rents Leasing Reps, BBG Database

DATA SOURCES
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VALUATION METHODOLOGY 

Most Probable Purchaser To apply the most relevant valuation methods and data, the appraiser must first 
determine the most probable purchaser of the subject property.  

The most probable purchaser of the subject "As Is" is an Investor and/or affordable 
multifamily operator as there are no maximally superior uses 

Valuation Methods Utilized This appraisal employs the Sales Comparison Approach and the Income 
Capitalization Approach. Based on our analysis and knowledge of the subject 
property type and relevant investor profiles, it is our opinion that these approaches 
would be considered applicable and/or necessary for market participants. The 
subject's age makes it difficult to accurately form an opinion of depreciation and 
tends to make the Cost Approach unreliable. Investors do not typically rely on the 
Cost Approach when purchasing a property such as the subject of this report. 
Therefore, we have not employed the Cost Approach to develop an opinion of 
market value; this exclusion does not affect the credibility of the assignment results 
herein. We have also provided a Land Value at the request of the client. 

Extraordinary Assumption(s) The Market Value conclusion “hypothetical as if complete and stabilized” is predicated on the

assumption that under project Homekey 3.0, the City of Los Angeles will subsidize the

operations of the subject once completed by the amount specified later in this report.

The proposed subject property will be an affordable residential property and qualify for a real

estate tax exemption, as it has a non-profit ownership. It is an assumption of this report that

ownership will continue to request and be granted a real estate tax exemption over the

assumed holding period estimated within this report.

The subject property will be participating in a grant program with Homekey that will subsidize

the operations of the subject once completed by the amount specified later in this report

We are appraising the subject under the extraordinary assumption that information provided by

the Client and from public resources is accurate. We have not been provided a survey of the

subject property. If the actual size of the land or building is significantly different than that

utilized within this report, the value conclusions could be impacted.

Hypothetical Condition(s) The subject property will be subsidized by the City of Los Angeles under Project Homekey 3.0

and receive the given tax treatment. Per the requirements of the client, a hypothetical

condition is employed that assumes the absence of the Homekey grant in place and, therefore,

any restrictions associated with income or rent. The expressed intent of the hypothetical

condition is to provide a market value of the property such that both income and expenses

reflect market levels with no influence from any restrictive encumbrances. The Hypothetical

Market Value is based on the premise that the proposed improvements are completed in a

workmanlike manner as of the effective date.  Failure to secure the necessary approvals and

permits, or any other alteration of the scope for completing the proposed improvements, could

drastically affect our value conclusion.

EXTRAORDINARY ASSUMPTION(S) AND HYPOTHETICAL CONDITION(S)

The values presented within this appraisal report are subject to the extraordinary assumptions and hypothetical conditions listed

below. Pursuant to the requirement within Uniform Standards of Professional Appraisal Practice Standards, it is stated here that the

use of any extraordinary assumptions and/or hypothetical conditions might have affected the assignment results.
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DEFINITIONS 

Pertinent definitions, including the definition of market value, are included in the glossary, located in the Addenda to this 
report. The following definition of market value is used by agencies that regulate federally insured financial institutions in the 
United States: 

Market Value The most probable price which a property should bring in a competitive and open 
market under all conditions requisite to a fair sale, the buyer and seller each acting 
prudently and 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: 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and acting in what they 
consider their own best interests; 

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

 Payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto; and 

 The price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions granted by 
anyone associated with the sale. [1]

LEVEL OF REPORTING DETAIL 
Standards Rule 2-2 (Real Property Appraisal, Reporting) contained in USPAP requires each written real property appraisal 
report to be prepared as either an Appraisal Report or a Restricted Appraisal Report.  

This report is prepared as an Appraisal Report. An Appraisal Report must at a minimum summarize the appraiser’s analysis 
and the rationale for the conclusions. This format is considered most similar to what was formerly known as a Self-Contained 
Appraisal Report in prior versions of USPAP.  

SIGNIFICANT APPRAISAL ASSISTANCE 

Alexander Sorto is an employee of BBG, Inc. working as an appraisal assistant for Alireza Khoshbin. He is working 
toward a Certified General Appraiser License. Mr. Sorto works under the direct technical supervision of Alireza 
Khoshbin. Mr. Sorto significantly assisted with this report. He analyzed all the market and property data, including 
but not limited to the regional, neighborhood, market, site, improvement, and highest & best use sections. Mr. 
Sorto also completed the approaches to value under the guidance of the supervisory appraiser, Alireza Khoshbin. 
The conclusion to value is made by and the appraisal is signed by Alireza Khoshbin.  

Note: Individuals unlicensed in California may not sign appraisals in federally related transactions, even if co-signed 
by a licensed appraiser. 

[1] (Interagency Appraisal and Evaluation Guidelines; December 10, 2010, Federal Register, Volume 75 Number 237, Page 77472)
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ENVIRONMENTAL, SOCIAL AND GOVERNANCE

Overview 

Environmental, Social and Governance (ESG) has become a standard criterion in the global real estate sector, 
excepting the United States.  The European Union has adopted specific, conduct-based directives on ESG.  In the US, 
while there has been a scattering of ESG regulations within specific markets there has been no industry wide or 
politically enacted regulations. Nevertheless, market participants are increasingly concerned with environmental 
risks, sustainable construction, carbon neutrality, social responsibilities, and governance of their companies, 
partners, and vendors.   

Principles for Responsible Investment provides the following summary of approaches to responsible investment for 
direct and indirect real estate investors.  

Furthermore, PRI provides examples of how these issues may affect property valuations.  
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Environmental

Both physical and transition risks must be analyzed for each property and market. Physical risks are hazards caused 
by changing climate such as floods, fires, rising temperatures, and rising sea levels. Transition risks involve the 
responses to climate change by humans and society. An example of transition risk is New York’s Local Law 97 which 
requires most buildings over 25,000 square feet to meet energy and greenhouse gas emissions by 2024 with 
additional requirements in 2030.  Transition risks are regulatory, economic and social changes that could affect asset 
values.  

According to Climate Risk and the Opportunity for Real Estate by McKinsey & Company,  

The combination of this economic transition and the physical risks of climate change has created a significant 
risk of mispricing real estate across markets and asset classes. For example, a major North American bank 
conducted analysis that found dozens of assets in its real-estate portfolio that would likely be exposed to 
significant devaluations within the next ten years due to factors including increased rates of flooding and job 
losses due to the climate transition. Additionally, a study of a diversified equity portfolio found that, absent 
mitigating actions, climate risks could reduce annual returns toward the end of the decade by as much as 40 
percent. Leading real-estate players will figure out which of their assets are mispriced and in what direction 
and use this insight to inform their investment, asset management, and disposition choices. They will also 
decarbonize their assets, attracting the trillions of dollars of capital that has been committed to net zero and 
the thousands of tenants that have made similar commitments. They will then create new revenue sources 
related to the climate transition. 

Building climate intelligence is central to value creation and strategic differentiation in the real-estate 
industry. But the reverse is also true: real estate is central to global climate change mitigation efforts. Real 
estate drives approximately 39 percent of total global emissions. Approximately 11 percent of these 
emissions are generated by manufacturing materials used in buildings (including steel and cement), while the 
rest is emitted from buildings themselves and by generating the energy that powers buildings. Real-estate 
owners and investors will need to improve their climate intelligence to understand the potential impact of 
revenue, operating costs, capital costs, and capitalization rate on assets. This includes developing the 
analytical capabilities to consistently assess both physical and transition risks. Analyses should encompass 
both direct effects on assets and indirect effects on the markets, systems, and societies with which assets 
interact.  

The following chart from McKinsey& Co. shows examples of physical and transition risks, and their potential 
effects on value.  
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Social 

According to ESG Real Estate Insights by Deloitte,  

Recently, the “S” in ESG has received growing attention as the COVID-19 pandemic put greater emphasis on 
the social factor. Since real estate companies have a significant social impact, they should consider the “S” as 
a value driver. Social aspects in real estate include, for example, participation in the rehabilitation of public 
spaces, affordable housing, social housing or care centers as well as ensuring security in buildings and assuring 
human rights. From an internal perspective, social elements may also comprise ensuring workplace safety, 
fostering high standards in labor practices, responsible marketing, and promoting diversity across the 
company. Incorporating social considerations can increase companies’ ability to attract talent – especially 
among millennials. The risk of neglecting social elements can lead to a lack of reputation, lost work, higher 
employee turnover, increased operating costs, and may threaten the ability to operate. 

Governance

The “G” in ESG and how it pertains to commercial real estate is convoluted.  Governance in commercial real 
estate has little to do with individual assets or portfolios, and more to do with how a commercial real estate 
company is structured, led, and how decisions are made.  Governance concerns itself with how an ESG focused 
entity approaches risk management and longer-term planning.  It may also concern itself with how individuals 
who manage properties make decisions to build tenant and community trust. 

From a bigger picture, the “G” truly focuses on the boardroom and according to ESG Real Estate Insights by 
Deloitte,  

Regarding the “G” in ESG, governance scrutiny is central to companies’ ability to continue business 
operations. While promoting corporate governance can present an opportunity for real estate companies in 
order to drive long-term value, not addressing governance considerations carries high risks – reaching from 
penalties and fines to a loss of reputation and market penetration.  

Governance elements include, among others, compliance with governance rules and guidelines, ensuring 
adequate and transparent remuneration, promoting transparent disclosure of governance issues, taking 
action against corruption, fostering diversity in management and governing bodies, as well as establishing 
and communicating organizational values. A corporate culture of ethics, compliance, and integrity is the 
foundation to create a positive long-term impact. 
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REGIONAL ANALYSIS

AREA OVERVIEW

The map below shows the location of the subject property within the greater regional area.  

REGI ONA L MAP

ECONOMIC & DEMOGRAPHIC PROFILE

The following pages are taken from Moody’s Economy.com reports which will give a view of the economic climate 
in the   area (May 2023) near the date of value.  

RECENT PERFORMANCE

Los Angeles-Long Beach-Glendale’s economy is cooling but is resilient compared with other large California 
economies. Healthcare and leisure/hospitality are leading job gains. Tech is backtracking but faring better than in 
the Bay Area. The jobless rate is edging higher, in part because of recent tech layoffs but also due to upward pressure 
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from modest labor force gains. Los Angeles-Long Beach-Glendale is losing fewer residents on net than in the past 
two years, according to Equifax, but the trend is still worse than before the pandemic. 

ENTERTAINMENT

The economy will rely increasingly on healthcare to keep it moving forward in the near term. Medical services are 
incredibly important to Los Angeles-Long Beach-Glendale; among the country’s top 25 metro areas and divisions, 
only Boston, New York and Philadelphia are more dependent on the industry for jobs and income. As a major medical 
hub, Los Angeles-Long Beach-Glendale is faring well in terms of healthcare job growth, consistent with the national 
trend. Pent-up demand supported the swift initial rebound, but patients from beyond Southern California are fueling 
solid gains, as Mount Sinai and UCLA Medical Center consistently rank among the nation’s best hospitals and are 
prominent in medical research. Job creation will slow now that the industry has more than fully recovered and 
economic uncertainty has increased, but healthcare will maintain more momentum than the rest of the economy, 
generating an outsize share of jobs. 

PORTS

Transportation/warehousing employment will outpace broader employment gains this year before giving way to a 
more sustainable pace. A tentative agreement between the union and port operators is poised to end worker 
shortages and facilitate a pickup in activity. Even before the agreement, container traffic moving through the Ports 
of Los Angeles and Long Beach was on the upswing after a winter lull but remains below year-ago levels. The still-
hot U.S. labor market has been driving consumer demand, supporting imports as pandemic-era supply-chain 
bottlenecks have eased. U.S. real consumer spending grew at 3.8%, annualized, in the first quarter; this has helped 
drive increased imports of consumer goods. More than one-third of U.S. imports pass through the Ports of Los 
Angeles and Long Beach, so the metro division is well-positioned to benefit from consumer spending. However, 
surveys suggest consumer confidence is flagging, and real consumption growth will taper off through the rest of the 
year. 

HOUSING

The worst of the house price correction is in the rearview mirror and Los Angeles-Long Beach-Glendale’s prices will 
hold up better than nationally this year. Houses are still overvalued, but less so than in the past two years, due in 
part to Los Angeles-Long Beach-Glendale’s sharper-than-average declines last year. Sales are showing signs of 
bottoming out and a similar story is emerging for inventories of unsold homes. However, affordability hurdles 
remain. Prices, despite the contraction, remain elevated and mortgage rates are prohibitively high for many, 
particularly first-time buyers. This will be especially problematic for the above-average share of young adults. 
However, demand from this key demographic remains and will put a floor under prices. 

REGIONAL CONCLUSION

Los Angeles-Long Beach-Glendale’s economy will slow this year, but it will retain its edge over the U.S. Healthcare 
and leisure/hospitality continue to lead the way. Weakness in tech and entertainment will sting but will not cripple 
the economy. A diverse industrial base will prove a lasting advantage, but high costs and out-migration will relegate 
Los Angeles-Long Beach-Glendale to just average growth in the long term. 
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NEIGHBORHOOD ANALYSIS

OVERVIEW

Cheviot Hills is a neighborhood situated on the Westside of Los Angeles, California. Founded in 1924, the area has 
become known for its role as a filming location for movies and television shows due to its convenient proximity 
between Sony Studios and Fox Studios. It has also long been a favored residential destination for actors, recording 
artists, and executives in the television and film industry. 

The neighborhood is bordered by the northern limits of the Rancho Park Golf Course and the Hillcrest Country Club 
to the north, Patricia Avenue and Manning Avenue to the west and southwest, and Beverwil Drive and Castle Heights 
Avenue to the east and southeast. According to the Los Angeles Times' Mapping L.A. project, Cheviot Hills is flanked 
by West Los Angeles and Century City to the north, Beverlywood and Castle Heights to the east, Palms to the south, 
and Rancho Park to the west 

Cheviot Hills offers a mix of urban and suburban elements, providing a comfortable living environment with various 
amenities such as restaurants, coffee shops, and parks.  It is considered one of the best places to live in California, 
attracting many families and individuals who appreciate the neighborhood's proximity to entertainment industry 
hubs and its family-friendly lifestyle. 

Below is a local area map with the subject property identified. 

NEIGHBORHOOD MAP
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BOUNDARIES

The subject is located in the neighborhood of Cheviot Hills in the City of Los Angeles. Cheviot Hills is generally 
delineated as follows: 

 North and Northwest: Rancho Park Golf Course and Hillcrest Country Club 

 South  Manning Avenue 

 East  Anchor Avenue and Club Drive 

 West and Southwest: Manning Avenue 

A map identifying the location of the property follows this section. 

ACCESS AND L INKAGES

Located off of Interstate 10 (I-10), a major arterial freeway which traverses the City of Los Angeles, Cheviot Hills lies 
approximately 15 minutes west of the Santa Monica Pier and other beaches, while downtown Los Angeles is 
approximately a 15-30 minute drive to the east. Cheviot Hills also has easy access to the 405 Freeway, another major 
arterial crossing the City in a north/south direction. 

While there are many options for public transportation in the City of Los Angeles, the primary mode of transportation 
in and around Cheviot Hills is the automobile. However, buses are available in the area. LAX is located approximately 
9.9 miles south of the subject property; travel time is approximately 17-21 minutes depending upon route and traffic 
conditions.  

LAND USE & HEALTH CARE

The subject is located along a major arterial and is located in a predominately residential area with some 
retail/service commercial uses. The area is suburban in character and approximately 100% developed.  

The subject is proximal to two major hospitals Cedars-Sinai and Kaiser Permanente as well as numerous clinics and 
urgent care centers. Cedars-Sinai is an 880 bed medical facility with over $18,000,000,000 in patient revenue for 
2019 and over 276,000 patient days. This facility offers a full range of medical specialties including a Medicare 
certified organ transplant center. Kaiser Permanente West Los Angeles Medical Center is a 265 bed short term acute 
care facility offering a full range of medical specialties.  

ACCESS

Primary access to the subject neighborhood is provided by I-10. I-10 is located along the southern border of Cheviot 
Hills, less than one (1) mile from the subject. The neighborhood has good access to other parts of the metro area.  
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DEMOGRAPHICS

The following summarizes the demographic data for the defined PMA and the Antelope Valley for the current year, 
as provided by Claritas.  

CONC LUSI ON

The subject’s neighborhood provides ample access, employment, and opportunity for well-conceived commercial 
real estate properties. 

COMPARATIVE DEMOGRAPHIC ANALYSIS FOR PRIMARY TRADE AREA

3340 Shelby 

Drive - 1 mi.

3340 Shelby 

Drive - 3 mi.

3340 Shelby 

Drive - 5 mi.

Los Angeles-Long 

Beach et al, CA 

Metro

Description Totals Totals Totals Totals

Population

2028 Projection 41,981 308,878 821,476 12,943,151

2023 Estimate 42,357 310,272 823,494 13,001,368

2020 Census 43,157 314,744 834,298 13,200,998

2010 Census 42,849 309,495 798,869 12,828,792

2023 Est. Median Age 38.36 41.46 40.52 38.60

2023 Est. Average Age 40.80 42.40 41.80 39.80

Households

2028 Projection 20,391 136,216 366,414 4,463,302

2023 Estimate 20,418 135,877 364,769 4,451,946

2020 Census 20,667 136,958 367,678 4,494,733

2010 Census 20,179 134,551 352,751 4,233,962

2023 Est. Average Household Size 2.00 2.20 2.20 2.90

2023 Est. Households by Household Income (%)

Household Income < $15,000 5.25 7.71 8.62 7.91

Household Income $15,000 - $24,999 3.37 5.16 5.85 6.44

Household Income $25,000 - $34,999 5.20 5.43 5.46 6.30

Household Income $35,000 - $49,999 8.06 8.06 8.56 9.46

Household Income $50,000 - $74,999 13.75 13.26 12.53 14.29

Household Income $75,000 - $99,999 14.14 11.65 10.98 12.05

Household Income $100,000 - $124,999 11.66 9.68 9.28 10.05

Household Income $125,000 - $149,999 8.62 8.08 7.69 7.98

Household Income $150,000 - $199,999 10.93 10.37 9.92 9.53

Household Income $200,000 - $249,999 6.38 6.28 6.12 5.46

Household Income $250,000 - $499,999 7.67 8.47 8.64 6.33

Household Income $500,000+ 4.98 5.86 6.35 4.20

2023 Est. Average Household Income $139,899 $141,524 $142,184 $123,912

2023 Est. Median Household Income $100,449 $97,084 $95,181 $86,066

2023 Est. Tenure of Occupied Housing Units (%)

Owner Occupied 22.35 36.63 35.06 48.65

Renter Occupied 77.65 63.38 64.94 51.35

2023 Est. Median All Owner-Occupied Housing 

Value
$1,924,718 $1,789,962 $1,430,733 $857,642

Source: 2023 Claritas, Inc.
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S ITE DESCRIPTION

INTRODUCTION

The description of the site is based upon our physical inspection of the property, information available from the 
client, and public sources. The site area utilized herein is taken from Los Angeles records.  

GENERAL SITE DESCRIPTION OVERVIEW

Location

Parcel Number

Legal Description

Site Area

Total 44,867 square feet (1.03 acres)

Configuration

Topography

Drainage

Utilities/Municipal Services

Floodplain Zone Map Date

Zone X (Unshaded) 06037C1595G December 21, 2018

Soil/Subsoil Conditions

Typical utilities and municipal services available to site including water, sewer, natural gas, electricity,

telephone and cable tv/internet.

Zone X (Unshaded) is a Non-Special Flood Hazard Area (NSFHA) of minimal flood hazard, usually

depicted on Flood Insurance Rate Maps (FIRM) as above the 500-year flood level. This is an area in a

low to moderate risk flood zone that is not in any immediate danger from flooding caused by

overflowing rivers or hard rains. In communities that participate in the National Flood Insurance

Program (NFIP), flood insurance is available to all property owners and renters in this zone.

3340 Shelby Drive

Los Angeles, California 90034

A full legal description is included in the addenda

Irregular

Generally level

Appears adequate

 4311-004-037

We did not receive nor review a soil report. However, we assume that the soil's load-bearing capacity

is sufficient to support existing and/or proposed structure(s). We did not observe any evidence to the

contrary during our physical inspection of the property.

Environmental Concerns

Land Use Restrictions

Hazards Nuisances

Frontage

Access

Visibility

Surrounding Land Uses

Comments

300 feet on the north side of National Boulevard and 215 feet on the east side of Shelby Drive

The site is considered typical of the neighborhood and has average/good visibility and average access.

The site is accessible through a curb cut located on the along north side of National Boulevard and a

curb cut located on the east side of Shelby Drive

Average/Good

North: Single Family Residences

West: Single Family Residences

South: Cheviot Hills Shopping Center

East: Apartment Complex

No unusual conditions observed. No studies were provided. Site is assumed to be free of any

environmental concerns. 

None observed. According to the California Geological Survey, the subject is not located within an

Earthquake Fault Zone or Landslide Zone, nor is it located within a Liquefaction Zone.

There are no known detrimental easements, encroachments or other restrictions that would adversely

affect the site's use or marketability.
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ZONING

General

Property Jurisdiction

Zoning Classification

Description Multiple Dwelling Zone

Zoning Intent/Purpose

Compliance Conclusion

Other

ZONING

The City of Los Angeles

Notably, projects that utilize Homekey funds do not need to undergo any discretionary local permit review or approval process (e.g., a

discretionary use permit process). 

R3

The purpose of this article is to create a comprehensive zoning plan that consolidates and coordinates all existing zoning regulations,

designating, regulating, and restricting the location and use of buildings, structures, and land for various purposes like agriculture,

residence, commerce, trade, and industry. It aims to control building height, number of stories, and size, as well as determine yard size and

open spaces, while also limiting population density. The article intends to divide the City into zones that best suit these regulations for

effective enforcement. Additionally, the regulations aim to encourage appropriate land use, conserve property value, provide open spaces

for light and air, prevent fire, avoid population concentration, reduce street congestion, facilitate community utilities and facilities, and

promote health, safety, and the general welfare, all in accordance with the comprehensive plan.

The subject's proposed use appears to be of legal non-conforming use in this zoning district due to insufficient site size and parking spaces.

However, projects that utilize Homekey funds do not need to undergo any discretionary local permit review or approval process (e.g., a

discretionary use permit process). Thus, due to the subject's Homekey Grants, its proposed use is legally conforming.

ZONING REQUIREMENTS

Category Required

Current Use: Group dwellings, multiple dwellings, apartment ouses, child care facilities for not 

more than 20 children, assisted living care housing, senior independent housing

Minimum Lot Size: 62,400 (800 sf per dwelling unit)

Minimum Lot Width: 50 feet

Maximum Bldg. Height: 45 feet

Minimum Front Yard: 15'

Minimum Rear Yard: 15'

Minimum Side Yard : 5'

Minimum Parking As Multi-Family 76 covered spaces
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ZONING MAP

PARCEL MAP

SUBJECT 
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FEMA MAP

CONCLUSION

The subject property is functional for its proposed and current use. The site is amenable to affordable multifamily 
housing under the state Homekey program, we understand conversion projects under this program are exempt from 
local CUP requirements. The development is provided ample access and utilities.  Development as affordable housing 
will be a new use in this zoning area. No adverse conditions are known to exist regarding floodplain or environmental 
issue 
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IMPROVEMENTS DESCRIPTION

Owner will renovate the property, converting it from an assisted living community into an interim affordable 
supportive multifamily property. The client provided an estimate for remaining construction costs of $11,315,290 .  

The following description is based on the property as-is 

GENERAL IMPROVEMENT DESCRIPTION OVERVIEW

Address

Property Description

Year Built

Year Renovated

Number of Buildings

Number of Stories

Total Number of Units

Building Construction Class

Net Rentable Area

Total

Gross Building Area

Total

Ingress/Egress

Parking Ratio

ADA Compliance

Amenities (Unit)

Amenities (Project)

1

3340 Shelby Drive

Los Angeles, California  90034

The subject is currently improved with an assisted living community. The property is proposed for

renovation and conversion to a transitional housing project when complete.

1968

2024 (proposed)

2

76

Class D

The site is accessible through a curb cut located on the along north side of National Boulevard and a

curb cut located on the east side of Shelby Drive

24,700 square feet

38,143 square feet

Planned: new floor and wall coverings as needed, new windows and doors as needed, new bathroom

fixtures such as toilet and shower as needed.

Planned amenities upon completion: Dining Room, nursing room, kitchen, 2 recreation rooms, 3

patios, storage rooms, 2 resident services offices. Some offices and common areas will be

reconfigured in order to create resident services and management offices. Security and site upgrades

will be completed.

0.59 spaces per dwelling unit.

The property is assumed to be fully ADA compliant.

CONSTRUCTION DETAIL

General Layout

Foundation

Construction

Floor Structure

Exterior Walls

Roof Type

Roof Cover

Windows

Balcony/Patios: Shared patio common area

Double-pane, vinyl

Sealed membrane

The improvements are currently an assisted living community totaling 38,143 sf in gross building area

and approximately 24,700 sf in net rentable area. The subject is of class D construction built in the

1968 and has a total of 76 rooms.

Poured concrete slab

Wood frame

Reinforced concrete

Stucco

Flat
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RENOVATIONS

The client provided us with the following specs to represent the property in finished condition 

INTERIOR DETAIL

Walls

Ceilings

Floor Coverings

Doors

Lighting

Bathroom Finish Porcelain sink, mirror,standing shower with curtain and guard rail

Drywall

Drywall

Ceramic tile, vinyl plank, and carpeted flooring

Wood

Fluorescent and Incandescent

MECHANICAL DETAIL

Heating

Cooling

Plumbing

Electrical

Fire Protection

Assumed to code and adequate

Assumed to code and adequate

Wet system

HVAC

HVAC

SITE IMPROVEMENTS

Parking Type

Total Parking Spaces: 45

Landscaping

Signage

Fencing Spaced bar metal fencing along street frontage sides of property

A variety of trees, shrubbery and grass

Building mounted signage

Garage

RENOVATION/DEFERRED MAINTENANCE

Recent Renovations or Replacements Upon acquisition, the buyer will renovate the property, converting it from an assisted living center

into a interim housing project. The client provided an estimate for renovation costs of $11,315,290

and an estimated completion date of April 13, 2024.
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Ground Floor 

First Floor 
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Second Floor 

The table below provides the total renovation budget provided by the client 

CONCLUSION

The design and layout of the existing improvements are considered average by current market standards for a 
hospitality property.  

The buyer’s proposed capital improvements are intended to convert the existing assisted living community into 
studio apartments.  The completed project is intended to be operated as interim affordable housing. The capital 
improvements will substantially extend the economic life of the building. As affordable housing, the completed 
subject project should maintain high occupancy rates within the market. Units will be “micro” units intended for 
supportive housing.   
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SUMMARY

Building Condition

Building Quality

Design and Functionality

Actual Age

Expected Economic Life

Effective Age

Remaining Economic Life 30 years 

Good - As Renovated; The subject's existing condition is rated as average. Upon completion of the

proposed renovatin, the subject property is expected to be in good condition. 

Average; The subject property is of overall average quality and offers similar amenities as other

properties in the neighborhood.

55 years 

50 years 

20 years 

Average
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PROPERTY TAXES AND ASSESSMENT

CALIFORNIA REAL PROPERTY TAX

The assessment ratio for improved properties in California is 100% of the market value as estimated by the county 
assessor. Real property is assessed annually as of January 1 for the upcoming fiscal (tax) year (July 1 through June 
30). Real property tax bills are mailed in October of the tax year and are paid in two installments. The first installment 
is due in November of the tax year and becomes delinquent if not paid by December 10. The second installment is 
due in February of the following year and becomes delinquent if not paid by April 10.  

Proposition 13 and Proposition 8, both approved in 1978, greatly affect real estate assessments in California. 
Additionally, California law was changed on July 1, 1983, to require the reassessment of property as of the first day 
of the month following an ownership change or the completion of new construction. In most cases, this 
reassessment results in one or possibly two supplemental tax bills being sent to the property owner in addition to 
the annual property tax bill. 

PROPOSIT ION 13 

Under Proposition 13, properties are reassessed to current market value only upon a change in ownership or 
completion of new construction (the base year value). Typically, new construction is any substantial addition to real 
property or any substantial alteration which restores a building, room, or other improvement to the equivalent of 
new. 

In addition, Proposition 13 generally limits annual increases in the base year value of real property to no more than 
2 percent, except during reassessment due to changes ownership or undergoes new construction. Under Proposition 
13, similar properties can have substantially different assessed values based solely on the dates the properties were 
purchased. Disparities result wherever significant appreciation in property values has occurred over time. Longtime 
property owners, whose assessed values generally may not be increased more than 2 percent per year, tend to have 
markedly lower tax liability than recent purchasers, whose assessed values tend to approximate market levels. 

Furthermore, Proposition 13 limited the property tax rate to 1 percent plus the rate necessary to fund local voter-
approved bonded indebtedness, and limited future property tax increases. 

PROPOSIT ION 8 

Proposition 8 allows a temporary reduction in assessed value when real property suffers a decline in value, which 
occurs when the current market value of real property is less than the current assessed (taxable) factored base year 
value as of the lien date of January 1. The assessor is obligated to review the property annually and enroll the lesser 
of the factored base year value or market value.  

The assessed value of a property with a Proposition 8 value may increase each lien date (January 1) by more than 
the standard 2 percent maximum allowed for properties assessed under Proposition 13; however, unless there is a 
change in ownership or new construction, a property’s assessed value can never increase above its factored 
Proposition 13 base year value (after adjusting for the annual 2 percent increase.   
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SUBJECT ’S PROPERTY ASSESSMENT & TAXES

The subject is assessed by the Los Angeles Assessor’s Office under the following account number(s) 8558-027-010. 
The following tax projections are based on the site associated with this parcel number; this tax expense is factored 
into our Income Capitalization Approach later in the report.  

Following is a summary of the current 2022/2023 property assessment and taxes and projected taxes upon 
reassessment at time of sale. 

The definition of market value used in this report assumes a sale of the subject property. The projection includes the 
2022/23 rates and special assessments. When the subject property is sold, it will be reassessed according to the 
County Assessor’s opinion of its market value, which is typically the sale price. Our projection assumes that the 
subject would be reassessed at the concluded value in this report. Therefore, taxes would be calculated using the 
current tax rate, plus direct assessments. 

EXEMPTI ON/ABATE MEN T

The subject has historically not benefitted from any exemption or abatement. However, under the Homekey 
Program, the subject will be granted exemption and will only be responsible for direct/special assessments. 

SPEC IA L ASSESSMENTS

Special assessments (non-ad valorem fees) are added by the County Auditor-Controller for services including, but 
not limited to: weed removal, landscape, flood control, refuse, sewer, sidewalk repair, voter indebtedness, and 
lighting. Special Assessments are shown separately on the secured tax bill and are added to ad valorem taxes for 
total taxes billed.  

For this analysis, we have assumed the subject’s future direct assessments will remain similar to their 2022-2023 
levels.  

ASSE SSED VA LUE COMP ARISON S

In many states, property tax analysis is properly accomplished by making comparisons with similar properties. This 
is generally not appropriate in California for market value appraisal purposes due to Proposition 13. Furthermore, 
as market value assumes a transfer, we utilized the market value opined herein for this analysis. 

REAL ESTATE ASSESSMENT AND TAXES

2022-2023

Assessed Value $13,646,989

Taxable Value $13,646,989

Effective Tax Rate (per $100) 1.165520

Property Taxes $159,058

Special Assessments $4,268.62

Total Property Taxes $163,327

per Unit $2,149
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FUTURE REAL ESTATE TAXES 

The California State Board of Equalization (BOE) and the 58 county assessors jointly administer the Welfare 
Exemption. The BOE determines whether the organization is eligible to receive the Welfare Exemption; and if 
eligible, issues an Organizational Clearance Certificate for the claimant to provide with claim forms filed in any of the 
58 counties. Multifamily properties that are owned by “qualifying non-profit” entities are eligible for the exemption. 
The units must be leased to qualifying “low income household”, defined as a household at or below 80% AMI. LIHTC 
apartment owners and developers within California typically do not recognize ad valorem taxes, when developing 
pro-formas or making purchase decisions. Because LIHTC projects are owned by non-profit entities with restricted 
rents, these projects almost universally qualify for the real estate tax exemption. For a qualifying 100% exempt 
property, the result would be zero assessed value, which in turn would equate to a zero ad valorem tax amount. The 
ownership group must apply for the real estate tax exemption on an annual basis and show proof of tenancy in each 
unit of a qualifying “low income household”. Any unit that does not have a qualifying “low income household” 
tenancy will not receive the tax exemption, which is typically calculated on a prorated basis of total qualifying units 
to total project units. 

The Real Estate tax exemption per California law can be claimed by ownership entities that are not “qualifying non-
profit entities,” although the maximum tax exemption is capped at $20,000 per year. As long as a unit is rented to a 
qualifying “lower income household”, defined as a household at or below 60% AMI, that unit would qualify as a tax-
exempt unit. See “State of California – Board of Equalization – Property Tax Rules – Chapter1; Subchapter 2; Article 
3; Rule 140 (b) (2) – Qualified Claimants”.    

The subject is proposed to be owned by a qualifying non-profit entity and will be a real estate tax exempt property, 
which is common for subsidized projects. The subject will be responsible for direct assessments based on current 
special assessments. Our calculation of Year 1 real estate taxes for the subject are shown in the following table.  

TAX PROJECTION - ENCUMBERED RENOVATED

Direct Cap Conclusion $43,500,000

Taxable Value $0

Tax Rate (per $100) 1.165520

Property Taxes $0

Special Assessments $4,269

Total Property Taxes $4,269

per Unit $56

TAX PROJECTION - UNENCUMBERED RENOVATED

Assessed Value $20,100,000

Taxable Value $20,100,000

Tax Rate (per $100) 1.165520

Property Taxes $234,270

Special Assessments 4,269

Total Property Taxes $238,538

per Unit $3,139
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 TAX PROJECTION - CONTINUED ASSISTED LIVING 

COMMUNITY USE 

Assessed Value $29,260,000

Taxable Value $29,260,000

Tax Rate (per $100) 1.165520

Property Taxes $341,031

Special Assessments 4,269

Total Property Taxes $345,300

per Unit $4,543
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SENIOR CARE AND HOUSING MARKET ANALYSIS  

INTRODUCTION

The following definitions of the Seniors Housing Classifications were jointly developed by the American Seniors 
Housing Association (ASHA) and the National Investment Center (NIC). 

ACTIVE ADU LT COM MUN ITY : For-sale single-family homes, townhomes, cluster homes and condominiums with 

no specialized services, restricted to adults at least 55 years of age or older. Rental housing is not included in this 
category. Residents generally lead an independent lifestyle, and projects are not equipped to provide increased care 
as the individual ages. It may include amenities such as clubhouse, golf course and recreational spaces. Outdoor 
maintenance is normally included in the monthly homeowner’s association or condominium fee. 

SENIOR APARTMEN T COMMU NITY:  Multifamily residential rental properties restricted to adults at least 55 

years of age or older. These properties do not have central kitchen facilities and generally do not provide meals to 
residents but may offer community rooms, social activities, and other amenities. 

INDEPE NDEN T L IV IN G FACILITY  (ILF):  Age-restricted multifamily rental properties with central dining 

facilities that provide residents, as part of their monthly fee, access to meals and other services such as 
housekeeping, linen service, transportation, and social and recreational activities. Such properties do not provide, 
in a majority of the units, assistance with activities of daily living (ADLs) such as supervision of medication, bathing, 
dressing, or toileting. There are no licensed skilled nursing beds in the property. 

ASSI STED  L IV ING FAC IL ITY  (ALF): State regulated rental properties that provide the same services as 

independent living communities listed above, but also provide, in a majority of the units, supportive care from 
trained employees to residents who are unable to live independently and require assistance with ADLs including 
management of medications, bathing, dressing, toileting, ambulating and eating. These properties may have some 
skilled nursing beds, but most units are licensed for assisted living. Many of these properties include wings or floors 
dedicated to residents in need of memory care. A property that specializes in the care of residents with memory 
care issues should be considered an assisted living property. 

INDEPE NDEN T AND  ASSI STED  L IV IN G FAC IL IT Y (IALF): Single communities offering both independent 

and assisted living within the same building or on the same campus. 

NURSI N G FACI L IT Y (NF):  Licensed daily rate or rental properties that are technically referred to as skilled 

nursing facilities (SNF) wherein the majority of individuals require 24-hour nursing and/or medical care. In most 
cases, these properties are licensed for Medicaid and/or Medicare reimbursement. These properties may include a 
minority of assisted living and/or memory care units. 

CONTINU IN G CARE  RE T IREMEN T  COM MUN ITIES  (CCRCS):  Age-restricted properties that include a 

combination of independent living, assisted living and skilled nursing services (or independent living and skilled 
nursing) available to residents all on one campus. Resident payment plans vary and include entrance fee, condo/co-
op and rental programs. Most of the units are not licensed skilled nursing beds. 

The following are additional terms that are used in describing and analyzing seniors housing properties: 

L ICE NSE D BED S:  The number of beds a facility is licensed to operate by the appropriate state licensing agency. 
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L IV IN G U NITS: The number of living units, consisting of one or more rooms, designed to accommodate residents 

of the facility. 

MEDICAID: Provides health coverage for people of all ages whose incomes are low. To qualify for Medicaid, an 

individual, couple, or family must meet income and resource guidelines. Income includes money received each 
month from Social Security, employment, or other sources. Resources refer to the value of items owned such as cash 
and savings. Some resources, such as the family home and one car, are not counted in determining Medicaid 
eligibility. To qualify, individuals must be U.S. citizens, with some exceptions for certain categories of non-citizens. 
Medicaid pays for basic health services and for some services not covered by Medicare such as medicine, nursing 
home care, eye exams, glasses, transportation for medical care, and other medical services. Medicaid is funded and 
regulated by both federal and state governments. As a result, Medicaid rules vary from state to state. 

MEDICAID WA IVER :  Under Section 1915(c) of the Social Security Act, Medicaid law authorizes the Secretary of 

the U.S. Department of Health and Human Services to waive certain Medicaid statutory requirements. These waivers 
enable states to cover a broad array of home and community-based services (HCBS) for targeted populations as an 
alternative to institutionalization. Waiver services may be optional state plan services which either are not covered 
by a state or which enhance the state’s coverage. Waivers may also include services not covered through the state 
plan such as respite care, environmental modifications, or family training. Many states have waiver programs in 
place to provide for assisted living care. 

MEDICARE :  A federal health insurance program. Passed in 1965 as Title XVIII of the Social Security Act, Medicare 

was intended to pay the cost of some health care services in order to ensure access to a basic level of health care 
for the aged and other eligible persons. Medicare will cover the first 20 days of nursing facility care and will partially 
pay for the next 80 days for a total benefit not to exceed 100 days. A three-day hospital stay is required to qualify 
for this benefit. 

MEDICARE PART A:  Provides payment for post-hospital care in a Medicare certified nursing home. Medicare 

Part A may provide payment for post-hospital care in a nursing home for up to 100 days if Medicare coverage 
requirements (the 5 rules) are met. A resident is entitled to full coverage for the first 20 days. From the 21st day 
through the 100th day, Medicare pays for all covered services except a daily co-pay amount for which the resident 
is responsible. That means the resident must pay the co-pay either with his or her own money or, if eligible, through 
Medicaid, or through private insurance (i.e. medi-gap policy). A nursing home resident will not be entitled to any 
Medicare Part A coverage unless he or she is admitted to a nursing home within 30 days following a 3-day hospital 
stay. Medicare certified nursing homes are reimbursed for providing nursing homes stays based upon the 
Prospective Payment System (PPS). 

MEDICARE PART B:  Seniors are required to enroll in Medicare Part B. Medicare Part B pays for doctor’s services, 

outpatient hospital care, and some other medical services that Part A does not cover, such as the services of physical 
and occupational therapists, and some home health care. Part B helps pay for these covered services and supplies 
when they are medically necessary. 

MEDICARE PROSPECTIVE  PA YME NT  SYSTEM  (PPS):  Section 4432(a) of the Balanced Budget Act (BBA) of 

1997 modified how payment is made for Medicare skilled nursing facility (SNF) services. Effective with cost reporting 
periods beginning on or after July 1, 1998, SNFs were no longer paid on a reasonable cost basis or through low 
volume prospectively determined rates but based on the PPS. The PPS rates are adjusted for case mix and geographic 
variation in wages and covers all costs of furnishing covered SNF services (routine, ancillary, and capital-related 
costs). The amount of reimbursement for each resident is based upon the Resource Utilization Groups (RUG) III case 
mix system. 

OPERAT IN G BED S:  The number of beds a facility actually operates. This may be less than the number of licensed 

beds. 
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PRIVA TE BE D:  A bed situated in a room with no other beds/residents. 

PRIVA TE PAY:  Refers to a resident whose charges are funded by: personal funds, assistance from relatives or 

other private individuals or groups, or long term care insurance. 

RESIDENT  DA Y:  A day for which services are rendered and billable, or a day for which a bed or unit is held and 

billed. For example, if a resident rents and occupies a unit for a full calendar year, that resident would have occupied 
the bed or unit for 365 resident days. 

RUG-IV:  RUG IV is a 66-group model for classifying nursing home residents into homogenous groups according 

to common health characteristics and the amount and type of resources they use. Residents are classified based on 
residents’ clinical conditions, extent of services used, and functional status. The groups are in seven general 
categories (in general order of costs associated with caring for residents): rehabilitation plus extensive services, 
extensive services, clinically complex, special care high, special care low, behavioral symptoms and cognitive 
performance and reduced physical function. 

SEM I-PRIV ATE BED:  A bed situated in a room with one other bed/resident. 

WARD BED : A bed situated in a room with two or more other nursing beds/residents. 

L ICENSING REQUIREMENTS

The following summarizes the regulations in the State of California.  

Licensure Term:  Residential Care Facility for the Elderly 

Regulatory Agency:  Department of Public Health, Division of Assisted Living 

Opening Statement:  The Department of Social Services, Community Care Licensing Division 
(CCLD), licenses residential care facilities for the elderly (RCFEs). These 
facilities may also be known as assisted living facilities, retirement homes, 
and board and care homes.

Legislative and Regulatory Update:  In 2018, the California legislature passed AB 3098, which took effect on 
January 1, 2019 (unless otherwise specified) requiring all RCFEs, including 
facilities with continuing care contracts, to include additional elements in 
their facility emergency plans. Prior to AB 3098, facilities with continuing 
care contracts were exempt from these emergency plan requirements. See 
Life Safety section below for emergency and disaster plan requirements. The 
Legislature passed SB 1319 (2019) to prohibit unlawful discrimination by an 
owner, licensee, administrator, employee, or agent of an assisted living 
establishment of residents in assisted living establishments. 

The Department updated regulations in 2018 for selected provisions: 
Residential Care Facilities for the Elderly (RCFE) Personal Rights and 
Miscellaneous: California Code of Regulations (CCR), Title 22 sections 87101, 
87102, 87109, 87309, 87468, 87468.1, 87468.2, 87506, 87612, 87615, and 
87631; and Financial Distress in the RCFE: CCR, Title 22 section 87211. 
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Definition: An RCFE is a housing arrangement chosen voluntarily by the resident, the 
resident's guardian, conservator or other responsible person; where 75 
percent of the residents are sixty years of age or older and where varying 
levels of care and supervision are provided, as agreed to at time of 
admission or as determined necessary at subsequent times of reappraisal. 
Any younger residents must have needs compatible with other residents. 
See California Code of Regulations, Title 22 section 87101(r)(5).

Facility Scope of Care: An RCFE provides care and supervision to its residents, including assistance 
with activities of daily living (ADLs), observation and reassessment, and, 
when appropriate, self-releasing postural supports. Residents with the 
following conditions or in need of the following incidental medical services 
may be admitted or retained as long as the applicable statutes and 
regulations are followed, and these procedures and services are provided by 
an appropriately skilled professional: administration of oxygen, catheter 
care, colostomy/ileostomycare, contractures, diabetes, 
enemas/suppositories, incontinence, injections, intermittent positive 
pressure breathing machines, stage 1 and 2 pressure injury, and wound care. 
Dementia care, hospice care, and care for residents who are bedridden may 
be provided if statutory and regulatory requirements are met. 

Disclosure Items:  For a rate or rate structure increase, the licensee is required to provide no 
less than 60 days' prior written notice to the resident or the resident's 
representative(s) setting forth the amount of the increase, reason for the 
increase, and a general description of the additional costs, except for an 
increase in the rate due to a change in the resident's level of care. For any 
rate increase due to a change in the resident's level of care, the licensee shall 
provide the resident and the resident's representative, if any, written notice 
of the rate increase within two business days after initially providing services 
at the new level of care. The notice shall include a detailed explanation of 
the additional services to be provided at the new level of care and an 
accompanying itemization of the charges. 

Admission agreements also are required to include: a comprehensive 
description of any items and services provided under a single fee; a 
comprehensive description and the corresponding fee schedule of all basic 
services and other items and services not included in the single fee; a 
description of any preadmission fee (a licensee cannot require a 
preadmission fee from a recipient under the State Supplementary Program 
for the Aged, Blind and Disabled); an explanation of the use of third-party 
services; a comprehensive description of billing and payment procedures; 
conditions under which rates may be increased; policy concerning family 
visits and other communication with residents; refund conditions; and 
conditions under which the agreement may be terminated. The admission 
agreement shall include requirements pertaining to the involuntary transfer 
or eviction. An RCFE's eviction notice must contain language stating that the 
licensee must file an unlawful detainer action in superior court and receive 
a written judgment signed by a judge in order to evict a resident who 
remains in the facility after the effective date of a 60-day, 30-day or three-
day eviction. The admission agreement must include information about the 
relocation assistance offered by the facility and the facility's closure plan in 
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order to assist residents in the event of a facility closure. Additional 
disclosures are required if the facility advertises or promotes specialized 
care, such as care of persons with dementia.  

Admission and Retention Policy:  The regulations specify circumstances under which people may be accepted 
and retained. Residents shall not be admitted or retained if they have active 
communicable tuberculosis; require 24-hour skilled nursing or intermediate 
care; or the primary need for care and supervision results from either 
ongoing behavior caused by a mental disorder that would upset the general 
resident group or dementia, unless other requirements are met. 
Additionally, persons who have any of the following health conditions may 
not be admitted: stage 3 or 4 pressure injury, gastrostomy tubes, naso-
gastric tubes, staphylococcus aureus (“staph”) infection or other serious 
infection, residents who depend on others to perform all ADLs, or 
tracheostomies, unless the licensee has submitted a written exception 
request to care for a specified condition, and the Department has approved 
the request. Resident Assessment:  A physician's assessment must be 
completed no more than 120 days prior to a resident moving into any 
establishment. Reevaluations must be completed at least annually. There is 
no required form, but the assessment must include an evaluation of the 
individual's physical, cognitive, and psychosocial condition, and 
documentation of the presence or the absence of tuberculosis infection. 
Establishments may develop their own tools for evaluating residents. 
Documentation of evaluations and reevaluations may be in any form that is 
accurate, addresses the resident's condition, and incorporates the 
physician's assessment. 

Square Foot Requirements:  State requirements do not specify minimum square footage requirements 
for individual units. 

Residents Allowed per Room:  A maximum of two individuals can choose to share a unit.  

Bathroom Requirements:  Private and shared toilets, bathing, and lavatory facilities are allowed. There 
must be at least one toilet and wash basin for each six persons, and one 
bathtub or shower for each 10 persons, including residents, family, and 
facility-dwelling staff. 

Life Safety:  RCFEs must have a current written emergency and disaster plan that 
includes specified items. Emergency and disaster plans are required to 
include elements including but not limited to: contact information list of 
specified parties including emergency personnel; at least two appropriate 
shelter locations that can house residents during an evacuation; establish a 
process for communicating with residents, families, and others; and inform 
residents and responsible parties of the communication process. Licensees 
must also provide training on the emergency and disaster plan to each staff 
member upon hire and annually thereafter; review of the emergency and 
disaster plan annually and update as necessary; conduct a drill for various 
emergency situations at least once quarterly for each shift as specified; 
specified information readily available to staff including contact information 
for the responsible party and physician for each resident; and by July 1, 
2019, an evacuation chair must be in each stairwell. The emergency and 
disaster plans must be made available, upon request, to any resident, 
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responsible party for a resident, local emergency responders and the local 
long-term care ombudsman. An applicant seeking licensure must submit the 
emergency and disaster plan with the initial license application. 

Staffing Requirements:  All facilities shall have a qualified and currently certified administrator. An 
administrator, facility manager, or designated substitute who is at least 21 
years of age and has adequate qualifications must be on the premise of the 
facility 24 hours per day. Direct care staff must be at least 18 years of age. 
There are no specified staffing ratios. Facility personnel must be sufficient 
at all times to provide the services necessary to meet resident needs. In 
RCFEs caring for 16 or more residents, there must be a specified number of 
awake night staff on duty, which is determined by the number residents 
being cared for at the facility. There must be at least one staff member on 
duty and on the premises at all times who has CPR training. 

Administrator Education/Training:  RCFE administrators must complete an 80 hour Initial Certification Training 
Program (60 hours of which must be attended in person), and pass a written 
test. Statute defines Core of Knowledge topics for administrator certification 
[Health and Safety Code sections 1569.616 and 1569.618; and California 
Code of Regulations, Title 22, Section 87405]. Administrators who possess a 
valid Nursing Home Administrator license are exempt from completing an 
approved Initial Certification Training Program and taking the related 
written test, but must complete 12 hours of training in the following Core of 
Knowledge topics: 1) laws, regulations, policies and procedural standards 
that impact the operations of RCFEs; 2) use and misuse of medication 
commonly used by the elderly in a residential setting; and 3) resident 
admission, retention, and assessment procedures. Administrators in 
facilities with a capacity of 16 or more residents must also have levels of 
college education and experience providing care to the elderly as specified 
in regulations. 

Staff Education/Training: All staff must have on-the-job training or related experience in the job 
assigned to them. Direct care staff who assist residents with ADLs must 
complete 40 hours of initial training, with 20 hours completed before 
working independently with residents and the remaining 20 hours 
completed within the first 4 weeks of employment. This training includes 
12 hours of training on dementia care and 4 hours of training on postural 
supports, restricted health conditions, and hospice care and 16 hours of 
hands-on training within 4 weeks of employment. Direct care staff must 
complete 20 hours of annual training that includes 8 hours of training on 
dementia care and four on postural supports, restricted health 
conditions, and hospice care. Staff providing direct care to residents shall 
receive appropriate training in first aid from persons qualified by such 
agencies as the American Red Cross. All trainings must be documented 
and retained in facility personnel files/records. Food service and activity 
directors in facilities with a capacity of 16 or more must have experience 
and education or training as specified in regulations. Each RCFE licensee 
shall provide training in recognizing and reporting elder and dependent 
adult abuse, as prescribed by the California Department of Justice. Direct 
care staff who are licensed or certified medical professionals are also 
required to receive training. [Health and Safety Code sections 1569.625, 
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1569.626 and 1569.696; and California Code of Regulations, Title 22, 
Section 87411]. 

Medicaid Policy and Reimbursement: Medicaid does not typically cover RCFEs, however, RCFEs may apply to be 

providers of Assisted Living Waiver (ALW) services to eligible beneficiaries. 

Eligible beneficiaries residing in skilled nursing facilities, or the community 

may enroll in ALW and be placed in approved RCFEs. The ALW program is 

currently implemented in the following counties: Alameda, Contra Costa, 

Fresno, Kern, Los Angeles, Orange, Riverside, Sacramento, San Bernardino, 

San Diego, San Francisco, San Joaquin, San Mateo, Santa Clara, and Sonoma 

counties. California's ALW was renewed for five years effective March 1, 2019 

by the Centers for Medicare & Medicaid Services and is overseen by the 

California Department of Health Care Services. 
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SENIOR CARE/ HOUSING INDUSTRY OUTLOOK

The following presentation and analyses detail the current state of the national seniors housing market regarding 
the fundamental metrics relevant to both the subject’s property type, as well as the overall seniors housing market. 
Notably, this information was obtained through NIC MAP, a primary source for market participants within the seniors 
housing space. NIC MAP reports seniors housing data for 100+ metropolitan markets within the United States and is 
tracked and reported via “Primary” and “Secondary” metropolitan market averages, in addition to individual 
markets. A summary of the reported seniors housing market fundamental metrics, as of Q1 2023 is as follows: 

It should be noted, NIC MAP does not include nursing care metrics within the aggregate totals for seniors housing 
data. 

SUPPLY TRENDS

Seniors housing supply is typically expressed in terms of units or beds depending on the property type and care levels 
offered. A summary breakdown of the national seniors housing inventory, broken down by care level, is as follows: 

As previously mentioned, NIC MAP does not include nursing care metrics within the aggregate totals for seniors 
housing data. 

Furthermore, the supply and demand metrics within the preceding tables are graphically depicted on the following 
pages: 

Care Level Aggregate Majority IL Majority AL Majority NC

Inventory (Revenue Units) 695,140 353,352 341,788 559,066

Occupancy 83.2% 85.2% 81.2% 81.3%

Annual Rent Growth 5.3% 4.8% 5.9% 4.1%

Absorption (Quarterly) 3,927 793 3,124 6,213

Inventory Growth (Quarterly) 2,114 1,016 1,098 -1,581

Construction vs. Inventory 5.1% 4.7% 5.5% 20.0%

Source: NIC MAP® Monitor Q1 2023

SENIORS HOUSING KEY FUNDAMENTALS

Care Level Aggregate % of Tot. Majority IL % of Tot. Majority AL % of Tot. Majority NC % of Tot.

Property Count 5,440 -- 1,512 -- 3,928 -- 3,987 --

Inventory (Revenue Units) 695,140 100.0% 353,352 100.0% 341,788 100.0% 559,066 100.0%

Independent Living 282,311 40.6% 261,194 73.9% 21,117 6.2% 9,323 1.7%

Assisted Living 273,292 39.3% 46,899 13.3% 226,393 66.2% 17,680 3.2%

Memory Care 101,345 14.6% 14,923 4.2% 86,422 25.3% 3,761 0.7%

Nursing Care 38,192 5.5% 30,336 8.6% 7,856 2.3% 528,302 94.5%

Source: NIC MAP® Monitor Q1 2023

SENIORS HOUSING INVENTORY BREAKDOWN
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With the exception of nursing care, seniors housing uses have historically exhibited consistent inventory growth and 
absorption levels up until the onset of the COVID-19 pandemic. During the pandemic, inventory levels continued to 
rise, most likely due to projects which were already within their final planning stages and/or currently under 
construction, while absorption sharply decreased as the industry adapted to the new landscape. However, 
absorption has significantly rebounded during the first half of 2021 and throughout 2022, indicating that senior 
housing demand has remained resilient and still exhibits a strong level of need for the senior population. 
Occupancies have also rebounded and are trending back towards pre-pandemic levels. 

Nursing care has historically exhibited decreasing levels of inventory growth and inconsistent absorption levels, with 
significant decreases in absorption and occupancy during the pandemic; however, absorption and occupancies have 
begun to rebound during the second half of 2021 and throughout 2022. Notably, inventory decline has remained 
consistent throughout the pandemic and after, which could reasonably be attributed to overbuilding of nursing care 
units pre-1980, as exhibited further within this report. 
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DEMAND DRIVERS

Demand for seniors housing communities and related uses is driven by a consistent set of influences across all 
markets. These “demand drivers” have historically indicated the level of demand any given market is able to bear 
regarding seniors housing and are described in further detail as follows. 

Demographics 

Demand for seniors housing uses is primarily driven by the 75+ age group population. Based on data tracked and 
reported by the U.S. Census Bureau, from 2000 to 2020, the 75+ age group exhibited an average annual increase of 
1.68% and a total increase of 39.41%. The total population for the 75+ age group from 2020 to 2060 is expected to 
increase by an average annual amount of 1.97%, with the total population of this age group more than doubling 
during that time frame. Historically, the percentage of seniors in this age group increased at a consistent rate until 
circa 2020, after which a significant increase has been exhibited and is projected to continue until 2040, after which 
increases level off. The following table exhibits the 75+ population from 2000 to 2020 and beyond: 

The significant increase in the 75+ age group, as exhibited above, can primarily be attributed to the oldest of the 
Baby Boomer generation entering this age group, with the remainder continuing to grow into the 75+ age group for 
the next 20± years. According to the U.S. Census Bureau, the Baby Boomer generation were born between 1946 and 
1964, and as of 2020 will provide a population of 73± million, second only to their children, the Millennials (born 
between 1982 and 2000). Notably, by 2030 all Baby Boomers will be age 65 or older and will account for over 20% 
of the total U.S. population. 

Source: U.S. Census Bureau
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Notably, all senior age groups are expected to see significant growth over the next 40 years, indicated as follows: 

Overall, the forecasted increases in the senior population are well-supported based on historical and current trends 
and will have a direct positive effect on the level of demand for seniors housing uses moving forward in both the 
short- and long-term.  

Life Expectancy and Lifestyle 

Another driver of demand for seniors housing is life expectancy and modern lifestyles. Historically, life expectancy 
at age 65 has consistently increased since such metrics were originally tracked circa 1950. The following graph 
illustrates these increases from 1950 to 2019, the most recently available data: 

Source: U.S. Census Bureau
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Ultimately, advancements in medicine, nutrition, better housing conditions, higher literacy rates, and the 
significance placed on active and healthy lifestyles have greatly contributed to increasing life expectancies and 
overall longevity. This increase in life expectancy and a greater focus on a healthy lifestyle among seniors has had 
and will continue to have a positive effect on demand for seniors housing. 

OWNERS & OPERATORS

In addition to the real estate component of a seniors housing community consisting of the physical, residential space 
provided to both current and future residents of a community, seniors housing communities typically provide a 
service component wherein owners/operators will offer need-based services as indicated by the various acuity levels 
exhibited by a community’s population and related census. Application and management of this service component 
exhibits a direct correlation with the value of the underlying real estate component. 

Ownership and operation of seniors housing communities typically fall into one of three categories:  

 Owner-Operators: This category of owners typically both own and actively manage the community on a 
day-to-day basis. Owner-Operators typically exhibit backgrounds in a number of relevant fields such as 
senior living, other healthcare uses, and property management among others. 

 Owner-Investors: This category of owner typically contracts a third-party senior living operator to manage 
the community on a day-to-day basis. Typically, the most common background for seniors housing Owner-
Investors is from a real estate investment starting point.

 Tenant-Landlord Owners: This category could be considered a subset of Owner-Investors as Tenant-
Landlord Owners own the community but lease the entirety of the community to an operator. Typically, 
owners in this category have the least amount of involvement with the operation of the community.

Source: Centers for Disease Control and Prevention
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The 10 largest seniors housing owners and operators are summarized as follows: 

L ICENSING REQUIREMENTS  

Licensing requirements for operation of seniors housing communities are established and regulated by the 
respective state a community is located within. The following table summarizes the licensing requirements for the 
subject: 

Rank Operator

Total 
Units

Total 
Communities

Company 
Headquarters

1 Brookdale Senior l iving 55,581 668 Brentwood, TN

2 Atria Senior Living, Inc. 43,902 358 Louisvil le, KY

3 LCS 32,988 117 Des Moines, IA

4 Sunrise Senior Living 27,376 269 McLean, VA

5 Erickson Senior Living 24,642 20 Baltimore, MD

6 AlerisLife 19,999 140 Newton, MA

7 Senior Lifestyle 15,047 131 Chicago, Il

8 Discovery Senior Living 14,842 110 Bonita Springs, FL

9 Greystar Real Estate Partners 13,170 69 Tucson, AZ

10 Watermark Retirement Communities 12,490 72 Tucson, AZ

Total 260,037 1,954

Source: 2022 ASHA 50 Report

10 LARGEST SENIORS HOUSING OPERATORS

Rank Owner Total Units

Total 
Communities

Company 
Headquarters

1 Welltower, Inc. 90,178 903 Toledo, OH

2 Ventas, Inc. 66,208 720 Chicago, IL

3 Brookdale Senior Living 30,335 339 Brentwood, TN

4 Diversified Healthcare Trust 25,195 239 Newton, MA

5 Harrison Street 23,470 175  Chicago, IL

6 American Healthcare REIT 16,303 154 Irvine, CA

7 Santerre Health Investors 12,964 129 Bethesda, MD

8 Kayne Anderson Real Estate 12,727 90 Boca Raton, FL

9 Bridge Seniors Housing Fund Manager 11,354 96 Orlando, FL

10 National Health Investors (NHI) 10,989 122 Murfreesboro, TN

Total 299,723 2,967

Source: 2022 ASHA 50 Report

10 LARGEST SENIORS HOUSING OWNERS



Senior Care and Housing Market Analysis  45 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

Please note that we do not express expertise in legal matters regarding the subject’s licensure in respect to any 
national, state, or other relevant guidelines. 

SENIORS HOUSING TRANSACTION MARKET

As seniors housing is a relatively niche industry with higher barriers to entry relative to other property types, the 
number of total transactions is typically lower due to the limited amount of market participants. The following table 
summarizes the transaction data for seniors housing properties during Q1 2023. Please note that this data is 
partitioned between independent living, assisted living, and memory care combined, versus solely nursing care: 

AGE OF COMMUNITIES 

The following table displays the age of seniors housing units/beds within communities throughout the United States 
based on a survey conducted by the American Seniors Housing Association and published within their annual State 
of Seniors Housing report. Notably, the following table only includes data from owners/operators that provided a 
response and does not include properties that had been open less than two years before December 31, 2019. 

Category Detail

License Type Assisted Living

Health Care Facility Licensing/Certification Agency Department of Social Services

Min. Beds Required for License None

Medicaid Waiver/State Plan Yes

Source: ASHA Seniors Housing State Regulatory Handbook

LICENSING REQUIREMENTS

Care Level IL/AL/MC YoY Change NC NC Trend

No. of Transactions 48 ↓ Dec. 42 ↓ Dec.

Total Volume ($M) $534.0 ↓ Dec. $237.9 ↓ Dec.

No. of Revenue Units 5,187 ↓ Dec. 4,349 ↓ Dec.

Price Per Unit - YoY ∆ (%) -38.0% ↑ Inc. 34% ↑ Inc.

Avg. Capitalization - YoY ∆ (bps) 13 ↑ Inc. N/A -

Source: NIC MAP® Sales Transactions Report Q1 2023

Q1 2023 SENIORS HOUSING SALES TRANSACTIONS

Type Pre-1980 % of Tot. 1980 - 1989 % of Tot. 1990 - 1999 % of Tot. 2000 - 2009 % of Tot. 2010+ % of Tot. Total

IL 325 2.0% 2,999 18.6% 3,223 20.0% 5,646 35.1% 3,892 24.2% 16,085

IL/AL 941 7.3% 4,023 31.2% 2,474 19.2% 3,613 28.1% 1,827 14.2% 12,878

IL/AL/MC 1,611 7.0% 3,388 14.7% 5,261 22.8% 5,245 22.8% 7,521 32.7% 23,026

AL 468 1.8% 1,475 5.8% 10,942 42.7% 5,777 22.6% 6,951 27.1% 25,613

AL/MC 625 2.5% 1,842 7.5% 7,635 31.0% 5,640 22.9% 8,909 36.1% 24,651

MC 0 0.0% 36 0.9% 1,226 30.4% 465 11.5% 2,303 57.1% 4,030

CCRC 6,407 13.0% 8,283 16.8% 10,721 21.8% 20,018 40.6% 3,855 7.8% 49,284

NC 2,259 48.4% 667 14.3% 1,064 22.8% 271 5.8% 408 8.7% 4,669

All Other 171 7.8% 128 5.8% 185 8.5% 575 26.3% 1,130 51.6% 2,189

Total 12,807 7.9% 22,841 14.1% 42,731 26.3% 47,250 29.1% 36,796 22.7% 162,425

Source: ASHA 2021 State of Seniors Housing Report

SENIORS HOUSING AGES OF UNITS/BEDS
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As indicated, the majority of all seniors housing units/beds surveyed were made available between 2000 and 2009.  
Overall, communities with memory care tended to be newer than similar communities without. CCRC communities 
are typically older, with only 7.8% of units/beds opened during 2010 and beyond, with skilled nursing facilities 
skewing as the oldest of all seniors housing types with the majority of units/beds opened pre-1980. Notably, these 
survey results indicate that among all property types, almost half of the units/beds reported were in properties that 
had opened post-2000. 

NATIONAL SENIORS HOUSING MARKET SUMMARY

The overall outlook for the national seniors housing market is considered good when accounting for the significant 
population growth of the 75+ age due to the Baby Boomer generation, as well as the even larger Millennial 
generation further ahead, and the increased life expectancy and cultural focus shift towards healthier lifestyles. 
Ultimately, the ongoing and forecasted demand resulting from an improving national seniors housing demographic 
profile indicates a healthy market in both the short- and long-term. 
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MULTIFAMILY MARKET ANALYSIS

LOS ANGELES MULTI-FAMILY MARKET

Costar is the source for the following data. The data reflects conditions of 2023 Q1, the most recent data available. 
The initial discussion provides information on the overall Los Angeles Multi-Family market, followed by the subject’s 
submarket. The subject is located within the West County submarket, which will be discussed later in this report. 

CoStar’s 2022Q3 Base Case forecast is based on the Oxford Economics Baseline scenario published on September 
28, 2022, which reflects slowing momentum in the economy as the Federal Reserve engages in an aggressive 
monetary tightening cycle to rein in a four-decade high inflation rate. The outlook for 2022Q4 envisions further 
slowing in activity as inflation takes its toll. The economy is expected to enter a mild recession in the first half of 
2023, after seeing 1.7% annual growth in 2022. About 4 million jobs were added in the first three quarters of 2022, 
and another 653,000 more will be added in the fourth quarter of the year. Employment momentarily peaks in the 
first quarter of 2023, but payrolls end 2023 0.5% lower than at the end of 2022. A recovery in employment follows 
over the next two years, before growth returns to its long run growth rate of 0.6% in 2026. Despite the mild 
recession, the unemployment rate continues to linger at near historic lows through the end of the forecast period. 
Inflation has spread more towards services in the second half of the year, which tend to be stickier and suggest that 
high inflation will persist for longer. Headline and core inflation are expected to ease through the next four quarters, 
albeit very slowly. The PCE price index is expected to remain above the Fed’s target rate until mid- to late-2023. The 
FOMC has signaled its intent to bring inflation under control and is widely expected to bring the policy rate to 3.75- 
4.00% by the end of the year, while it simultaneously continues to reduce its asset holdings. Capital markets remain 
calm as spreads settle at around 200 basis points through the end of the forecast period.

Costar rates multi-family properties using a star rating, in which 1 and 2-star properties generally equate to the more 
traditional Class C rating; 3-star properties generally equate to Class B; and 4 and 5-star properties generally equate 
to Class A. 

Class A – They are characterized by high quality construction and finishes, high occupancy levels, sophisticated 
amenities, and top rental rates. A+ properties would suggest "trophy" properties with the characteristics noted 
above. 

Class B – These apartment properties are regarded as modern (although not necessarily new) buildings, or old (i.e., 
Class C) structures recently renovated to modern standards. Good locations, reasonably high occupancy levels, and 
competitive rental rates characterize these buildings. 

Class C – The lowest quality apartments available in the market are found in Class C buildings. These buildings are 
generally old, but in fair condition. Rental rates are the lowest within the market and amenities are minimal. 

KEY I NDICATOR S  A T A GLANCE

PRIOR QUARTER CURRENT QUARTER COMPARISON

Vacancy (%) 4.20% 4.37% increased 17 Basis Points 

Absorption (Units) -71 561 increased 632 Units 

Quoted Rental Rates ($/Unit/Month) $2,201 $2,214 increased $13 Per Unit 

Inventory (Units) 1,006,966 1,009,378 increased 2,412 Units 

Net Deliveries (Units) 3,071 2,412 decreased 659 Units 

Under Construction (Units) 27,559 26,523 decreased 1,036 Units 

Overall Comparison Vacancy has increased by 17 basis points 
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LOS ANGELES MULTI-FAMILY MARKET STATISTICS

EXISTING 

INVENTORY

NET 

ABSORPTION

NET 

COMPLETIONS

UNDER 

CONST. 
QUOTED RATES

PERIOD (UNITS) VACANCY % (UNITS) (UNITS) (UNITS) ($/UNIT/MONTH) 
2023 Q1 1,009,378 4.37% 561 2,412 26,523 $2,214

2022 Q4 1,006,966 4.20% -71 3,071 27,559 $2,201

2022 Q3 1,003,794 3.89% 1,122 2,018 27,939 $2,208

2022 Q2 1,001,776 3.80% 1,023 2,039 27,063 $2,203

2022 1,006,966 4.20% 4,831 9,100 27,559 $2,201

2021 997,765 3.79% 32,148 11,249 26,131 $2,137

2020 986,516 5.93% 586 11,042 25,695 $2,007

2019 975,473 4.92% 5,393 10,235 27,387 $2,030

2018 965,238 4.46% 6,875 9,096 26,409 $1,990

2017 956,141 4.27% 6,721 5,076 25,880 $1,932

2016 951,065 4.46% 6,098 10,252 23,411 $1,870

2015 940,813 4.07% 8,482 7,521 19,512 $1,800

2014 933,292 4.20% 7,147 6,925 17,464 $1,711

The Los Angeles Multi-Family market ended the first quarter with a vacancy rate of 4.37%. The vacancy rate 
increased over the previous quarter, with net absorption totaling 561 units in the first quarter. Rental rates increased 
compared to the previous quarter, ending first quarter at $2,214. A total of 2,412 units was delivered to the market, 
with 26,523 units still under construction at the end of the quarter. 

ABSOR PT ION

Net absorption for the overall Los Angeles Multi-Family market was 561 units in the first quarter 2023. That 
compares to -71 units in the fourth quarter 2022, 1,122 units in the third quarter 2022, and 1,023 units in the second 
quarter 2022. Net absorption in the market over the prior 12 months totaled 2,635 units. 
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The Class A (4 & 5 Star) Multi-Family market recorded net absorption of 1,267 units in the first quarter 2023, 
compared to 1,333 units in the fourth quarter 2022, 2,050 units in the third quarter 2022, and 1,482 units in the 
second quarter 2022. 

The Class B (3 Star) Multi-Family market recorded net absorption of 207 units in the first quarter 2023, compared to 
-419 units in the fourth quarter 2022, 19 units in the third quarter 2022, and 121 units in the second quarter 2022. 

The Class C (1 & 2 Star) Multi-Family market recorded net absorption of -913 units in the first quarter 2023, compared 
to -985 units in the fourth quarter 2022, -947 units in the third quarter 2022, and -581 units in the second quarter 
2022. 

Net absorption for the West County submarket was 0 units in the first quarter 2023. That compares to 1 units in the 
fourth quarter 2022, -7 units in the third quarter 2022, and -5 units in the second quarter 2022. 

VACA NC Y

Vacancy for the overall Los Angeles Multi-Family market increased to 4.37% in the first quarter 2023. That compares 
to 4.20% in the fourth quarter 2022, 3.89% in the third quarter 2022, and 3.80% in the second quarter 2022. 

Class A (4 & 5 Star) projects reported a vacancy rate of 8.45% at the end of the first quarter 2023, 8.12% at the end 
of the fourth quarter 2022, 7.12% at the end of the third quarter 2022, and 7.47% at the end of the second quarter 
2022. 

Class B (3 Star) projects reported a vacancy rate of 4.07% at the end of the first quarter 2023, 3.95% at the end of 
the fourth quarter 2022, 3.65% at the end of the third quarter 2022, and 3.49% at the end of the second quarter 
2022. 

Class C (1 & 2 Star) projects reported a vacancy rate of 3.57% at the end of the first quarter 2023, 3.42% at the end 
of the fourth quarter 2022, 3.28% at the end of the third quarter 2022, and 3.13% at the end of the second quarter 
2022. 

The overall vacancy rate in the Los Angeles West County submarket at the end of the first quarter 2023 was 1.72%. 
The vacancy rate was 1.72% at the end of the fourth quarter 2022, 1.78% at the end of the third quarter 2022 and 
1.50% at the end of the second quarter 2022. 
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REN TA L RATE S

The average asking rental rate for available Multi-Family space, all classes, was $2,214 per unit per month at the end 
of the first quarter 2023 in the Los Angeles market area. This represented a 0.6% increase in quoted rental rates 
from the end of the fourth quarter 2022, when rents were reported at $2,201 per unit. 

The average quoted rate within the Class A (4 & 5 Star) sector was $3,290 at the end of the first quarter 2023, while 
Class B (3 Star) rates stood at $2,336, and Class C (1 & 2 Star) rates at $1,693. At the end of the fourth quarter 2022, 
Class A (4 & 5 Star) rates were $3,273 per unit, Class-B (3 Star) rates were $2,318, and Class C (1 & 2 Star) rates were 
$1,685. 

The average quoted asking rental rate in Los Angeles’s West County district was $3,232 per unit per month at the 
end of the first quarter 2023. In the fourth quarter 2022, quoted rates were $3,101.

INVEN TOR Y & CON STRU CTI ON

During the first quarter 2023, a total of 2,412 units was completed in the Los Angeles market area. This compares to 
a total of 3,071 units completed in the fourth quarter 2022, a total of 2,018 units completed in the third quarter 
2022, and 2,039 units completed in the second quarter 2022. 

There were 26,523 units of Multi-Family space under construction at the end of the first quarter 2023. 

EXISTING INVENTORY NET DELIVERIES UNDER CONSTRUCTION

SUBTYPE (UNITS) (12 MONTHS) (UNITS) 
Class A (4 & 5 Star) 144,052 7,746 22,939

Class B (3 Star) 217,920 1,824 3,474

Class C (1 & 2 Star) 647,406 -30 110

Total 1,009,378 9,540 26,523
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MAR KET OU T LOOK

The Los Angeles Multi-Family market ended the first quarter 2023 with an overall vacancy rate of 4.37%. The vacancy 
rate increased over the previous quarter, with net absorption totaling 561 units in the first quarter 2023. Rental 
rates increased $12.65 per unit per month over the previous quarter and ended at $2,214 per unit per month. A 
total of 2,412 units was delivered in the quarter, with 26,523 units still under construction at the end of the quarter.  
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GREATER CULVER C ITY MULTI-FAMILY MARKET

KEY I NDICATOR S  A T A GLANCE

PRIOR QUARTER CURRENT QUARTER COMPARISON

Vacancy (%) 5.20% 4.77% decreased 43 Basis Points 

Absorption (Units) -79 233 increased 312 Units 

Quoted Rental Rates ($/Unit/Month) $2,764 $2,758 decreased $6 Per Unit 

Inventory (Units) 41,468 41,522 increased 54 Units 

 Net Deliveries (Units) 212 54 decreased 158 Units 

Under Construction (Units) 1,275 1,325 increased 50 Units 

Overall Comparison Vacancy has decreased by 43 basis points 

GREATER CULVER C ITY MULTI-FAMILY MARKET STATISTICS

EXISTING 

INVENTORY

NET 

ABSORPTION

NET 

COMPLETIONS

UNDER 

CONST. 
QUOTED RATES

PERIOD (UNITS) VACANCY % (UNITS) (UNITS) (UNITS) ($/UNIT/MONTH) 
2023 Q1 41,522 4.77% 233 54 1,325 $2,758

2022 Q4 41,468 5.20% -79 212 1,275 $2,764

2022 Q3 41,256 4.52% 172 205 1,327 $2,780

2022 Q2 41,051 4.46% 166 331 1,071 $2,772

2022 41,468 5.20% 411 789 1,275 $2,764

2021 40,679 4.35% 1,610 364 1,352 $2,625

2020 40,315 7.42% -384 550 877 $2,445

2019 39,764 5.16% 286 395 1,208 $2,527

2018 39,369 4.92% 273 326 1,317 $2,479

2017 39,043 4.82% 98 119 1,234 $2,403

2016 38,924 4.76% 1,171 1,034 556 $2,319

2015 37,890 5.26% 839 1,302 1,434 $2,249

2014 36,588 4.17% 507 478 2,289 $2,136

The Greater Culver City Multi-Family market ended the first quarter with a vacancy rate of 4.77%. The vacancy rate 
decreased over the previous quarter, with net absorption totaling 233 units in the first quarter. Rental rates 
increased compared to the previous quarter, ending first quarter at $2,758. A total of 54 units was delivered to the 
market, with 1,325 units still under construction at the end of the quarter. 



Multifamily Market Analysis  53 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

ABSOR PT ION

Net absorption for the overall Greater Culver City Multi-Family market was 233 units in first quarter 2023. That 
compares to -79 units in fourth quarter 2022, 172 units in third quarter 2022, and 166 units in second quarter 2022. 
Net absorption in the market over the prior 12 months totaled 492 units. 

The Class A (4 & 5 Star) Multi-Family market recorded net absorption of 235 units in the first quarter 2023, compared 
to 34 units in the fourth quarter 2022, 184 units in the third quarter 2022, and 173 units in the second quarter 2022. 

The Class B (3 Star) Multi-Family market recorded net absorption of 3 units in the first quarter 2023, compared to -
36 units in the fourth quarter 2022, 12 units in the third quarter 2022, and -2 units in the second quarter 2022. 

The Class C (1 & 2 Star) Multi-Family market recorded net absorption of -5 units in the first quarter 2023, compared 
to -78 units in the fourth quarter 2022, -24 units in the third quarter 2022, and -5 units in the second quarter 2022. 
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VACA NC Y

Vacancy for the overall Greater Culver City Multi-Family market decreased to 4.77% in the first quarter 2023. That 
compares to 5.20% in the fourth quarter 2022, 4.52% in the third quarter 2022, and 4.46% in the second quarter 
2022. 

Class A (4 & 5 Star) projects reported a vacancy rate of 5.15% at the end of the first quarter 2023, 7.04% at the end 
of the fourth quarter 2022, 5.37% at the end of the third quarter 2022, and 5.50% at the end of the second quarter 
2022. 

Class B (3 Star) projects reported a vacancy rate of 4.25% at the end of the first quarter 2023, 4.28% at the end of 
the fourth quarter 2022, 3.84% at the end of the third quarter 2022, and 3.71% at the end of the second quarter 
2022. 

Class C (1 & 2 Star) projects reported a vacancy rate of 4.83% at the end of the first quarter 2023, 4.81% at the end 
of the fourth quarter 2022, 4.46% at the end of the third quarter 2022, and 4.35% at the end of the second quarter 
2022. 
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REN TA L RATE S

The average asking rental rate for available Multi-Family space, all classes, was $2,758 per unit per month at the end 
of the first quarter 2023 in the Greater Culver City market area. This represented a 0.2% decrease in quoted rental 
rates from the end of the fourth quarter 2022, when rents were reported at $2,764 per unit. 

The average quoted rate within the Class A (4 & 5 Star) sector was $3,754 at the end of the first quarter 2023, while 
Class B (3 Star) rates stood at $2,680, and Class C (1 & 2 Star) rates at $1,947. At the end of the fourth quarter 2022, 
Class A (4 & 5 Star) rates were $3,779 per unit, Class-B (3 Star) rates were $2,685, and Class C (1 & 2 Star) rates were 
$1,936. 

INVEN TOR Y & CON STRU CTI ON

During the first quarter 2023, a total of 54 units was completed in the Greater Culver City market area. This compares 
to a total of 212 units completed in the fourth quarter 2022, a total of 205 units completed in the third quarter 2022, 
and 331 units completed in the second quarter 2022. 

There were 1,325 units of Multi-Family space under construction at the end of the first quarter 2023. 

EXISTING INVENTORY NET DELIVERIES UNDER CONSTRUCTION

SUBTYPE (UNITS) (12 MONTHS) (UNITS) 
Class A (4 & 5 Star) 9,704 770 1,114

Class B (3 Star) 9,690 32 211

Class C (1 & 2 Star) 22,128 0 0

Total 41,522 802 1,325

GREATER CU LVER C ITY MAR KET OU TLOOK

The Greater Culver City Multi-Family market ended the first quarter 2023 with an overall vacancy rate of 4.77%. The 
vacancy rate decreased over the previous quarter, with net absorption totaling 233 units in the first quarter 2023. 
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Rental rates decreased $5.80 per unit per month over the previous quarter and ended at $2,758 per unit per month. 
A total of 54 units was delivered in the quarter, with 1,325 units still under construction at the end of the quarter.  
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H IGHEST AND BEST USE

INTRODUCTION

The highest and best use is the reasonable, probable, and legal use of vacant land or an improved property that is 
physically possible, legally permissible, appropriately supported, financially feasible and that results in the highest 
value. These criteria are often considered sequentially. The tests of legal permissibility and physical possibility must 
be applied before the remaining tests of financial feasibility and maximal productivity. A financially feasible use is 
precluded if it is legally prohibited or physically impossible. If a reasonable possibility exists that one of the prior, 
unacceptable conditions can be changed, is it appropriate to proceed with the analysis with such an assumption. 

H IGHEST AND BEST USE CRITERIA

The site’s highest and best use is analyzed both as vacant and as improved, and if improvements are proposed then 
an as proposed analysis is required. In all cases, the property’s highest and best use must meet four criteria: (1) 
legally permissible; (2) physically possible; (3) financially feasible; and (4) maximally productive. 

H IGHEST AND BEST USE AS VACANT

LEGALLY PERMI SSI BLE

Legal restrictions include deed restrictions, CC&R’s, lease encumbrances, zoning requirements, building codes, 
historic district controls and environmental regulations, and were previously analyzed to determine legally permitted 
uses.  

Legal restrictions include deed restrictions, CC&R’s, lease encumbrances, zoning requirements, building codes, 
historic district controls and environmental regulations, and were previously analyzed to determine legally permitted 
uses.  Legally, the subject is zoned R3.  Permitted uses include group dwellings, multiple dwellings, apartment uses, 
child care facilities for not more than 20 children, assisted living care housing, senior independent housing.  No other 
legal restrictions have been identified that would limit development of the property beyond the development 
standards stipulated by municipal code. 

PHYSICA LLY POSSIBLE

Size, shape, topography, soil condition, availability of utilities, transportation access, surrounding uses, and 
locational characteristics were previously analyzed to determine which legal land uses are physically possible and 
which are best to conform to the physical and locational aspects of the site and its setting with respect to the 
neighborhood and community.  Overall, the physical site attributes result in adequate utility, and the property could 
be developed with a variety of legally conforming uses.  Given the surrounding uses and location, the site is suited 
for affordable housing use. 

F INA NC IA LLY FEA SIBLE

Financial feasibility is determined by the relationship of supply and demand for the legally probable land uses versus 
the cost to create them.  The market analysis section reveals that multifamily uses in the subject's market are 
generally stabilized.  Recent and planned multifamily developments in the market area serve as direct evidence that 
new multifamily development is financially feasible.  Comparisons of rental rates, operating expenses and 
construction costs indicate the property is capable of providing an adequate return on investment to warrant new 
multifamily development in the current market.  This assertion is supported by the fact that the property has the 
potential to generate rental income as shown in the income approach.  Therefore, affordable housing use is 
considered financially feasible. 
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MAXI MA LLY  PR ODUC TIV E

The final test of highest and best use of the site as vacant is that the use be maximally productive, yielding the highest 
return to the land.  In order to determine the maximally productive use, a comparison of rental rates, occupancy, 
operating expenses, and rates of return for the financially feasible uses have been made.  Based on this analysis, 
multifamily use renders the highest residual land value; therefore, affordable housing development on the subject's 
site is the maximally productive use of the subject as vacant. 

The most probable purchaser of the subject, as vacant, is a multifamily developer.  

H IGHEST AND BEST USE AS PROPOSED

PHYSICA LLY POSSIBLE

The subject is proposed for a 76-unit multifamily building on a 1.03-acre site that conforms to its surrounding uses.  
The proposed multifamily use is physically possible. 

LEGALLY PER MI SSI BLE

The subject's proposed use is legally-conforming due to its affordable homekey grants. 

F INA NC IA LLY FEA SIBLE

Financial feasibility as an income-producing investment is based on the amount of rental income it can generate net 
of the required operating expenses.  If the resulting net operating income motivates continued operation, then the 
land is being put to a productive and financially feasible use.  The appraisers understand that the subject has been 
used as an assisted living community. The subject is capable of producing positive net cash flow to an investor as an 
assisted living community.  An analysis of the multifamily market indicates that an alternate use as multifamily would 
result in a greater value. Therefore, utilization of the proposed improvements as affordable housing use is the 
highest and best financially feasible use. 

MAXI MU M PR ODU CTIVITY

The maximally productive use should conform to neighborhood trends and be consistent with existing nearby land 
uses. The single use that produces the greatest return on investment and usually the highest price and value is 
typically the highest and best use. As shown in the applicable valuation sections, properties like the subject have 
been acquired and continue to be used for multifamily use. Some assisted living community properties in the region 
are being acquired for conversion from assisted living use to multifamily use. This market data provides evidence 
suggesting that the proposed affordable housing use is maximally productive. 

CONC LUSI ON - AS  PR OPOSED

Based on this analysis, affordable housing multifamily use would be more productive than the current assisted living 
community use. For these reasons, the proposed multifamily use is concluded to be maximally productive, and thus 
the highest and best use of the property as improved.  As of the date of value referenced herein, the most probable 
buyer/typical user of the subject property is concluded to be an investor/developer with the intention of converting 
the subject to affordable housing and operating under the conditions of the Homekey grant agreement.   

The most probable purchaser of the property As Proposed, is an investor/operator looking to operate an affordable 
housing community with residential services.  
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VALUATION PROCESS

OVERVIEW

The three traditional approaches to valuing improved properties are: 

 Sales Comparison Approach - a comparison of the property appraised with reasonable similar, recently 
conveyed properties for which the price, terms and conditions of sale are known; 

 Income Capitalization Approach - the processing of a projected net income into a value opinion via one or 
more capitalization techniques; and 

 Cost Approach - an estimate of the replacement cost of all structural improvements as if new, less loss in 
value attributable to depreciation from all causes plus the value of the land as if vacant. 

The Sales Comparison Approach is founded upon the principle of substitution that holds that the cost to acquire an 
equally desirable substitute property without undue delay ordinarily sets the upper limit of value. At any given time, 
prices paid for comparable properties are construed by many to reflect the value of the property appraised. The 
validity of a value indication derived by this approach is heavily dependent upon the availability of data on recent 
sales of properties similar in location, size, and utility to the appraised property. 

The Income Capitalization Approach is based on the principle of anticipation that recognizes the present value of the 
future income benefits to be derived from ownership in a particular property. The Income Capitalization Approach 
is most applicable to properties that are bought and sold for investment purposes and is considered very reliable 
when adequate income and expense data are available. Since income producing real estate is most often purchased 
by investors, this approach is valid and is generally considered the most applicable when the property being 
appraised was designed for or is easily capable of producing a rental income. 

The Cost Approach is based on the premise that the value of a property can be indicated by the current cost to 
construct a reproduction or replacement for the improvements minus the amount of depreciation evident in the 
structures from all causes plus the value of the land and entrepreneurial profit. This approach to value is particularly 
useful for appraising new or nearly new improvements. 

SUMMARY

This appraisal employs the Sales Comparison Approach and the Income Capitalization Approach. Based on our 
analysis and knowledge of the subject property type and relevant investor profiles, it is our opinion that these 
approaches would be considered applicable and/or necessary for market participants. The subject's age makes it 
difficult to accurately form an opinion of depreciation and tends to make the Cost Approach unreliable. Investors do 
not typically rely on the Cost Approach when purchasing a property such as the subject of this report. Therefore, we 
have not employed the Cost Approach to develop an opinion of market value; this exclusion does not affect the 
credibility of the assignment results herein. We have also provided a Land Value at the request of the client. 

The valuation process is concluded by analyzing each approach to value used in the appraisal. When more than one 
approach is used, each approach is judged based on its applicability, reliability, and the quantity and quality of its 
data. A final value opinion is chosen that either corresponds to one of the approaches to value or is a correlation of 
all the approaches used in the appraisal. 
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LAND VALUATION

METHODOLOGY

The Sales Comparison Approach is employed to develop an opinion of land value. In the Sales Comparison Approach, 
we developed an opinion of value by comparing similar, recently sold sites in the surrounding or competing area to 
the subject property. In order to determine the value of the subject property, these comparable sales and/or listings 
are then evaluated and adjusted based on their differences when compared to the subject property. Inherent in this 
approach is the principle of substitution, which states that when a property is replaceable in the market, its value 
tends to be set at the cost of acquiring an equally desirable substitute property, assuming that no costly delay is 
encountered in making the substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison A unit of comparison (i.e. price per square foot, price per acre, price per 
dwelling unit) must be selected for comparable analysis of the sales and 
the subject.  The selected unit of comparison must be consistent with 
market behavior. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of sites that are similar to the subject.  Similarities may include 
size, utility, zoning, physical characteristics, location and the date of the 
sale.  

Confirmation All sales must be confirmed to verify that the data used is accurate, and 
that all of the sales, listings or contracts represent arm’s-length 
transactions. 

Comparison Each of the sales that is chosen for this valuation is considered generally 
similar to the subject.  Therefore, each difference between the 
comparables and the subject must be identified, and then adjusted for 
the various differences. All adjustments are made to the comparables as 
they relate to the subject property. 

Reconciliation Once the comparables have been adjusted, a value must be concluded 
based on the indications produced from the analysis of the 
comparables. 

UNITS OF COMPARISON

Based on market behavior observed, the most appropriate unit of comparison for this analysis is price per square 
foot. 
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COMPARABLE LAND SALES

On the following pages, we present a summary of the properties that we compared to the subject property, a map 
showing their locations, and the adjustment process. Due to the highly developed nature of the subject’s area, 
vacant land sales are rare. As such, we were required to expand our radius to include sales within the outskirts of 
the city. As the subject’s current zoning doesn’t allow for multifamily development, we have used commercially 
zoned land sale comparables. 

COMPARABLE LAND SALES MAP
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COMPARABLE LAND SALES SUMMARY

No. Property / Location

Date of

Sale

Transaction 

Status

Site Size

(Net Acres)

Site Size

(Net SF) Zoning Sale Price

Price per SF 

(Net)

1

1500-1512 Hi Point Street

1500-1512 Hi Point Street

Los Angeles, CA

Nov-22 Closed 0.61 26,544 R3; Multiple Residential $9,050,000 $340.94

2

4424-4438 Slauson Ave

4424 Slauson Avenue

Los Angeles, CA

Jan-22 Closed 0.46 20,003
R3-1; R3; Multiple 

Dwelling
$6,320,000 $315.95

3

1110 South Spaulding Avenue

1110 South Spaulding Avenue

Los Angeles, CA

Jan-22 Closed 0.48 21,121 R-3-1; Residential $4,995,000 $236.49

4

11900 Santa Monica Blvd

11900 Santa Monica Boulevard

Los Angeles, CA

Jun-23 Listing 1.07 46,609
C2; Neighborhood 

Commercial
$25,000,000 $536.38

Subj.
3340 Shelby Drive

Los Angeles, California
--- --- 1.03 44,867

R3, Multiple Dwelling 

Zone
--- ---

Survey Minimum Jan-22 0.46 20,003 $0 $236

Survey Maximum Jun-23 1.07 46,609 $0 $536

Survey Average 0.66 28,569 $0 $357

SUMMARY OF LAND SALES

COMMENTS

1 - This is the sale of a 26,544 square foot land site for $9,050,000. The property sold with discretionary approvals and RTI “Ready to Issue” 

drawings for a luxury 58-unit multifamily community.  The property was on the market from August 2022 to November 2022 and had an asking 

price of $9,050,000 at the time of sale.

2 - This is the sale of 4 adjacent lots. The property can be developed with 42 unit (including a density bonus). It is reported that the buyer will 

develop the site with 35 units. The property was improved with 4 single-family home with a total of 9,084 square feet

3 - The sale price of $4,995,000 was confirmed by both the seller’s broker and buyer’s broker. The lot was RTI with the approval for 26 units

4 - This is a listing for a 1.07-acre parcel of C2 zoned land that is entitled for 171 residential units that is priced at $146,199 per unit.
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COMPARABLE LAND SALES ADJUSTMENT GRID

ADJUSTMENT PROCESS

The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property.  

Subject Sale 1 Sale 2 Sale 3 Sale 4
Property / Location

Terraza of Cheviot 

Hills

3340 Shelby Drive

Los Angeles, California

1500-1512 Hi Point 

Street

1500-1512 Hi Point 

Street

Los Angeles, CA

4424-4438 Slauson 

Ave

4424 Slauson Avenue

Los Angeles, CA

1110 South Spaulding 

Avenue

1110 South Spaulding 

Avenue

Los Angeles, CA

11900 Santa Monica 

Blvd

11900 Santa Monica 

Boulevard

Los Angeles, CA

Transaction Status ----- Closed Closed Closed Listing

Date of Sale ----- Nov-22 Jan-22 Jan-22 Jun-23

Site Size (Acres) 1.03 0.61 0.46 0.48 1.07

Site Size (SF) 44,867 26,544 20,003 21,121 46,609

Sale Price ----- $9,050,000 $6,320,000 $4,995,000 $25,000,000

Zoning R3 R3 R3-1 R-3-1 C2

Unadjusted Price per SF $340.94 $315.95 $236.49 $536.38

Transactional Adjustments

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment $0.00 $0.00 $0.00 $0.00

Financing Terms

Adjustment $0.00 $0.00 $0.00 $0.00

Conditions of Sale

Adjustment 0% 0% 0% -10%

Expenditures Immed After Sale

Adjustment $0.00 $0.00 $0.00 $0.00

Market Conditions Jul-23 Nov-22 Jan-22 Jan-22 Jun-23

Adjustment -1% -1% -1% 0%

Total Transactional Adjustments -1% -1% -1% -10%

Adjusted Price per SF $337.53 $312.79 $234.13 $482.74

Property Adjustments

Inferior Inferior Inferior Inferior

Location 5% 10% 15% 5%

1.03 0.61 0.46 0.48 1.07

Net Site Size (Ac) -5% -5% -5% 0%

R3 R3 R3-1 R-3-1 C2

Zoning / Intended Use 0% 0% 0% 0%

Access / Visibility 5% 5% 0% 0%

Utilities / Infrastructure 0% 0% 0% 0%

Generally level Similar Similar Similar Similar

Topography 0% 0% 0% 0%

Similar Similar Similar Superior

Entitlements 0% 0% 0% -10%

Total Property Adjustments 5% 10% 10% -5%

Indication for Subject $354.41 $344.07 $257.54 $458.60

LAND SALE ADJUSTMENT GRID – per Square Foot
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D ISCUSSION OF ADJUSTMENTS

TRANSACTIONAL ADJUSTMENTS

PROPERTY R I GH TS  CONV EYED

This adjustment accounts for any impact that the property rights transferred to the buyer may have on sale price. 
For leased fee properties, the length of leases in place and the relationship of market to contract rent could impact 
value. Some properties may have stronger appeal to an owner-user or an investor, resulting in a premium or discount 
associated with fee simple property rights. If a buyer acquires the leasehold interest in a comparable, then an 
adjustment may be necessary that accounts for the impact to the of ground rent and/or risk associated with the 
expiration of the ground lease to the sale price. 

All of the comparables were considered similar to the subject and no adjustments were required for this category. 

F INA NC IN G TERMS

This category accounts for differences in financing terms associated with the transaction.  Financing arrangements 
that may require an adjustment include mortgage assumptions (at favorable interest rates), seller buydowns, 
installment sales, wrap-around loans, or any other atypical financing arrangements that do not represent cash-
equivalent terms. 

All of the comparables were considered similar to the subject and no adjustments were required for this category. 

TERMS/COND IT ION S OF  SA LE

Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. This may include 
such factors as seller distress (short sale, REO, auction) or buyer motivation (assemblage, etc.). In some situations, 
the conditions of sale may significantly affect transaction prices. Properties that are listed for sale may require 
adjustments herein to account for any disparity between asking prices and the achievable sale price anticipated. 

Comparable No. 4  is currently listed and is entitled for 171 residential units per listing broker.  A downward 
adjustment of 5% was made for its listing status to account for the buyer's negotiations.  

EXPEND ITURE S IMMED IA TELY AFTER SA LE

In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account for any 
expenditures planned by the buyer immediately after sale, such as capital expenditures, cost to cure deferred 
maintenance, or lease-up costs. 

All of the comparables were considered similar to the subject and no adjustments were required for this category. 

MAR KET COND IT ION S

This adjustment category accounts for differences in economic conditions between the effective date of appraisal 
and the transaction date of the comparable, such as may be caused by changing supply and demand factors, rental 
rates, vacancy rates and/or capitalization rates.  

Comparable No. 2 was regarded superior to the subject and received a downward adjustment of 1%. Comparable 
No. 3 was regarded superior to the subject and received a downward adjustment of 1%. 
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PROPERTY ADJUSTMENTS

LOCA TION

The appeal of a property’s location to users of and/or investors in a particular property type can influence value 
significantly. This factor broadly considers the impact of demographics, geographical attributes, access to 
transportation networks and local land use trends on pricing. Comparisons of location can often be derived, or even 
quantified, by examining rent, vacancy, capitalization rate, and land value trends in the subject and directly 
competitive areas.  

Comparable No. 1 was judged inferior to the subject and received an upward adjustment of 5.0%. Comparable No. 
2 was judged inferior to the subject and received an upward adjustment of 10.0%. Comparable No. 3 was judged 
inferior to the subject and received an upward adjustment of 15.0%. Comparable No. 4 was judged inferior to the 
subject and received an upward adjustment of 5.0%.  

NET S ITE  S IZE  (AC)  

Size and pricing typically have an inverse relationship, whereby larger sites tend to achieve lower pricing on a per-
acre basis. This is attributable to economies of scale, as well as the narrower pool of prospective buyers for a larger 
property.  

Comparable No. 1 was regarded superior to the subject and received a downward adjustment of 5.0%. Comparable 
No. 2 was regarded superior to the subject and received a downward adjustment of 5.0%. Comparable No. 3 was 
regarded superior to the subject and received a downward adjustment of 5.0%. Comparable No. 4 was regarded 
superior to the subject and received a downward adjustment of 5.0%.  

ZONIN G / IN TEN DED USE

The value of vacant land is largely contingent upon its potential use. This factor considers the uses permitted by the 
applicable development standards, per the subject’s zoning designation.  

All of the comparables were considered similar to the subject and no adjustments were required for this category.  

ACCESS / V IS IB ILI TY

Adjustments for access/visibility allow for differences in accessibility to adjacent/nearby roadways, railways and/or 
waterways.  Sites with visibility and exposure to heavier travelled thoroughfares normally command a premium over 
similar sites along tertiary thoroughfares.  

Comparables 1 and 2 were the only comparables not located on a major arterial.  As such, the following adjustments 
were made.  Comparable No. 1 was judged inferior to the subject and received an upward adjustment of 5.0%. 
Comparable No. 2 was judged inferior to the subject and received an upward adjustment of 5.0%.  

UTIL IT IE S / INFR ASTRUC TURE

Infrastructure adjustments may reflect differences in utility availability/capacity, developmental plans or other 
outside influences.  

All of the comparables were considered similar to the subject and no adjustments were required for this category.  
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TOPOGRA PHY

Topography characteristics can influence pricing, as sites with more radical elevation changes typically increase site 
preparation/development costs when compared to a level site.  

All of the comparables were considered similar to the subject and no adjustments were required for this category.  

ENT ITLEME NTS

Comparable 4 is a listing with entitlements granted for 171 residential units.  The additional entitlement adds value 
to the site and thus makes it superior to the subject. 

Comparable No. 4 was regarded superior to the subject and received a downward adjustment of 10.0%.  

SUM MARY OF PR OPER TY  ADJU STMEN T S

Comparable No. 1 was judged inferior to the subject and received an upward adjustment of 5.0%. Comparable No. 
2 was judged inferior to the subject and received an upward adjustment of 10.0%. Comparable No. 3 was judged 
inferior to the subject and received an upward adjustment of 10.0%. Comparable No. 4 was regarded superior to 
the subject and received a downward adjustment of 5.0%. 

LAND VALUE CONCLUSION

After adjustments, the comparable land sales reflect a range from $257.54 to $458.60 per square foot, with an 
average of $353.66 per square foot and a median of $349.24 per foot. We have placed primary reliance on land sale 
1 due to recency and proximity.  We have placed secondary reliance on the data set’s median. 

Based on the data available and the analyses presented, the indicated value of the land by the Sales Comparison 
Approach is $350.00 per square foot, calculated in the following table. 

SALES SUMMARY UNADJUSTED ADJUSTED

Minimum $236.49 $257.54

Maximum $536.38 $458.60

Median $328.45 $349.24

Average $357.44 $353.66

Indicated Value per SF $350.00

Land Area (SF) x  44,867

Indicated Value $15,703,450

$15,700,000

Per square foot $349.92

Rounded to nearest  $10,000

LAND VALUE CONCLUSION
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SALES COMPARISON APPROACH – CURRENT USE AS 

ASSISTED L IVING COMMUNITY

In the Sales Comparison Approach, we developed an opinion of value by comparing similar, recently sold properties 
in the surrounding or competing area to the subject property. In order to determine the value of the subject 
property, these comparable sales and/or listings are then evaluated and adjusted based on their differences when 
compared to the subject property. Inherent in this approach is the principle of substitution, which states that when 
a property is replaceable in the market, its value tends to be set at the cost of acquiring an equally desirable 
substitute property, assuming that no costly delay is encountered in making the substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison A unit of comparison (i.e. price per square foot, price per dwelling unit) 
must be selected for comparable analysis of the sales and the subject.  
The selected unit of comparison must be consistent with market 
behavior. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of properties that are similar to the subject.  Similarities may 
include property type, size, physical condition, location and the date of 
the sale.  

Confirmation All sales must be confirmed to verify that the data used is accurate, and 
that all of the sales, listings or contracts represent arm’s-length 
transactions. 

Comparison Each of the improved sales that are chosen for this valuation is 
considered generally similar to the subject.  Therefore, each difference 
between the comparables and the subject must be identified, and then 
adjusted for the various differences. All adjustments are made to the 
comparables as they relate to the subject property. 

Reconciliation Once all of the comparables have been adjusted, a single-value must be 
concluded based on the indications produced from the analysis of the 
comparables. 

The most widely used and market-oriented unit of comparison for properties such as the subject is the sales price 
per unit. All comparable sales were analyzed on this basis.  

Due to the nature of the subject property and the level of detail available for the comparable data, we have elected 
to analyze the comparables through application of a traditional adjustment grid utilizing percentage adjustments. 

SALE OF THE SUBJECT PROPERTY

The subject property is currently vested in Lindley Northridge LLC, a California limited liability company.  It is under 
contract for $27,300,000 where Lindley Northridge LLC is the seller and Weingart Center Association, a California 
nonprofit corporation is the buyer per purchase and sale contract provided by the client.  The subject property has 
not been sold within the previous three years to the effective date of value. 

The budgeted renovation costs have been reported at $11,315,290 . 
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COMPARABLE IMPROVED SALES

On the following pages, we present a summary of the improved properties that we compared to the subject 
property, a map showing their locations, and the adjustment process. Additional details of the sales are in the 
Addenda. 

We utilized 5 assisted living community sales in within Southern California. Assisted living property sales were 
limited, so we expanded our search location wise to find appropriate comparables. 
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ADJUSTMENT PROCESS

The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property.  

 SUMMARY OF IMPROVED SALES

No. Property / Location

Date of 

Sale

Transaction 

Status

Year Built/ 

Renovated

Bldg. Size 

(SF Gross)

No.

Beds

Site Size

(SF)

(Acres)

Sales Price

$/Unit

1

West Anaheim Extended Care

645 South Beach Boulevard

Anaheim, CA

Sep-22 Clos ed 1989 / 2005 41,617 138
 83,635

1.92 

$25,000,000

$181,159

2

Estancia  Senior Living

1735 South Miss ion Road

Fal lbrook, CA

Oct-21 Clos ed 2021 88,892 104
 500,940

11.5 

$35,000,000

$336,538

3

Ivy Park at Otay Ranch

1290 Santa  Rosa  Drive

Chula  Vista , CA

Apr-21 Clos ed 2018 100,402 111
 196,891

4.52 

$29,400,000

$264,865

4

Morningstar Senior Living

951 North Fa i r Oaks  Avenue

Pasadena, CA

Jan-21 Clos ed 2003 130,553 149
 83,849

1.92 

$64,467,000

$432,664

Subj.

Terraza  of Cheviot Hi l l s

3340 Shelby Drive

Los  Angeles , Ca l i fornia

--- ---
1968 / 2024 

(proposed)
38,143 76

44,867

1.03
---

COMMENTS

Sale Comp 1 - West Anahei m Extended Care i s a ski l led nursing faci l i ty loca ted at 645 South Beach Boulevard, Anahei m,

CA in an urban area. The improvements were constructed in 1989 and are in a vera ge condition. The faci l i ty had an overa l l

occupancy of 96% at the time of sa le. The deta i ls  of the transaction were veri fied via  the broker. The $25,000,000 sa le price 

reflects a value of $181,159 per revenue uni t. A local owner-operator sold the asset to an East Coast-based real es tate

hol ding compa ny, which wil l l ease the property to a loca l operator. The faci l i ty a lso holds a contract for over 50

therapeuti c res identia l care beds . Matt Jassak wi th Fol ey & Lardner represented the sel l ers on the transaction. The exact

uni t mixed at the ti me of the sal e wa s descri bed as 24 semi private uni ts and 30 three bed semi pri vate uni ts , for a tota l

of 138 beds . The bed mix does fluctuate depending upon res ident mix in the community as many of the three-bed rooms

are often uti l ized as  semi -pri vate units . 

Sale Comp 2 - This comparable represents the sa le of a 109- ass i sted l i ving communi ty l ocated a t 1735 South Mi ssion

Roa d in Fa l lbrook, Ca l i fornia. The property was bui l t in 2021 and was i n good condi tion. The compa rable sold in October

2021 for $35,000,000 or $321,101 per uni t. The sel ler is a developer/operator specia l izing in multi fami ly development i n

the western US. The occupancy was reported at 40%. The property opened for bus iness in July, 2021. The proforma cap rate

was  8.76%.

Sale Comp 3 - Ivy Park at Otay Ranch i s a Class A senior l i vi ng community a t 1290 Santa Rosa Drive in Chula Vis ta,

Cal i fornia i n a suburban location. The communi ty was bui lt in 2018 and occupancy (65%) was impacted by COVID-19 at the

time of sa le. The property sol d on Apri l  30, 2021 for $29,400,000 or $264,865 per uni t.

Sale Comp 4 - Thi s comparable represents the sa le of a Class B senior l iving community in Pasadena , CA. The sa les price

of $64,467,000 was confi rmed by the buyer. Post-clos ing, the buyer changed the na me to Morni ngstar Senior Living. The

proforma cap rate was  5.32%.
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TRANSACTIONAL ADJUSTMENTS

Property Rights Conveyed This adjustment accounts for any impact that the property rights transferred to the buyer may have on sale price. For leased fee properties, the

length of leases in place and the relationship of market to contract rent could impact value. Some properties may have stronger appeal to an

owner-user or an investor, resulting in a premium or discount associated with fee simple property rights. If a buyer acquires the leasehold

interest in a comparable, then an adjustment may be necessary that accounts for the impact to the of ground rent and/or risk associated with

the expira�on of the ground lease to the sale price.


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Financing This category accounts for other factors that may have influenced the sale price, primarily pertaining to seller motivation, such as seller distress

(short sale, REO, auction) or buyer motivation, such as an assemblage. In the case of active listings, this adjustment can also capture the

disparity between asking prices and the achievable sale price expected by the appraiser or a party to the sale. 

All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Terms/Conditions of Sale Adjustments for conditions of sale typically reflect various motivations of the buyer and/or seller. In many situations, the conditions of sale

may significantly affect transac�on prices. Proper�es that are listed for sale may require adjustments herein.


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Expenditures After Sale In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account for any expenditures planned by

the buyer immediately a�er sale, such as capital expenditures, cost to cure deferred maintenance, or lease-up costs.


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Market Conditions This adjustment category accounts for differences in economic conditions between the effective date of appraisal and the transaction date of

the comparable, such as may be caused by changing supply and demand factors, rental rates, vacancy rates and/or capitalization rates. 

Market conditions have shows to remain relatively stable for assisted living properties in within the time from of the comparables uitilized.

Total Transactional 

Adjustment

All comparables were similar to the subject in transactional adjustments, and therefore, no adjustments were required.

PROPERTY ADJUSTMENTS

Location The appeal of a property’s location to users of and/or investors in a particular property type can influence value significantly. This factor

broadly considers the impact of demographics, geographical attributes, access to transportation networks and/or employment centers and

local land use trends on pricing. Comparisons of location can often be derived, or even quantified, by examining rent, vacancy, capitalization

rate, and land value trends in the subject and directly compe��ve areas. 


Sale No. 1 was judged inferior to the subject and received an upward adjustment of 15.0%. Sale No. 2 was judged inferior to the subject and

received an upward adjustment of 10.0%. Sale No. 3 was judged inferior to the subject and received an upward adjustment of 10.0%. Sale No. 4 

was judged inferior to the subject and received an upward adjustment of 5.0%. Sale No. 5 was judged inferior to the subject and received an

upward adjustment of 5.0%. 

Project Size - Beds Normally, all other characteristics being equal, the per square foot value of a property is affected by its size. Building size and price per square

foot typically have an inverse relationship. Larger buildings tend to achieve lower pricing on a per-unit basis due to their economies of scale,

and smaller pool of prospec�ve buyers. 


Sale No. 1 was judged inferior to the subject and received an upward adjustment of 5.0%. Sale No. 2 was judged inferior to the subject and

received an upward adjustment of 5.0%. Sale No. 3 was judged inferior to the subject and received an upward adjustment of 5.0%. Sale No. 4

was judged inferior to the subject and received an upward adjustment of 5.0%. Sale No. 5 was judged inferior to the subject and received an

upward adjustment of 5.0%. 

Year Built The absolute physical/chronological age differences between properties can impact achievable pricing. This category may reflect such

differences, irrespective of other related differences in property condition and/or effective age, which considers maintenance and renovations

that have occurred since the property’s original construc�on date. 


Sale No. 1 was regarded superior to the subject and received a downward adjustment of 5.0%. Sale No. 2 was regarded superior to the subject

and received a downward adjustment of 10.0%. Sale No. 3 was regarded superior to the subject and received a downward adjustment of

10.0%. Sale No. 4 was regarded superior to the subject and received a downward adjustment of 10.0%. Sale No. 5 was regarded superior to the

subject and received a downward adjustment of 10.0%. 

Condition Older properties that have been well maintained could be considered to be in better condition than newer properties that have not been well

maintained or that have incurred deferred maintenance.  

Sale No. 1 was regarded superior to the subject and received a downward adjustment of 5.0%. Sale No. 2 was regarded superior to the subject

and received a downward adjustment of 10.0%. Sale No. 3 was regarded superior to the subject and received a downward adjustment of

10.0%. Sale No. 4 was regarded superior to the subject and received a downward adjustment of 10.0%. 

Project Amenities This adjustment category recognizes differences in project amenities amongst properties. Such project amenities may include clubhouses,

swimming pools, jacuzzi's, spa's, fitness centers, tennis courts, security gates, laundry facili�es, elevators/escalators, et cetera. 


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Bed Allocation Comparable 1 has 24 semi private and 30 3 bed rooms which are considered to be inferior to the subject property which has 76 private rooms.

Private rooms are typically rented at higher rates.

A 20% adjustment was made.

Levels of Care Comparables 2-4 offer memory care in addition to assisted living. This additional service makes these properties superior to the subject in this

category.  The following adjustments were made.

Sale No. 2 was regarded superior to the subject and received a downward adjustment of 10.0%. Sale No. 3 was regarded superior to the subject 

and received a downward adjustment of 10.0%. Sale No. 4 was regarded superior to the subject and received a downward adjustment of

10.0%.

Total Property Adjustments Sale No. 1 was judged inferior to the subject and received an upward adjustment of 30.0%. Sale No. 2 was regarded superior to the subject and

received a downward adjustment of 15.0%. Sale No. 3 was regarded superior to the subject and received a downward adjustment of 15.0%.

Sale No. 4 was regarded superior to the subject and received a downward adjustment of 20.0%. Sale No. 5 was regarded superior to the subject 

and received a downward adjustment of 5.0%. 
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SUM MARY OF ADJU STM ENT S

CONC LUSI ON OF SA LE S COMPAR ISON APPR OAC H

After adjustment, the comparables support a range of value indications from $225,135 to $367,765  per unit, and 
average $280,881 per unit. We placed primary reliance on sale comparable 4 due to its proximity to the subject.  

COMPARABLE SALE SUMMARIES AND ADJUSTMENTS

Subject Sale 1 Sale 2 Sale 3 Sale 4

Property / Location Terraza of Cheviot Hills

3340 Shelby Drive

Los Angeles, California

West Anaheim 

Extended Care

645 South Beach 

Boulevard

Anaheim, CA

Estancia Senior Living

1735 South Mission 

Road

Fallbrook, CA

Ivy Park at Otay Ranch

1290 Santa Rosa Drive

Chula Vista, CA

Morningstar Senior 

Living

951 North Fair Oaks 

Avenue

Pasadena, CA

Date of Sale ----- Sep-22 Oct-21 Apr-21 Jan-21

Bldg. Size (SF Gross) 38,143 41,617 88,892 100,402 130,553

No. Units 76 138 104 111 149

Occup. 100% 96% 40% 65% 92%

Unadjusted Price ($ per Unit) ----- $181,159 $336,538 $264,865 $432,664

Transactional Adjustments

Property Rights Conveyed Leased Fee Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment $0 $0 $0 $0

Financing

Adjustment $0 $0 $0 $0

Terms/Conditions of Sale

Adjustment $0 $0 $0 $0

Expenditures After Sale

Adjustment $0 $0 $0 $0

Market Conditions Jul-23 Sep-22 Oct-21 Apr-21 Jan-21

Adjustment 0% 0% 0% 0%

Adjusted Price ($ per Unit) $181,159 $336,538 $264,865 $432,664

Property Adjustments

Inferior Inferior Inferior Inferior

Location 15% 10% 10% 5%

76 138 104 111 149

Project Size - Beds 5% 5% 5% 5%

1968 1989 2021 2018 2003

Year Built -5% -10% -10% -10%

As Is Similar Superior Superior Superior

Condition 0% -10% -10% -5%

Similar Similar Similar Similar

Project Amenities 0% 0% 0% 0%

Bed Allocation 20% 0% 0% 0%

Al Al Al, MC Al, MC Al, MC

Levels of Care 0% -10% -10% -10%

Total Property Adjustments 35% -15% -15% -15%

Indication for Subject: $244,565 $286,058 $225,135 $367,765

SALES SUMMARY UNADJUSTED ADJUSTED

Minimum $181,159 $225,135

Maximum $432,664 $367,765

Average $303,807 $280,881
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VA LUE IN DIC ATI ON FR OM SALE S COM PARI SON

Our conclusion via the Sales Comparison Approach is as follows, as previously discussed. 

Our estimate of value based on the current use as an assisted living community aligned with the purchase price of 
$27,300,000 , which supports the proposed affordable housing use as the subject’s highest and best use.  

SALES COMPARISON APPROACH VALUE CONCLUSION - AS IS

Indicated Value Per Unit $360,000

No. Units x  76

Indicated Value $27,360,000

Rounded to nearest  $50,000 $27,350,000

Per Unit $359,868
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SALES COMPARISON APPROACH- UNENCUMBERED

In the Sales Comparison Approach, we developed an opinion of value by comparing similar, recently sold properties 
in the surrounding or competing area to the subject property. In order to determine the value of the subject 
property, these comparable sales and/or listings are then evaluated and adjusted based on their differences when 
compared to the subject property. Inherent in this approach is the principle of substitution, which states that when 
a property is replaceable in the market, its value tends to be set at the cost of acquiring an equally desirable 
substitute property, assuming that no costly delay is encountered in making the substitution. 

The Sales Comparison Approach to value requires the following sequential steps: 

Unit of Comparison A unit of comparison (i.e. price per square foot, price per dwelling unit) 
must be selected for comparable analysis of the sales and the subject.  
The selected unit of comparison must be consistent with market 
behavior. 

Search for Sales Research must be done to locate comparable sales, listings and 
contracts of properties that are similar to the subject.  Similarities may 
include property type, size, physical condition, location and the date of 
the sale.  

Confirmation All sales must be confirmed to verify that the data used is accurate, and 
that all of the sales, listings or contracts represent arm’s-length 
transactions. 

Comparison Each of the improved sales that are chosen for this valuation is 
considered generally similar to the subject.  Therefore, each difference 
between the comparables and the subject must be identified, and then 
adjusted for the various differences. All adjustments are made to the 
comparables as they relate to the subject property. 

Reconciliation Once all of the comparables have been adjusted, a single-value must be 
concluded based on the indications produced from the analysis of the 
comparables. 

The most widely used and market-oriented unit of comparison for properties such as the subject is the sales price 
per unit. All comparable sales were analyzed on this basis.  

Due to the nature of the subject property and the level of detail available for the comparable data, we have elected 
to analyze the comparables through application of a traditional adjustment grid utilizing percentage adjustments. 

SALE OF THE SUBJECT PROPERTY

The subject property is currently vested in Lindley Northridge LLC, a California limited liability company.  It is under 
contract for $27,300,000 where Lindley Northridge LLC is the seller and Weingart Center Association, a California 
nonprofit corporation is the buyer per purchase and sale contract provided by the client.  The subject property has 
not been sold within the previous three years to the effective date of value. 

The proposed construction costs have been reported at $11,315,290 .
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COMPARABLE IMPROVED SALES

On the following pages, we present a summary of the improved properties that we compared to the subject 
property, a map showing their locations, and the adjustment process. Additional details of the sales are in the 
Addenda. 

The following sales all occurred within the past 3 years in the City of Los Angeles 

Comparable Improved Sales Map 
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 SUMMARY OF IMPROVED SALES

No. Property / Location

Date of 

Sale

Transaction 

Status

Year Built/ 

Renovated

Bldg. Size

(SF Net)

(SF Gross)

No.

Units

Avg Unit

Size (SF) Occup.

Sales Price

$/Unit

NOI

/Unit

Overall 

Rate

1

430 S Gramercy Pl -

430 South Gramercy Place

Los Angeles, CA

Feb-23 Closed 1964
 14,031 

 20,497 
30 467 100%

$7,150,000

$238,333
$11,917 5.00%

2

3252 Overland Avenue Apartments

3252 Overland Avenue

Los Angeles, CA

Feb-23 Closed 1964
 24,120 

 25,971 
32 753 96%

$10,200,000

$318,750
$14,188 4.45%

3

The Diplomat Apartments

10751 Rose Avenue

Los Angeles, CA

Dec-22 Closed 1962
 92,700 

 92,700 
119 778 97%

$31,700,000

$266,387
$9,324 3.50%

4

2501 West View Street

2501 West View Street

Los Angeles, CA

Nov-21 Closed 1986
 28,400 

 28,675 
37 767 78%

$9,600,000

$259,459
$9,163 3.53%

5

3900 Nicolet Avenue Apartments

3900 Nicolet Avenue

Los Angeles, CA

Oct-21 Closed 1956
 64,600 

 72,036 
76 850 76%

$16,700,000

$219,737
$4,917 2.24%

Subj.

Terraza of Cheviot Hills

3340 Shelby Drive

Los Angeles, California

--- ---
1968 / 2024 

(proposed)

24,700

38,143
76 325 -- --- $11,926 4.50%

COMMENTS

Sale Comp 1 - This is a sale of 30-unit multifamily building for $7,150,000, or about $238,333 per unit. The Class C apartment complex was

built in 1964 and is comprised of a single three-story building situated on a 0.344 acre (14,985 SF) parcel with a unit mix of 10 studios, (17) 

Sale Comp 2 - On 2/14/2023, David and Caryn Krasne sold the 32-unit apartment complex at 3252 Overland Ave in Los Angeles, CA to

Emmett Ochs Investments for $10.2 million, or $318,750 per unit.

Sale Comp 3 - Subject property sold for $266,386 per unit on 12/9/2022

Sale Comp 4 - This is the sale of a 37-unit multifamily property located along West View Street, just north of Adams Boulevard in the West

Adams neighborhood of the city of Los Angeles. The property featured eight vacant units at the time of sale and no income was being

collected for a total of 17 units (including the eight vacant units) at the time of sale. The income projected below projects contract rent for

all occupied units and market rent on the vacant units. Overall, contract rents were considered by the listing brokers to be approximately

30% below market levels.

Sale Comp 5 - Property was on the market 133 days. The reported vacancy rate was 23.68% which would allow for considerable more

income and a higher cap rate.  A potential value-add deal.
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ADJUSTMENT PROCESS

The sales that we have utilized represent the best available information that could be compared to the subject 
property. The major elements of comparison for an analysis of this type include the property rights conveyed, the 
financial terms incorporated into a particular transaction, the conditions or motivations surrounding the sale, 
changes in market conditions since the sale, the location of the real estate, its physical traits and the economic 
characteristics of the property.  

TRANSACTIONAL ADJUSTMENTS

Property Rights Conveyed This adjustment accounts for any impact that the property rights transferred to the buyer may have on sale price. For leased fee

properties, the length of leases in place and the relationship of market to contract rent could impact value. Some properties may have

stronger appeal to an owner-user or an investor, resulting in a premium or discount associated with fee simple property rights. If a buyer

acquires the leasehold interest in a comparable, then an adjustment may be necessary that accounts for the impact to the of ground rent

and/or risk associated with the expira�on of the ground lease to the sale price.


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Financing This category accounts for other factors that may have influenced the sale price, primarily pertaining to seller motivation, such as seller

distress (short sale, REO, auction) or buyer motivation, such as an assemblage. In the case of active listings, this adjustment can also

capture the disparity between asking prices and the achievable sale price expected by the appraiser or a party to the sale. 

All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Terms/Conditions of Sale Site utility adjustments may allow for differences in site features such as how the improvements are laid-out on the site, retention ponds,

access, exposure, slope or other factors.  

All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Expenditures After Sale In order to arrive at the effective sale price, the actual sale price of each comparable is adjusted to account for any expenditures planned

by the buyer immediately a�er sale, such as capital expenditures, cost to cure deferred maintenance, or lease-up costs.


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Market Conditions This adjustment category accounts for differences in economic conditions between the effective date of appraisal and the transaction date

of the comparable, such as may be caused by changing supply and demand factors, rental rates, vacancy rates and/or capitalization rates. 

Sale No. 3 was regarded superior to the subject and received a downward adjustment of 1.0%. Sale No. 4 was regarded superior to the

subject and received a downward adjustment of 2.0%. Sale No. 5 was regarded superior to the subject and received a downward

adjustment of 1.0%.
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PROPERTY ADJUSTMENTS

Location The appeal of a property’s location to users of and/or investors in a particular property type can influence value significantly. This factor

broadly considers the impact of demographics, geographical attributes, access to transportation networks and/or employment centers and

local land use trends on pricing. Comparisons of location can often be derived, or even quantified, by examining rent, vacancy,

capitalization rate, and land value trends in the subject and directly competitive areas.

We considered the median home value, income earned in, and access/population in comparable areas relative to the subject to determine 

the appropriate loca�on adjustments.  The sales were adjusted accordingly.


Sale No. 1 was judged inferior to the subject and received an upward adjustment of 10.0%. Sale No. 4 was judged inferior to the subject

and received an upward adjustment of 15.0%. Sale No. 5 was judged inferior to the subject and received an upward adjustment of 10.0%. 

Project Size - Units Normally, all other characteristics being equal, the per square foot value of a property is affected by its size. Building size and price per

square foot typically have an inverse relationship. Larger buildings tend to achieve lower pricing on a per-unit basis due to their

economies of scale, and smaller pool of prospec�ve buyers. 


Sale No. 1 was regarded superior to the subject and received a downward adjustment of 10.0%. Sale No. 2 was regarded superior to the

subject and received a downward adjustment of 10.0%. Sale No. 3 was judged inferior to the subject and received an upward adjustment

of 10.0%. Sale No. 4 was regarded superior to the subject and received a downward adjustment of 10.0%. 

Average Unit Size (SF) The average unit size of a property may affect the sales price. Typically, the smaller the average unit size, the higher the price per square

foot and the lower the price per unit.  

Sale No. 1 was regarded superior to the subject and received a downward adjustment of 5.0%. Sale No. 2 was regarded superior to the

subject and received a downward adjustment of 10.0%. Sale No. 3 was regarded superior to the subject and received a downward

adjustment of 10.0%. Sale No. 4 was regarded superior to the subject and received a downward adjustment of 10.0%. Sale No. 5 was

regarded superior to the subject and received a downward adjustment of 10.0%. 

Year Built The absolute physical/chronological age differences between properties can impact achievable pricing. This category may reflect such

differences, irrespective of other related differences in property condition and/or effective age, which considers maintenance and

renova�ons that have occurred since the property’s original construc�on date. 


All of the comparables were considered similar to the subject and no adjustments were required for this category. 

Condition Older properties that have been well maintained could be considered to be in better condition than newer properties that have not been

well maintained or that have incurred deferred maintenance. 

The subject will be completely renovated upon completion. Therefore, all the comparables required a slight upward adjustment.

Project Amenities This adjustment category recognizes differences in project amenities amongst properties.  Such project amenities may include clubhouses, 

swimming pools, jacuzzi's, spa's, fitness centers, tennis courts, security gates, laundry facilities, elevators/escalators, et cetera. 

Comparables 1-3 have a pool, therefore the following adjustments wer emade. Sale No. 1 was regarded superior to the subject and

received a downward adjustment of 5.0%. Sale No. 2 was regarded superior to the subject and received a downward adjustment of 5.0%.

Sale No. 3 was regarded superior to the subject and received a downward adjustment of 5.0%. 

Total Property Adjustments Sale No. 1 was regarded superior to the subject and received a downward adjustment of 5.0%. Sale No. 2 was regarded superior to the

subject and received a downward adjustment of 20.0%. Sale No. 5 was judged inferior to the subject and received an upward adjustment

of 5.0%. 
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SUMMARY OF ADJUSTMENTS

COMPARABLE SALE SUMMARIES AND ADJUSTMENTS

Subject Sale 1 Sale 2 Sale 3 Sale 4 Sale 5

Property / Location Terraza of Cheviot 

Hills

3340 Shelby Drive

Los Angeles, California

430 S Gramercy Pl -

430 South Gramercy 

Place

Los Angeles, CA

3252 Overland Avenue 

Apartments

3252 Overland Avenue

Los Angeles, CA

The Diplomat 

Apartments

10751 Rose Avenue

Los Angeles, CA

2501 West View 

Street

2501 West View 

Street

Los Angeles, CA

3900 Nicolet Avenue 

Apartments

3900 Nicolet Avenue

Los Angeles, CA

Date of Sale ----- Feb-23 Feb-23 Dec-22 Nov-21 Jan-22

Bldg. Size (SF Net) 24,700 14,031 24,120 92,700 28,400 64,600

No. Units 76 30 32 119 37 76

Avg. Unit Size (SF)                                  325                                  467                                  753                                  778                                  767                                  850 

Occup. 100% 100% 96% 97% 78% 76%

Sale Price ----- $7,150,000 $10,200,000 $31,700,000 $9,600,000 $16,700,000

Overall Rate 4.50% 5.00% 4.45% 3.50% 3.53% 2.24%

Unadjusted Price ($ per Unit) ----- $238,333 $318,750 $266,387 $259,459 $219,737

Transactional Adjustments

Property Rights Conveyed Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee Leased Fee

Adjustment $0 $0 $0 $0 $0

Financing

Adjustment $0 $0 $0 $0 $0

Terms/Conditions of Sale

Adjustment $0 $0 $0 $0 $0

Expenditures After Sale

Adjustment $0 $0 $0 $0 $0

Market Conditions Jul-23 Feb-23 Feb-23 Dec-22 Nov-21 Jan-22

Adjustment 0% 0% -1% -2% -1%

Adjusted Price ($ per Unit) $238,333 $318,750 $263,723 $254,270 $217,539

Property Adjustments

Inferior Similar Similar Inferior Inferior

Location 10% 0% 0% 15% 10%

76 30 32 119 37 76

Project Size - Units -10% -10% 10% -10% 0%

325 467 753 778 767 850

Average Unit Size (SF) -5% -10% -10% -10% -10%

1968 1964 1964 1962 1986 1956

Year Built 0% 0% 0% 0% 0%

Inferior Inferior Inferior Inferior Inferior

Condition 5% 5% 5% 5% 5%

Superior Superior Superior Similar Similar

Project Amenities -5% -5% -5% 0% 0%

Total Property Adjustments -5% -20% 0% 0% 5%

Indication for Subject: $226,417 $255,000 $263,723 $254,270 $228,416
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CONCLUSION OF SALES COMPARISON APPROACH

After adjustment, the comparables support a range of value indications from $226,417 - $263,723 per unit, a median 
of $254,270 per unit, and an average $245,565 per unit. We placed primary reliance on the data set’s median as it 
eliminates outliers to reconcile a price per door of $255,000. 

VALUE INDICATION FROM SALES COMPARISON

Our conclusion via the Sales Comparison Approach is as follows, as previously discussed.  

SALES SUMMARY UNADJUSTED ADJUSTED

Minimum $219,737 $226,417

Maximum $318,750 $263,723

Median $259,459 $254,270

Average $260,533 $245,565

SALES COMPARISON APPROACH VALUE CONCLUSION

Indicated Value Per Unit $255,000

No. Units x  76

$19,380,000

Rounded to nearest  $50,000 $19,400,000

Per Unit $255,263
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INCOME CAPITALIZATION APPROACH – HYPOTHETICAL  -
UNENCUMBERED

Per the client’s request, we have provided a hypothetical market value of the subject property as an unencumbered 
market rate property. 

MAR KET REN TA L ANA LYSIS

The following map illustrates the locations of the comparable rental properties relative to the subject. Please refer 
to the Addenda for detailed data sheets on each comparable.  

Comparable Rental Map 
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COMPAR ABLE PR OPER TIES

The preceding comparable properties are analyzed in the following table in order to estimate market rent for the 
subject property.  

Studio Units 

The subject features 76, 325 -square foot Studio units. After conducting a market rent survey, we found that the 
subject’s studio units are within the range of other studio units in the market area and should command a lower 
rental rate compared to the data set’s average of $1,1977.   

Considering comparable rents and the discrepancy between unit amenities and sizes, we reconciled the average 
market rents for the subject’s 325 square foot Studio unit type at $1,700  /month.  The value is on the lower end of 
the comparable range due to the subject’s small size.  Further, this value is considered reasonable as it is within the 
rental range of the comparables.

COMPARABLE RENTAL SURVEY - UNENCUMBERED

No. Year Built / Avg Unit Avg Asking Rent

No. Property Name Units Renovated Size (SF) ($/mo.) ($/SF)

1 9344 National  Blvd. Apartments 25 1971 400 $1,450 $3.63

2 Waterstone at Metro 120 1986 / 2006 621 $2,671 $4.30

3 10210 Woodbine St 16 1968 672 $2,245 $3.34

4 Clarington 157 1978 760 $2,768 $3.64

5 Cheviot Capri 24 1958 646 $565 $0.87

Minimum 16 --- 400 $565 $0.87

Maximum 157 --- 760 $2,768 $4.30

Average 68 --- 620 $1,940 $3.16

Comp Year Built / Size Rental Rate

Subject Terraza of Cheviot Hills 1968/2024 (proposed) Studio 325 $1,700 $5.23

2 9344 Nationa l  Bl vd. Apartments 1971 Studio 400 $1,450 $3.63

6 Cheviot Capri 1958 Studio 400 $1,695 $4.24

3 Waters tone at Metro 1986/2006 Studio 476 $2,339 $4.91

4 10210 Woodbine St 1968 Studio 550 $2,245 $4.08

5 Clarington 1978 Studio 625 $2,430 $3.89

Rental Range ($/mo.):  $1,450 to $2,430 Average:  $1,977

Rental Range ($/SF):  $3.63 to $5.23 Average:  $4.33

Unit Size (SF):  325 to 625 Average:  463

UNIT-BY-UNIT ANALYSIS  - UNENCUMBERED RENOVATED – Studio/Efficiency
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MAR KET REN T CONC LU SION S

Following are the concluded market rents for the subject property on a monthly basis. 

The concluded average rental rate per square foot is within the range presented by the comparable rental properties. 
The concluded rental rates are considered to be consistent with the market. 

POTEN TIA L GR OSS INC OME

The valuation analysis of the subject assumes all units are occupied at market rent. We have deducted the rent 
attributable to the manager’s unit to conclude the subject’s unencumbered PGI. We have only included a single 
studio unit as a manager’s unit, as there does not need to be a second per California requirements.  

The valuation analysis of the subject is fee simple. Therefore, we are applying concluded market rents to all units 
(inclusive of the employee unit), the gross annual potential for the subject property, as if unencumbered, is 
($1,530,000  ($127,500 /mo. × 12 months).  

VACA NC Y A ND COLLEC TION  LOSS

Vacancy data for the market, submarket and subject is summarized in the following table. 

We projected a vacancy rate of 3.00% for the unencumbered operations for the subject, which is slightly below the 
subject’s regional market.  Though the submarket states a lower vacancy, we were conservative in our projections. 

OTHER IN COME

This income category includes services such as late charges, pet fees, storage, damage, and cleaning fees. This 
income category can fluctuate due to any number of reasons including rental market, the economy, or increased 
turnover. 

Type No. Size (SF) Rent/Mo. Rent/SF Total

Studi o 76 325 $1,700 $5.23 $129,200

Total/Avg 76 325 $1,700 $5.23 $129,200

MARKET RENTAL RATES  - UNENCUMBERED

Monthly Annual

Subject $129,200 1,550,400$                                  

Vacancies - -

Employee Units Adjustment (1,700) (20,400)

Total $127,500 $1,530,000

TOTAL POTENTIAL GROSS INCOME - UNENCUMBERED

Indicator Vacancy Rate
Market

Regional 4.37%

Submarket 4.77%

Concluded Vacancy & Collection Loss 3.0%

VACANCY & COLLECTION LOSS CONCLUSION



Income Capitalization Approach – Hypothetical - Unencumbered  83 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

The provided pro forma forecasted ancillary income of $77 per unit coming from laundry.  We relied on the provided 
budget when forecasting the laundry income of $75 per unit monthly. 

OPERATING EXPENSE ANALYSIS

Typically, the best source of information to estimate pro forma operations for the property is the actual historical 
performance of the subject. However, the developer’s operating budget was provided and taken into consideration 
when forecasting expense items. Each of the respective expense items is estimated in the following analysis with 
consideration given to comparable expense data from the local market and the provided pro forma budget.  

COMPAR ABLE EXPEN SE DATA

Each of the respective expense items is projected in consideration of market data, using both per unit and per square 
foot bases. The following table summarizes the expenses from other unencumbered market rate multifamily 
properties in the market area. Although an attempt was made to categorize expenses on a similar basis to the 
subject, the nature of the raw data prevented such in some categories, especially with regard to the level of detail. 
The management fee for a property is typically based upon a percentage of the EGI, which is denoted separately.  

Additionally, an annual survey of apartment operating property data is published by IREM (Institute of Real Estate 
Management) is included for reference. As is the case with the previous operating expense data, various methods 
of categorization—both by the property management and IREM—preclude an exact item-by-item comparison for 
all expenses. Nevertheless, the IREM data provides a reasonable basis for comparison. 

Administrative 

Administrative expenses are subcategorized into three separate expense items, as shown in the following table.  

BBG

Income Item Budget Forecast

Laundry 77 75

Total Ancillary Income 77 75

ANCILLARY INCOME (PER UNIT)

County, St Southern CA Southern CA Southern CA Southern CA

Year Bui l t 1975 1964 1955 1984

No. Units ~95 ~40 ~35 ~50

Average Unit Size (SF) 820 663 528 660

Year Operations 2021 T-12 2021 annua l ized T-12 2021 T-12 2021

Expense per Unit per Unit per Unit per Unit

Real  Estate Taxes 762 2,299 1,470

Insura nce 362 0.44 262 0.40 209 0.40 456 0.69

Uti l i ti es 1,426 1,459 435 1,302

Maintenance & Repairs 873 1,107 726 616

Mana gement 1,167 4.5% 804 4.4% 397 2.7% 1,079 6.7%

Payrol l 1,464 218 162 162

General  Adminis tration 171 127 24 218

Total Expenses 5,313 3,977 4,253 5,303

Total Expenses w/o Taxes 4,551 3,977 1,954 3,832

COMPARABLE EXPENSES
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Payroll expenses include the cost of office and maintenance salaries and wages, payroll taxes, workmen’s 
compensation, and group insurance.  We have applied a forecasted payroll expense of $1,200  per unit, which 
reflects the cost of on-site staff. The payroll forecasted payroll expense is within the expense comparables and is 
reasonable. The budgeted payroll expense includes additional services that are not typical so we have placed more 
reliance on expense comparables and our knowledge of similar properties and underwriting standards. 

We have applied a forecasted advertising expense of $50 per unit.  

We have applied a forecasted security expense of $50 per unit.  We relied on our experience with similar properties 
when forecasting this expense.  We believe the budgeted security expense provided includes several other additional 
atypical expenses.  

We have relied on the comparable expense data for General and administrative expense projections, we have 
projected this expense at $135 per unit.  We deemed this expense more suitable than the provided budget’s 
expense, because we’re assuming unencumbered conditions. 

Total administrative costs are projected This expense covers the cost of executive management of the property. The 
market generally commands 3% to 5% of EGI for professional management of a property, depending upon the 
income levels of the property and the potential of the area. The expense sources are shown as a percentage of 
effective gross income. We have concluded within the comparable range. 

Operating 

The most reliable indicator for utility expenses is the history of the subject. The subject is not separately metered 
for utilities. For the comparables, trash removal is included with utilities. Repairs & Maintenance pertains to general 
upkeep of the property and for the comparables include painting and decorating expenses associated with turnover 
costs of units as they are vacated. Services such as yard maintenance and pest control are included in maintenance 
costs. 

Expense Comps BBG

Expense Item Range Average Budget Forecast

Management 397–1,167 862 - 1,084

Payrol l 162–1,464 502 4,161 1,200

Security 4 4 6,224 50

Genera l  Admin. 24–218 135 13,786 135

Total Administration 584–2,806 1,499 24,170 2,469

ADMINISTRATIVE EXPENSES (PER UNIT) - ENCUMBERED

Expense Comps BBG

Range Average Budget Forecast

2.7%–6.7% 4.6% - 3.0%

MANAGEMENT FEE (% of EGI)

Expense Comps BBG

Expense Item Range Average Budget Forecast

Total  Uti l i ties  w/ Tras h 435–1,459 1155 5,554 1,500

Grounds - - 271 270

Maintenance & Repai rs 616–1,107 830 3,289 400

Total Operating 1051-2566 1,985 9,114 2,170

OPERATING EXPENSES (PER UNIT)



Income Capitalization Approach – Hypothetical - Unencumbered  85 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

We have projected all operating expenses based on comparable expense data, the provided pro forma budget, and 
our experience with similar properties.  

Utilities was projected based on the top of the expense comparable range.  

We relied on the provided proforma budget when projecting the grounds expense 

Maintenance and repairs were estimated below the expense comparable range to take into account the smaller 
unit sizes of the subject and brand new improvements. 

We have projected an insurance cost which is consistent with similar properties that the appraisers are familiar with. 
This value is on the higher end of the expense comparable range as the units are smaller and require a higher 
insurance cost per square foot.  The projected estimate is reasonable as it is within the expense comparable range. 

Real Estate Taxes 

The level of ad valorem taxes and special assessments collected by the various taxing authorities is described in the 
Real Property Taxes and Assessment section of this report. As previously discussed, real estate taxes are projected 
at based on unencumbered (market). Year 1 property taxes are shown below under the unencumbered scenario. 

Replacement Reserves 

This expense accounts for the eventual required replacement of short-lived items such as carpeting and drapes, 
ranges and refrigerators, flooring, disposals, pavement, and roofs. The appraisers have had considerable experience 
with the review of engineering reports specifically designed at estimating the annual reserves for replacement for 
apartment complexes throughout the country. The subject property was built in 1968 with an average unit size of 
325 SF. Upon completion, the subject will have new interior finishes, upgraded electrical and plumbing, and new 
appliances. We have projected a replacement reserves expense at $150 per unit based on our experience with 
similar properties and comparable data. 

Expense Comps BBG

Range Average Budget Forecast

0.40–0.69 0.48 10.12 0.60

INSURANCE (PER SQ.FT.)

TAX PROJECTION - UNENCUMBERED RENOVATED

Assessed Value $20,100,000

Taxable Value $20,100,000

Tax Rate (per $100) 1.165520

Property Taxes $234,270

Special Assessments 4,269

Total Property Taxes $238,538

per Unit $3,139
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TOTAL EXPE NSE S & REP LACE MEN T RESERVE S

For all expenses, we relied upon the subject’s actual operating history and market data. In order to provide a more 
equitable basis of comparison, taxes and reserves are excluded from the comparable properties and the subject. 

The forecast figures are above the expense comparables on a per square foot basis and towards the upper limits of 
the range on a per unit basis. However, this is expected due to the subject’s micro studio units that are only 275 SF 
each. The forecasted expense ratio is considered a reasonable projection of the anticipated operations of the 
property as it is within the range of the expense comparable ratios provided. 

NET OPERATING INCOME - UNENCUMBERED

Following is a summary of the income and expense projections for the subject as of the date of inspection. 

EXPENSE COMPARISON* – UNENCUMBERED

Source $/SF $/Unit 

Expense

Ratio

Expense Comps $3.70–$6.00 $1,954–$4,551 13.3%–23.8%

Average $5.26 $3,579 19.1%

IREM $5.56 $4,705 29.6%

Budget $70.32 $22,854 62.5%

Forecast – Unencumb. $22.74 $7,392 37.7%

* Taxes and replacement reserves are excluded as basis of comparison.

DIRECT CAPITALIZATION – Unncumbered

Income FY 2023 $/Unit

Base Rental Income 1,530,000$               $20,132

Laundry 5,700 75

Total Potential Gross Income $1,535,700 20,207

Vacancy & Collection Loss @ -3.0% (45,900) (604)

Effective Gross Income $1,489,800 $19,603

Operating Expenses

General Administration $10,260 $135

Payroll 91,200 1,200

Total Utilities w/ Trash 114,000 1,500

Security 3,800 50

Grounds 20,520 270

Management (3.0%) 44,694 588

Maintenance & Repairs 30,400 400

Insurance 14,820 195

Real Estate Taxes 229,214 3,016

Replacement Reserves 11,400 150

Total Expenses $574,108 $7,554

NET OPERATING INCOME (NOI) $915,692 $12,049
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INCOME CAPITALIZATION

MAR KET DERIVA TION

When adequate data is available, the overall rate is best derived from the comparable sales employed in the Sales 
Comparison Approach. The table on the following page summarized capitalization rates extracted from the 
comparable sales transactions. 

As shown in the previous table, the cap rates for multifamily properties range from 3.50% to 5.00%, and averages 
4.12%.  

With market rate (unencumbered) properties, a primary driver of cap rates is the spread between market and 
contract rent. A secondary driver is perceived risk. Given the subject’s newly renovated units with market rents 
applied, and its smaller units which typically allow for more turnover, we would expect the subject to command a 
higher capitalization rate than the data range average.  Further, the subject property’s NOI per unit of $11,926  under 
unencumbered conditions would be above the average, lending support to a slightly higher than average cap rate of 
4.5%.  

We have concluded an overall capitalization rate of 4.5%, which is within with the comparable range. 

INVESTOR SURVEY

Due to the age of the property, it would likely not attract the attention of institutional investors. However, it would 
likely garner relatively strong interest from regional investors. Historically, multifamily properties located in the West 
Coast states and, particularly, in California perform better than the overall national market. Thus, the subject 
warrants a capitalization rate near the lower limits of this range. 

No. Property / Location

Date of

Sale

Year

Built NOI/Unit

Capitalization

Rate

1 430 S Gramercy Pl -, Los Angeles, CA Feb-23 1964 $11,917 5.00%

2 3252 Overland Avenue Apartments, Los Angeles, CA Feb-23 1964 $14,188 4.45%

3 The Diplomat Apartments, Los Angeles, CA Dec-22 1962 $9,324 3.50%

4 2501 West View Street, Los Angeles, CA Nov-21 1986 $9,163 3.53%

5 3900 Nicolet Avenue Apartments, Los Angeles, CA Oct-21 1956 n/a n/a

 Low $9,163 3.50%

 High $14,188 5.00%

 Median $10,620 3.99%

 Average $11,148 4.12%

 CAPITALIZATION RATE SUMMARY

Survey/Investment Type OAR Range Average

PwC Real Estate Investor Survey (1Q 2023)

Apartment 3.50% - 8.00% 4.90%

Situs RERC Real Estate Report (1Q 2023)

Apartment 3.90% - 6.00% 4.70%

Indicated OAR: 3.50% - 8.00% 4.80%

INVESTOR SURVEYS
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CONC LUDED OVER ALL  RATE

Based upon the range of overall rates suggested by comparable sales, and our discussions with area brokers, we 
reconciled an overall capitalization rate of 4.5%. 

VALUE INDICATION FROM D IRECT CAPITALIZATION - UNENCUMBERED

An opinion of market value is indicated by the Direct Capitalization Method by dividing the net operating income 
(NOI), derived earlier in this section by the appropriate capitalization rate. Our conclusion via the Direct 
Capitalization Method is as follows, as previously discussed.  

Method Capitalization Rate

Market Extraction 4.50%

Investor Surveys 4.75%

Primary Weight Market Extraction

Secondary Weight Market Participants

Capitalization Rate Conclusion 4.50%

SUMMARY CAPITALIZATION RATE AND CONCLUSION

DIRECT CAPITALIZATION METHOD VALUE CONCLUSION – Unencumbered

NET OPERATING INCOME $905,785 $11,918

Based on Most Probable Rate of 4.50% $20,128,558 $264,849

Rounded to nearest  $50,000 $20,150,000 $265,132
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INCOME CAPITALIZATION APPROACH – AS IF COMPLETED 

AND STABILIZED - ENCUMBERED

GENERAL PROCESS

In the Income Capitalization Approach, the value indication is based on the property’s capacity to generate income. 
The following steps are taken to capitalize estimated net operating income into an opinion of value. 

 Estimate potential gross income. 

 Estimate vacancy and collection loss. 

 Estimate anticipated operating expenses. 

 Select and apply the appropriate capitalization and discount techniques. 

INCOME ANALYSIS

The subject property is an existing assisted living community that is proposed for renovation and conversion to a 
interim supportive housing project.  The subject is a part of Project Homekey Round 3.0, where the Los Angeles 
Housing department (LAHD) will provide a loan for the conversion and operations of the subject once converted.  
The subject’s potential gross income is a function of subsidized income reported by the client to be  $ 2,774,000  
annually.  Per client, this is the amount provided by the city annually.  At interim housing, food, resident services, 
and building operations are provided.  Noteworthy, the subject does not have a rent roll.  The subject will contain 
76 studio units. 

Projected Annual Income from Budget Provided 

UNIT M IX

All utilities (i.e., electricity, gas water, sewer, trash) are paid by the owner. The below unit mix was estimated from 
the gross building area and the inspection. A rent roll/unit mix with individual unit sizes was not provided. 

MAR KET REN TA L ANA LYSIS

A full market rent survey was conducted and can be found in the Unencumbered Income Capitalization analysis 
section of this report. We will summarize the market rent conclusion here for the sake of the encumbered analysis, 
also based on market rate rents as mentioned above. 

UNIT SUMMARY 

Type No. Size (SF) NRA (SF)

Studio 76 325 24,700

Total/Avg 76 325 24,700
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A monthly rental income of $3,041.67 can be attributed to each unit.  One of the units is an employee unit.  Typically, 
an employee adjustment is made, however, the subsidy information provided was a lump sum and covers the 
employee unit. 

VACA NC Y A ND COLLEC TION  LOSS

As discussed previously in the report, the overall vacancy rates in the subject’s area have been falling and occupancy 
rates are strong. Additionally, the demand for affordable supportive housing typically tracks well above the demand 
for traditional market rate rental units. The state of California is functioning with a chronic deficit of affordable 
housing. We surveyed 5 competitive market-rate rental properties in the general vicinity, which comprised a total 
of 342  units—of which 342 units reported occupancy levels.  

Per Costar, vacancy in the Greater Culver City  Submarket is 4.77% and the overall Los Angeles Market reports a 
4.37% vacancy rate. This figure is reflective of vacancy for traditional multi-family housing; vacancy rates for 
affordable housing in California is typically lower with most properties at 100% occupancy with waiting lists.  

To conclude a vacancy rate, we have taking into consideration the current vacancy levels in the market and 
submarket, and the vacancy of the report comparables. We have concluded to a 1.0% vacancy and collection loss 
for the subject property under encumbered operations. Due to the renovated state of the subject property upon 
completion and its affordable status, we believe that a lower vacancy factor is reasonable. 

BAD DEBT / COLLEC TI ON LOSS

In addition to physical vacancy loss and losses attributable to concessions, Loss to lease, the subject will also suffer 
losses due to rental write offs, bad debt, etc.  

However, given the affordable status of the subject property, it will be reimbursed for the majority of its rental 
income and thus this expense was included within the vacancy conclusion. 

OTHER IN COME

This income category includes services such as late charges, damage, and cleaning fees. This income category can 
fluctuate due to any number of reasons including rental market, the economy, or increased turnover. We are also 
including parking, laundry, and vending income in this category, given that the developer did not provide projected 
income from these sources though the property can generate this type of additional income.  

The surveyed expense comparables reported other income which ranged from 0.2% to 7.5% with an average of 3.6%. 
We have NOT included other income under the encumbered operations scenario as it is not customary to charge 
for amenities in affordable housing communities.

EFFE CTIVE GR OSS INC OME

Typically, we would compare the previous years’ EGI with the projected EGI. Given that the subject will undergo a 
change of use, we are presenting the projected EGI only. The projected EGI under an encumbered expense and tax 
scenario is shown below.  

Rent/Mo Monthly Annual
Annual Subsidy $3,041.67 $231,167 2,774,000$                                  

Total $3,041.67 $231,167 2,774,000$                                  

TOTAL POTENTIAL GROSS INCOME - INTERIM - ENCUMBERED
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OPERATING EXPENSE ANALYSIS

Because we were provided with a Proforma budget that was based on encumbered conditions, but no historical 
expenses.  We have estimated all expenses based on the Proforma budget and expense comparables shown in the 
previous section of this report.  

Administrative 

Administrative expenses are subcategorized into four separate expense items, as shown in the following table.  

Payroll expenses include the cost of office and maintenance salaries and wages, payroll taxes, workmen’s 
compensation, and group insurance.  We have applied a forecasted payroll expense of $1,200  per unit, which 
reflects the cost of on-site staff. The payroll forecasted payroll expense is within the expense comparables and is 
reasonable. The budgeted payroll expense includes additional services that are not typical so we have placed more 
reliance on expense comparables and our knowledge of similar properties and underwriting standards. 

We have applied a forecasted security expense of $50 per unit.  We relied on our experience with similar properties 
when forecasting this expense.  We believe the budgeted security expense provided includes several other additional 
atypical expenses.  

We have relied on the comparable expense data for General and administrative expense projections, we have 
projected this expense at $135 per unit.  This expense is aligned with the expense comparable average 

Social Services 

Project Homekey 3 requires supportive services to be made available to Homekey tenants and participants based on 
their needs.  Social services encompass a wide range of programs and activities, including but not limited to health 
care, housing support, food assistance, counseling and mental health services, employment and job training, 
education and literacy programs, and substance abuse treatment. 

The client provided a social services expense of $390,000 which equates to $5,132 per unit. 

Management 

Total administrative costs are projected This expense covers the cost of executive management of the property. The 
market generally commands 3% to 5% of EGI for professional management of a property, depending upon the 
income levels of the property and the potential of the area. The expense sources are shown as a percentage of 
effective gross income. We have concluded within the comparable range. 

Expense Comps BBG

Expense Item Range Average Budget Forecast

Management 397–1,167 862 - 1,084

Payrol l 162–1,464 502 4,161 1,200

Security 4 4 6,224 50

Genera l  Admin. 24–218 135 13,786 135

Total Administration 584–2,806 1,499 24,170 2,469

ADMINISTRATIVE EXPENSES (PER UNIT) - ENCUMBERED
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Operating 

The most reliable indicator for utility expenses is the history of the subject.  We were not provided with operating 
history for the subject.  However, we were provided with a budget proforma by the client.  The subject is not 
separately metered for utilities. For the comparables, trash removal is included with utilities. Repairs & Maintenance 
pertains to general upkeep of the property and for the comparables include painting and decorating expenses 
associated with turnover costs of units as they are vacated. Services such as yard maintenance and pest control are 
included in grounds costs. 

We have projected all operating expenses based on comparable expense data, the provided pro forma budget, and 
our experience with similar properties.  

Utilities was projected based towards the top of the expense comparable range.  

We relied on the provided proforma budget when projecting the grounds expense 
Maintenance and repairs were estimated below the expense comparable range to take into account the smaller 
unit sizes of the subject and brand new improvements. 

Insurance 

We have projected an insurance cost with consideration given to the comparable range and the budgeted data, as 
the budgeted data is above market standards. Although the insurance on a PSF is high, this is due to the small size 
of the units and the insurance expense estimate is bracketed on a per unit basis by the expense comparables.  

Real Estate Taxes 

The level of ad valorem taxes and special assessments collected by the various taxing authorities is described in the 
Real Property Taxes and Assessment section of this report. As previously discussed, real estate taxes are projected 
at based on encumbered (assuming that the subject is owned by a qualifying non-profit entity and is a real estate 

Expense Comps BBG

Range Average Budget Forecast

2.7%–6.7% 4.6% - 3.0%

MANAGEMENT FEE (% of EGI)

Expense Comps BBG

Expense Item Range Average Budget Forecast

Tota l  Uti l i ties  w/ Trash 435–1,459 1155 5,554 1,500

Grounds - - 271 270

Maintenance & Repairs 616–1,107 830 3,289 400

Total Operating 1051-2566 1,985 9,114 2,170

OPERATING EXPENSES (PER UNIT)

Expense Comps BBG

Range Average Budget Forecast

0.40–0.69 0.48 10.12 0.60

INSURANCE (PER SQ.FT.)
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tax exempt property). Under the later scenario, only special assessments would be owed. Year 1 property taxes are 
shown below. 

Replacement Reserves 

This expense accounts for the eventual required replacement of short-lived items such as carpeting and drapes, 
ranges and refrigerators, flooring, disposals, pavement, and roofs. The appraisers have had considerable experience 
with the review of engineering reports specifically designed at estimating the annual reserves for replacement for 
apartment complexes throughout the country. The subject property was built in 1968 with an average unit size of 
325 SF. Upon completion, the subject will have new interior finishes, upgraded electrical and plumbing, and new 
appliances. We have projected a replacement reserves expense at $150 per unit based on our experience with 
similar properties and comparable data. 

TAX PROJECTION - ENCUMBERED RENOVATED

Direct Cap Conclusion $43,500,000

Taxable Value $0

Tax Rate (per $100) 1.165520

Property Taxes $0

Special Assessments $4,269

Total Property Taxes $4,269

per Unit $56
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Income FY 2023 $/Unit

Base Rental Income 2,774,000$                $36,5000

Total Potential Gross Income $2,774,000 36,500

Vacancy and Collection Loss (1.0%) (27,740) (365)

Effective Gross Income 2,746,260 $36,135

Operating Expenses

General Administration 26,600 $350

Payroll 91,200 1,200

Total Utilities w/ Trash 114,000 1,500

Security 3,800 50

Grounds 20,520 270

Management (3.0%) 82,388 1,084

Maintenance & Repairs 30,400 400

Insurance 14,820 195

Real Estate Taxes 4,269 15

Replacement Reserves 11,400 150

Social Services 390,000 5,131.58

TOTAL EXPENSES $789,396 $10,387

NET OPERATING INCOME $1,956,864 $25,748

DIRECT CAPITALIZATION – Encumbered
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INCOME CAPITALIZATION

MAR KET DERIVA TION

Based upon the range of overall rates suggested by sales of multifamily sales, as presented in the previous section, 
we conclude to an overall capitalization rate of 4.5%. 

VALUE INDICATION FROM D IRECT CAPITALIZATION – ENCUMBERED – AS COMPLETE 

AND STABILIZED

An opinion of market value is indicated by the Direct Capitalization Method by dividing the net operating income 
(NOI), derived earlier in this section by the appropriate capitalization rate.  

Our prospective market value conclusion via the Direct Capitalization Method is as follows, as previously discussed. 

In order to derive the market value for the subject property, as is, deductions for renovation costs, rent loss and 
entrepreneurial profit are necessary. These items are reiterated below: 

We must deduct all costs associated with leasing the vacant space to reach our As-Is Valuation. 

The subject is scheduled to undergo a change of use and extensive remodel, planned immediately after close of 
escrow. After purchase, the buyer will renovate the property, converting it from an assisted living community into 
an affordable supportive multifamily residential property. The client provided an estimate for renovation costs of 
$11,315,290 . Renovations consist of adding kitchenettes to each unit and cosmetic renovations. We have deducted 
$11,315,290  for renovation costs.

The renovation is expected to take place within 9 months of the date of value; we have estimated the date of 
completion and stabilization to be April 13, 2024. We have included a rent loss equivalent to 9 months of market 
rate rents.  We have deducted (2,080,500) for 9 months of lost rent. We have also included a 20.0% entrepreneurial 
profit incentive.

The table below summarizes our concluded market value for the subject property, as is, via the income approach.  
The indicated “as is” value is above the purchase price of $27,300,000.

DIRECT CAPITALIZATION METHOD VALUE CONCLUSION – Encumbered

NET OPERATING INCOME $1,956,864 $25,748

Based on Most Probable Rate of 4.50% $43,485,867 $572,182

Rounded to nearest  $50,000 $43,500,000 $572,368

Market Value "As Stabilized" 43,500,000$              

Less:

Renovation Costs ($11,315,290)

Lost Rent (2,080,500)

Entrepreneurial Profit (2,679,158)

Adjusted Value, "As Is" 27,425,052$             

Rounded to nearest  $50,000 $27,450,000

DIRECT CAPITALIZATION METHOD VALUE CONCLUSION - AS IS
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RECONCILIATION

SUMMARY OF VALUE INDICATIONS

This appraisal employs the Sales Comparison Approach and the Income Capitalization Approach. Based on our 
analysis and knowledge of the subject property type and relevant investor profiles, it is our opinion that these 
approaches would be considered applicable and/or necessary for market participants. The subject's age makes it 
difficult to accurately form an opinion of depreciation and tends to make the Cost Approach unreliable. Investors do 
not typically rely on the Cost Approach when purchasing a property such as the subject of this report. Therefore, we 
have not employed the Cost Approach to develop an opinion of market value; this exclusion does not affect the 
credibility of the assignment results herein. We have also provided a Land Value at the request of the client.  

The Cost Approach does not reflect the actions or motivations of the most likely buyer of a property such as the 
subject, which was constructed in 1968. Furthermore, the relevance of the Cost Approach is substantially weakened 
due to the subject's age, given that estimating depreciation in buildings as old as the subject is impractical, rendering 
the Cost Approach unreliable. Therefore, we have not employed the Cost Approach to develop an opinion of market 
value. The omission of the Cost Approach does not reduce the reliability or credibility of the appraisal report.  

In the Sales Comparison Approach, we compared the subject to similar income producing properties that recently 
transferred at arm’s length in sale and purchase transactions in California. The selected comparables are all 
properties that would attract the same investor interested in acquiring the subject. Real estate investors ultimately 

As Is as of July 13, 2023- Encumbered

Income Capitalization Approach

     Direct Capitalization $27,450,000 $361,184 Per Dwelling Unit

Value Conclusion - As Is $27,450,000 $361,184 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

As Complete And Stabilized as of April 13, 2024- Encumbered

Income Capitalization Approach

     Direct Capitalization $43,500,000 $572,368 Per Dwelling Unit

Approach Reliance

Value Conclusion - As Complete And Stabilized $43,500,000 $572,368 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

As If Complete And Stabilized as of April 13, 2024- Unencumbered

Sales Comparison Approach $19,400,000 $255,263 Per Dwelling Unit

Income Capitalization Approach

     Direct Capitalization $20,150,000 $265,132 Per Dwelling Unit

Approach Reliance

Value Conclusion - As If Complete And Stabilized $20,150,000 $265,132 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

As Is as of July 13, 2023- As Assisted Living Senior Housing

Land Value $15,700,000 $349.92 Per Site Area SF

Sales Comparison Approach $27,350,000 $359,868 Per Dwelling Unit

Value Conclusion - As Is $27,350,000 Per Dwelling Unit

Exposure Time (Months) 6

Marketing Time (Months) 6

VALUE INDICATIONS

Income Approach

Income Approach
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seek income while considering per-square-foot trends superficially and with secondary attention. The price per 
square foot analysis performed in this appraisal is not as direct and lacks the higher level of reliability provided by 
the income capitalization approach. The approach is necessary and is considered but we give it secondary and less 
weight than is placed on the income capitalization approach toward our final value reconciliations. 

The Income Capitalization Approach is applicable, necessary, and essential for estimating the subject’s market 
values. Its methodology directly relates to market actions and the required components were market-derived in 
sufficient quantity and quality resulting in accuracy and a highly reliable market value estimate. Therefore, the 
Income Capitalization Approach is strongly weighted in the final value reconciliations. 

F INAL OPINION OF VALUE

Based on our inspection of the property, the investigation and the analysis undertaken, subject to the assumptions 
and limiting conditions, certifications, extraordinary assumptions and hypothetical conditions, we have developed 
the following value opinion(s). 

MARKETING T IME AND EXPOSURE T IME

Based on our review of investor surveys, discussions with market participants, and information gathered during the 
sales verification process, a reasonable exposure time for the subject property at the value concluded within this 
report would have been approximately 6 months, prior to the effective date of this appraisal. This assumes an active 
and professional marketing plan would have been employed by the current owner. 

Based on the assumptions employed in our analysis, as well as our selection of investment parameters for the 
subject, our value conclusion represents a price achievable within 6 months, after the effective date of this appraisal. 
This assumes an active and professional marketing plan will be employed by the current owner under the premise 
of sale. 

Appraisal Premise Interest Appraised Date of Value Value Conclusion

Hypothetical Market Value As Is Encumbered Leased Fee July 13, 2023 $27,450,000

Prospective Market Value As If Complete and Stabilized Encumbered Leased Fee April 13, 2024 $43,500,000

Hypothetical Market Value As If Complete and Stabilized Unencumbered Fee Simple April 13, 2024 $20,150,000

Market Value As is Based on Continued Use as Assisted Living Senior 

Housing Fee Simple July 13, 2023 $27,350,000

MARKET VALUE CONCLUSION(S)
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CERTIFICATION

I  certi fy that, to the bes t of my knowledge and bel ief:

1 The s tatements  of fact conta ined in this  report are true and correct.

2 The reported analyses , opinions , and conclus ions are l imited only by the reported as sumptions

and l imiting conditions and are my pers ona l , impartia l , and unbiased profes s ional analyses ,

opinions , and conclus ions .

3 I have no pres ent or prospective interes t in the property that is the s ubject of this report and no

pers ona l  interest with res pect to the parties  involved with this  ass ignment.

4 I have no bias with res pect to the property that is the s ubject of this report or to the parties

involved with this  as s ignment.

5 My engagement in this as s ignment was not contingent upon developing or reporting

predetermined resul ts .

6 My compens ation for completing this ass ignment is not contingent upon the development or

reporting of a predetermined va lue or direction in va lue that favors the caus e of the cl ient, the

amount of the va lue opinion, the atta inment of a stipulated resul t, or the occurrence of a

subsequent event directly related to the intended use of this  appra isa l .

7 This appra isa l as s ignment was not bas ed upon a reques ted minimum valuation, a speci fic

va luation, or the approva l  of a  loan.

8 My analyses , opinions , and conclus ions were developed, and this report has been prepared, in

conformity with the Uni form Standards of Profess iona l Appra isa l Practice, as wel l as the

requirements  of the s tate of .

9 The reported analys es , opinions, and Value Indications were developed, and this report has

been prepared, in conformity with the requirements of the Code of Profes s ional Ethics , the

Standards  of Profess iona l  Practice of the Appra is al  Insti tute. 

10 Al  Khos hbin has  made a personal  inspection of the property that i s  the s ubject of this  report.

11 Schuyler Zimmerman provided s igni ficant rea l property apprais al ass istance to the pers on

s igning this  certi fi cation.

12 Al Khos hbin has not provided s ervices , as an appra iser or in any other capaci ty, regarding the

property that is the s ubject of this report within the three-year period immediately preceding the

agreement to perform this  ass ignment.

Al  Khos hbin

CA Certi fied Genera l  Appra iser

License #: AG044624

714-415-4750

akhos hbin@bbgres.com
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STANDARD ASSUMPTIONS AND L IMITING CONDITIONS

This appraisal report has been made with the following general assumptions: 

1) Notwithstanding that Appraiser may comment on, analyze or assume certain conditions in the appraisal, 

BBG, Inc. shall have no monetary liability or responsibility for alleged claims or damages pertaining to: (a) 

title defects, liens or encumbrances affecting the property; (b) the property’s compliance with local, state 

or federal zoning, planning, building, disability access and environmental laws, regulations and standards; 

(c) building permits and planning approvals for improvements on the property; (d) structural or mechanical 

soundness or safety; (e) contamination, mold, pollution, storage tanks, animal infestations or other 

hazardous conditions affecting the property; and (f) other conditions and matters for which licensed real 

estate appraisers are not customarily deemed to have professional expertise. Accordingly:  

a) The Appraiser has not conducted any engineering or architectural surveys in connection with this 

appraisal assignment. Information reported pertaining to dimensions, sizes, and areas is either based 

on measurements taken by the Appraiser or the Appraiser’s staff or was obtained or taken from 

referenced sources and is considered reliable. The Appraiser and BBG, Inc. shall not be monetarily liable 

or responsible for or assume the costs of preparation or arrangement of geotechnical engineering, 

architectural, or other types of studies, surveys, or inspections that require the expertise of a qualified 

professional. 

b) Unless otherwise stated in the report, only the real property is considered, so no consideration is given 

to the value of personal property or equipment located on the premises or the costs of moving or 

relocating such personal property or equipment. Further, unless otherwise stated, it is assumed that 

there are no subsurface oil, gas or other mineral deposits or subsurface rights of value involved in this 

appraisal, whether they are gas, liquid, or solid. Further, unless otherwise stated, it is assumed that 

there are no rights associated with extraction or exploration of such elements considered. Unless 

otherwise stated it is also assumed that there are no air or development rights of value that may be 

transferred. 

c) Any legal description or plats reported in the appraisal are assumed to be accurate. Any sketches, 

surveys, plats, photographs, drawings or other exhibits are included only to assist the intended user to 

better understand and visualize the subject property, the environs, and the competitive data. BBG, Inc. 

has made no survey of the property and assumes no monetary liability or responsibility in connection 

with such matters. 

d) Title is assumed to be good and marketable, and in fee simple, unless otherwise stated in the report. 

The property is considered to be free and clear of existing liens, easements, restrictions, and 

encumbrances, except as stated. Further, BBG, Inc. assumes there are no private deed restrictions 

affecting the property which would limit the use of the subject property in any way. 

e) The appraisal report is based on the premise that there is full compliance with all applicable federal, 

state, and local environmental regulations and laws unless otherwise stated in the appraisal report; 

additionally, that all applicable zoning, building, and use regulations and restrictions of all types have 

been complied with unless otherwise stated in the appraisal report. Further, it is assumed that all 

required licenses, consents, permits, or other legislative or administrative authority, local, state, 

federal and/or private entity or organization have been or can be obtained or renewed for any use 

considered in the value opinion. Moreover, unless otherwise stated herein, it is assumed that there are 

no encroachments or violations of any zoning or other regulations affecting the subject property, that 

the utilization of the land and improvements is within the boundaries or property lines of the property 

described, and that there are no trespasses or encroachments. 
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f) The American Disabilities Act (ADA) became effective January 26, 1992. The Appraiser has not made a 

specific compliance survey or analysis of the property to determine whether or not it is in conformity 

with the various detailed requirements of ADA. It is possible that a compliance survey of the property 

and a detailed analysis of the requirements of the ADA would reveal that the property is not in 

compliance with one or more of the requirements of the Act. If so, this fact could have a negative 

impact upon the value of the property. Since the Appraiser has no direct evidence relating to this issue, 

possible noncompliance with the requirements of ADA was not considered in estimating the value of 

the property. 

g) No monetary liability or responsibility is assumed for conformity to specific governmental 

requirements, such as fire, building, safety, earthquake, or occupancy codes, except where specific 

professional or governmental inspections have been completed and reported in the appraisal report. 

h) It is assumed the subject property is not adversely affected by the potential of floods; unless otherwise 

stated herein. Further, it is assumed all water and sewer facilities (existing and proposed) are or will be 

in good working order and are or will be of sufficient size to adequately serve any proposed buildings. 

i) Unless otherwise stated within the appraisal report, the depiction of the physical condition of the 

improvements described therein is based on visual inspection. No monetary liability or responsibility is 

assumed for (a) the soundness of structural members since no engineering tests were conducted; (b) 

the condition of mechanical equipment, plumbing, or electrical components, as complete tests were 

not made; and (c) hidden, unapparent or masked property conditions or characteristics that were not 

clearly apparent during the Appraiser’s inspection. 

j) If building improvements are present on the site, it is assumed that no significant evidence of termite 

damage or infestation was observed during physical inspection, unless so stated in the appraisal report. 

Further, unless so stated in the appraisal report, no termite inspection report was available. No 

monetary liability or responsibility is assumed for hidden damages or infestation. 

k) Unless subsoil opinions based upon engineering core borings were furnished, it is assumed there are 

no subsoil defects present, which would impair development of the land to its maximum permitted use 

or would render it more or less valuable. No monetary liability or responsibility is assumed for such 

conditions or for engineering which may be required to discover them. 

l) BBG, Inc. is not an expert in determining the presence or absence of hazardous substances, defined as 

all hazardous or toxic materials, wastes, pollutants or contaminants (including, but not limited to, 

asbestos, PCB, UFFI, or other raw materials or chemicals) used in construction or otherwise present on 

the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses which 

would be required to determine the presence or absence of such substances or for loss as a result of 

the presence of such substances. Appraiser is not qualified to detect such substances. The Client is 

urged to retain an expert in this field; however, Client retains such expert at Client’s own discretion, 

and any costs and/or expenses associated with such retention are the responsibility of Client.   

m) BBG, Inc. is not an expert in determining the habitat for protected or endangered species, including, 

but not limited to, animal or plant life (such as bald eagles, gophers, tortoises, etc.) that may be present 

on the property. BBG, Inc. assumes no monetary liability or responsibility for the studies or analyses 

which would be required to determine the presence or absence of such species or for loss as a result 

of the presence of such species. The Appraiser hereby reserves the right to alter, amend, revise, or 

rescind any of the value opinions contained within the appraisal repot based upon any subsequent 

endangered species impact studies, research, and investigation that may be provided. However, it is 

assumed that no environmental impact studies were either requested or made in conjunction with this 

analysis, unless otherwise stated within the appraisal report.  

2) If the Client instructions to the Appraiser were to inspect only the exterior of the improvements in the 

appraisal process, the physical attributes of the property were observed from the street(s) as of the 

inspection date of the appraisal. Physical characteristics of the property were obtained from tax assessment 



Standard Assumptions and Limiting Conditions  101 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

records, available plans, if any, descriptive information, and interviewing the client and other 

knowledgeable persons. It is assumed the interior of the subject property is consistent with the exterior 

conditions as observed and that other information relied upon is accurate. 

3) If provided, the estimated insurable value is included at the request of the Client and has not been 

performed by a qualified insurance agent or risk management underwriter. This cost estimate should not 

be solely relied upon for insurable value purposes. The Appraiser is not familiar with the definition of 

insurable value from the insurance provider, the local governmental underwriting regulations, or the types 

of insurance coverage available. These factors can impact cost estimates and are beyond the scope of the 

intended use of this appraisal. The Appraiser is not a cost expert in cost estimating for insurance purposes. 

4) The dollar amount of any value opinion herein rendered is based upon the purchasing power and price of 

the United States Dollar as of the effective date of value. This appraisal is based on market conditions 

existing as of the date of this appraisal. 

5) The value opinions reported herein apply to the entire property. Any proration or division of the total into 

fractional interests will invalidate the value opinions, unless such proration or division of interests is set 

forth in the report. Any division of the land and improvement values stated herein is applicable only under 

the program of utilization shown. These separate valuations are invalidated by any other application. 

6) Any projections of income and expenses, including the reversion at time of resale, are not predictions of 

the future. Rather, they are BBG, Inc.’s best estimate of current market thinking of what future trends will 

be. No warranty or representation is made that such projections will materialize. The real estate market is 

constantly fluctuating and changing. It is not the task of an appraiser to estimate the conditions of a future 

real estate market, but rather to reflect what the investment community envisions for the future in terms 

of expectations of growth in rental rates, expenses, and supply and demand. The forecasts, projections, or 

operating estimates contained herein are based on current market conditions, anticipated short-term 

supply and demand factors, and a continued stable economy. These forecasts are, therefore, subject to 

changes with future conditions. 

7) The Appraiser assumes no monetary liability or responsibility for any changes in economic or physical 

conditions which occur following the effective date of value within this report that would influence or 

potentially affect the analyses, opinions, or conclusions in the report. Any subsequent changes are beyond 

the scope of the report. 

8) Any proposed or incomplete improvements included in the appraisal report are assumed to be satisfactorily 

completed in a workmanlike manner or will be thus completed within a reasonable length of time according 

to plans and specifications submitted. 

9) If the appraisal report has been prepared in a so-called “public non-disclosure” state, real estate sales prices 

and other data, such as rents, prices, and financing, are not a matter of public record. If this is such a “non-

disclosure” state, although extensive effort has been expended to verify pertinent data with buyers, sellers, 

brokers, lenders, lessors, lessees, and other sources considered reliable, it has not always been possible to 

independently verify all significant facts. In these instances, the Appraiser may have relied on verification 

obtained and reported by appraisers outside of our office. Also, as necessary, assumptions and adjustments 

have been made based on comparisons and analyses using data in the report and on interviews with market 

participants. The information furnished by others is believed to be reliable, but no warranty is given for its 

accuracy. 

10) Although the Appraiser has made, insofar as is practical, every effort to verify as factual and true all 

information and data set forth in this report, no responsibility is assumed for the accuracy of any 

information furnished the Appraiser either by the Client or others. If for any reason, future investigations 

should prove any data to be in substantial variance with that presented in this report, the Appraiser reserves 

the right to alter or change any or all analyses, opinions, or conclusions and/or opinions of value. 

11) The right is reserved by the Appraiser to make adjustments to the analyses, opinions, and conclusions set 

forth in the appraisal report as may be required by consideration of additional or more reliable data that 
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may become available. No change of this report shall be made by anyone other than the Appraiser. The 

Appraiser shall have no monetary liability or responsibility for any unauthorized change(s) to the report. 

12) The submission of the appraisal report constitutes completion of the services authorized and agreed upon. 

Such appraisal report is submitted on the condition the Client will provide reasonable notice and customary 

compensation, including expert witness fees, relating to any subsequent required attendance at 

conferences, depositions, or judicial or administrative proceedings. In the event the Appraiser is 

subpoenaed for either an appearance or a request to produce documents, a best effort will be made to 

notify the Client immediately. The Client has the sole responsibility for obtaining a protective order, 

providing legal instruction not to appear with the appraisal report and related work files, and will answer 

all questions pertaining to the assignment, the preparation of the report, and the reasoning used to 

formulate the opinion of value. Unless paid in whole or in part by the party issuing the subpoena or by 

another party of interest in the matter, the Client is responsible for all unpaid fees resulting from the 

appearance or production of documents regardless of who orders the work. 

13) Client shall not disseminate, distribute, make available or otherwise provide any Appraisal Report prepared 

hereunder to any third party (including without limitation, incorporating or referencing the Appraisal 

Report , in whole or in part, in any offering or other material intended for review by other parties) except 

to (a) any third party expressly acknowledged in a signed writing by Appraiser  as an “Intended User” of the 

Appraisal Report provided that either Appraiser has received an acceptable release from such third party 

with respect to such Appraisal Report or Client provides acceptable indemnity protections to Appraiser 

against any claims resulting from the distribution of the Appraisal Report to such third party, (b) any third 

party service provider (including rating agencies and auditors) using the Appraisal Report in the course of 

providing services for the sole benefit of an Intended User, or (c) as required by statute, government 

regulation, legal process, or judicial decree.  In the event Appraiser consents, in writing, to Client 

incorporating or referencing the Appraisal Report in any offering or other materials intended for review by 

other parties, Client shall not distribute, file, or otherwise make such materials available to any such parties 

unless and until Client has provided Appraiser with complete copies of such materials and Appraiser has 

approved all such materials in writing.  Client shall not modify any such materials once approved by 

Appraiser.  In the absence of satisfying the conditions of this paragraph with respect to a party who is not 

designated as an Intended User, the receipt of an Appraisal Report by such party shall not confer any right 

upon such party to use or rely upon such report, and Appraiser shall have no liability for such unauthorized 

use or reliance upon such report.  In the event Client breaches the provisions of this paragraph, Client shall 

indemnify, defend and hold Appraiser, and its affiliates and their officers, directors, employees, contractors, 

agents and other representatives (Appraiser and each of the foregoing an “Indemnified Party” and 

collectively the “Indemnified Parties”), fully harmless from and against all losses, liabilities, damages and 

expenses (collectively, “Damages”) claimed against, sustained or incurred by any Indemnified Party arising 

out of or in connection with such breach, regardless of any negligence on the part of any Indemnified Party 

in preparing the Appraisal Report. 



SERVICES

Valuation 
+ 	 Single Asset Valuation
+ 	 Portfolio Valuation
+ 	 Institutional Asset Valuation
+ 	 Appraisal Review
+ 	 Appraisal Management
+ 	 Lease and Cost Analysis
+ 	 Insurance Valuation
+ 	 Arbitration & Consulting
+ 	 Feasibility Studies
+ 	 Highest and Best Use Studies
+ 	 Evaluation
+ 	 Investment analysis
+ 	 Tax appeals
+ 	 Litigation Support
+ 	 Manufactured Housing and Campgrounds

Advisory
+ 	 ASC 805 Business combinations
+ 	 ASC 840 Leases
+ 	 Purchase Price Allocations
+ 	 Portfolio Valuations for reporting net  

asset values (NAV)
+ 	 Public and non-traded REIT valuations
+ 	 Valuations for litigation and  

litigation support
+ 	 Sale-leaseback valuation analysis
+ 	 Valuations for bankruptcy/fresh  

start accounting
+	 Cost segregation analysis

Assessment 
+	 Environmental due diligence 
+	 Building Services
+ 	 Construction Risk Management
+ 	 HUD
+ 	 Energy Efficiency Services
+ 	 Land Surveying
+ 	 Zoning

  BBG OVERVIEW

BBG is one of the nation’s largest real estate services firms 
with more than 45 offices across the country serving more 
than 4,500 clients. We deliver best-in-class valuation, 
advisory and assessment services with a singular focus of 
meeting our clients’ needs.

Our professional team offers broad industry expertise and 
deep market knowledge to help clients meet their objectives 
throughout the real estate life cycle.

BBG clients include commercial real estate professionals, 
investors, lenders, attorneys, accountants and corporations.

  THE BBG DIFFERENCE

National Footprint. BBG is one of only two national firms 
offering in-house valuation and environmental and property 
condition assessment services for all commercial property types.

Customer-focused Growth. BBG is one of the largest national 
due diligence firms because we deliver best-in-class work 
product and provide excellent customer care.

Qualified Team. Over 50 percent of BBG appraisers are MAI 
designated and offer deep industry expertise gained through 
real-world experience.

Unbiased Independence. By focusing exclusively on 
due diligence services, BBG guarantees an independent 
perspective free from potential conflicts of interest.

Innovative Technology. BBG has made significant analytics 
and IT investments to continually improve our data and 
report quality.

For more information, please visit www.bbgres.com

Company Overview
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APPRAISER QUALIFICATIONS



Al Khoshbin 
Senior Appraiser 

Work: 714.415.0154 
akhoshbin@bbgres.com 

 
 
 

Profile 

Al Khoshbin is a Senior Appraiser at BBG in the Costa Mesa office. Prior to joining BBG, Al was an Appraiser at CB 

Richard Ellis, Inc., from 2001 to 2008. He joined BBG in 2009 and now has over 20 years of experience in commercial 

real estate, including experience with analysis of multi-family product. His experience includes evaluating and 

analyzing commercial and residential properties, including retail, office, industrial, subdivisions, hospitality, religious 
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Appraisal:  (noun) the act or process of developing an opinion of value; an 
opinion of value. (adjective) of or pertaining to appraising and related functions 
such as appraisal practice or appraisal services.7 

Appraisal Practice:  valuation services performed by an individual acting as an 
appraiser, including but not limited to appraisal and appraisal review.7 

Appraisal Review:  (noun) the act or process of developing an opinion about the 
quality of another appraiser’s work (i.e., a report, part of a report, a workfile, or 
some combination of these), that was performed as part of an appraisal or 
appraisal review assignment, (adjective) of or pertaining to an opinion about the 
quality of another appraiser’s work that was performed as part of an appraisal 
or appraisal review assignment.7 

Appraiser:  one who is expected to perform valuation services competently and 
in a manner that is independent, impartial and objective.7 

Appraiser’s Peers:  other appraisers who have expertise and competency in a 
similar type of assignment.7 

Assessed Value: The value of a property according to the tax rolls in ad valorem 
taxation; may be higher or lower than market value, or based on an assessment 
ratio that is a percentage of market value. 1 

Asset: 
1. Any item, the rights to which may have economic value, including 

financial assets (cash or bonds), business interests, intangible 
assets (copyrights and trademarks), and physical assets (real estate 
and personal property). 

2. In general business usage, something owned by a business 
and reflected in the owner’s business sheet. 

Asset:  A resource controlled by the entity as a result of past events and from 
which future economic benefits are expected to flow to the entity. 2 

Assignment: a valuation service that is provided by an appraiser as a 
consequence of an agreement with a client.7 

Assignment Conditions: Assumptions, extraordinary assumptions, hypothetical 
conditions, laws and regulation, jurisdictional exceptions, and other conditions 
that affect the scope of work.7 

Assignment Elements:  Specific information needed to identify the appraisal or 
appraisal review problem:  client and any other intended users, intended use of 
the appraiser’s opinions and conclusions, type and definition of value; effective 
date of the appraiser’s opinions and conclusions; subject of the assignment and 
its relevant characteristics; and assignment conditions.7 

Assignment Results:  An appraiser’s opinions or conclusions, not limited to 
value, that were developed when performing an appraisal assignment, an 
appraisal review assignment, or a valuation service other than an appraisal or 
appraisal review.7 

Bias:  a preference or inclination that precludes an appraiser’s impartiality, 
independence, or objectivity in an assignment.7 

Business Enterprise:  an entity pursuing an economic activity.7 

Business Equity:  the interests, benefits, and rights inherent in the ownership of 
a business enterprise or a part thereof in any form (including, but not necessarily 
limited to, capital stock, partnership interests, cooperatives, sole 
proprietorships, options, and warrants).7 

Capital Expenditure: Investments of cash (or the creation of liability) to acquire 
or improve an asset, e.g., land, buildings, building additions, site improvements, 
machinery, equipment; as distinguished from cash outflows for expense items 
that are normally considered part of the current period’s operations. Also 
referred to as Cap Ex.1 

Cash Equivalency Analysis: An analytical process in which the sale price of a 
transaction with nonmarket financing or financing with unusual conditions or 
incentives is converted into a price expressed in terms of cash or its equivalent.1 

Client:  the party or parties (i.e., individual, group or entity) who engage an 
appraiser by employment or contract in a specific assignment, whether directly 
or through an agent.7 

Condominium Ownership: A form of fee ownership of separate units or portions 
of multiunit buildings that provides for formal filing and recording of a divided 
interest in real estate.1 

 
 
 
 

Confidential Information: 
  1: information that is either: 

• Identified by the client as confidential when providing it to a 
valuer and that is not available from any other source, or 

• Classified as confidential or private by applicable law or 
regulation. 

2: Information that is either 
• Identified by the client as confidential when providing it to an 

appraiser and that is not available from any other source; or  
• Classified as confidential or private by applicable law or 

regulation * 
• NOTICE: For example, pursuant to the passage of the Gramm-

Leach-Bliley Act in November 1999, some public agencies 
have adopted privacy regulations that affect appraisers. The 
Federal Trade Commission (FTC) issued two rules. The first 
rule (16 CFR 313) focuses on the protection of “non-public 
personal information” provided by consumers to those 
involved in financial activities “found to be closely related to 
banking or usual in connection with the transaction of 
banking.” These activities include “appraising real or personal 
property.” The second rule (16 CFR 314) requires appraisers 
to safeguard customer non-public personal information. 
Significant liability exists for appraisers should they fail to 
comply with these FTC rules. 7 

Cost:  the actual or estimated amount required to create, reproduce, replace 
or obtain a property.7 

Cost Approach: A set of procedures through which a value indication is derived 
for the fee simple interest in a property by estimating the current cost to 
construct  a  reproduction  of  (or  replacement  for)  the  existing  structure, 
including an entrepreneurial incentive, deducting depreciation from the total 
cost, and adding the estimated land value. Adjustments may then be made to 
the indicated fee simple value of the subject property to reflect the value of 
the property interest being appraised. 1 

Credible: worthy of belief.7 

Deferred Maintenance: Items of wear and tear on a property that should be 
fixed now to protect the value or income-producing ability of the property, 
such as a broken window, a dead tree, a leak in the roof, or a faulty roof that 
must be completely replaced. These items are almost always curable.1

 

Disposition Value: The most probable price that a specified interest in real 
property should bring under the following conditions: 1) Consummation of a 
sale within a specific time, which is short than the typical exposure time for 
such a property in that market. 2) The property is subjected to market 
conditions prevailing as of the date of valuation. 3) Both the buyer and seller are 
acting prudently and knowledgeably. 4) The seller is under compulsion to sell.  
5) The buyer is typically motivated. 6) Both parties are acting in what they 
consider to be their best interests. 7) An adequate marketing effort will be made 
during the exposure time. 8) Payment will be made in cash in U.S. dollars (or 
the local currency) or in terms of financial arrangements comparable thereto. 9) 
The price represents the normal consideration of the property sold, unaffected 
by special or creative financing or sales concessions granted by anyone 
associated with the sale. This definition can also be modified to provide for 
valuation with specified financing terms. 1

 

Economic Life: The period over which improvements to real estate 
contribute to property value. 1

 

Effective Date:  the date to which the appraiser’s analysis, opinions and 
conclusions apply, also referred to as date of value.7 

Effective Gross Income Multiplier (EGIM): The ratio between the sale price 

(or value) of a property and its effective gross income.1
 

Effective Rent: Total base rent, or minimum rent stipulated in a lease, over 
the specified lease term minus rent concessions, the rent that is effectively 
paid by a tenant net of financial concessions provided by a landlord. 1 

Exposure Time:  an opinion, based on supporting market data, of the length 
of time that the property interest being appraised would have been offered 
on the market prior to the hypothetical consummation of a sale at the 
market value on the effect date of the appraisal.7 

Extraordinary Assumption:  an assignment-specific assumption as of the 
effective date regarding uncertain information used in an analysis which, if 
found to be false, could alter the appraiser’s opinions or conclusions.7 
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Fair Market Value:   

1. In nontechnical usage, a term that is equivalent to the contemporary 
usage of market value. 

2. As used in condemnation, litigation, income tax, and property tax 
situations, a term that is similar in concept to market value but may be 
defined explicitly by the relevant agency. For example, one definition of 
fair market value provided by the Internal Revenue Service for certain 
purposes is as follows: The price at which the property would change 
hands between a willing buyer and a willing seller, neither being under 
any compulsion to buy or to sell and both having reasonable knowledge 
of relevant facts. The fair market value of a particular item of property 
includible in the decedent’s gross estate is not to be determined by a 
forced sale price. Nor is the fair market value of an item of property to 
be determined by the sale price of the item in a market other than that 
in which such item is most commonly sold to the public, taking into 
account the location of the item wherever appropriate. (IRS Regulation 
§20.2031-1) 1 

Fair Share:   

1. A share of a fund or deposit that is divided or distributed proportionately.  
2. A share of a burden or obligation that is divided proportionately; e.g., a 

tenant in a multitenant building or development may be required to pay 
a pro rata share of the building’s operating expenses based on the 
number of square feet the tenant occupies. In a shopping center, the 
tenant’s share of operating costs is often stated as a fraction, with the 
gross leasable area of the tenant’s premises as the numerator and the 
gross leasable area or gross leased area of the entire shopping center as 
the denominator. 

3. The share of a trade area that a retail facility is likely to capture; assumes 
that capture is a function of property size as a proportion of the overall 
inventory of competitive space in the trade area, i.e., that the facility 
captures a “fair share” of the trade area.1

 

Fair Value:   
1.   The price that would be received to sell an asset or paid to transfer a 

liability in an orderly transaction between market participants at the 
measurement date. (FASB) 

2. The estimated price for the transfer of an asset or liability between 
identified knowledgeable and willing parties that reflects the 
respective interests of those parties. (This does not apply to 
valuations for financial reporting.) (IVS).1 

3.     The price that would be received to sell an asset or paid to 
transfer a liability in an orderly transaction between market 
participants at the measurement date.2

 

Feasibility Analysis:   a  study of the cost benefit relationship of an economic 
endeavor.1 

Fee Simple Estate: Absolute ownership unencumbered by any other interest 
or estate, subject only to the limitations imposed by the governmental 
powers of taxation, eminent domain, police power, and escheat. 1 

Floor Area Ratio (FAR): The relationship between the above-ground floor 
area of a building, as described by the zoning or building code, and the area 
of the plot on which it stands; in planning and zoning, often expressed as a 
decimal, e.g., a ratio of 2.0 indicates that the permissible floor area of a 
building is twice the total land area. 1 

Going Concern:  

1. An established and operating business having an indefinite future life. 

2. An organization with an indefinite life that is sufficiently long that, over 
time, all currently incomplete transformations [transforming resources 
from one form to a different, more valuable form] will be completed. 1 

Gross Building Area (GBA): 

1. Total floor area of a building, excluding unenclosed areas, measured 
from the exterior of the walls of the above-grade area. This includes 
mezzanines and basements if and when typically included in the market 
area of the type of property involved. 

2. Gross leasable area plus all common areas. 

3. For residential space, the total area of all floor levels measured from 
the exterior of the walls and including the super structure and 
substructure basement; typically does not include garage space. 1 

 

Highest and Best Use: 

1. The reasonably probable use of property that results in the highest value. 
The four criteria that the highest and best use must meet are legal 
permissibility, physical possibility, financial feasibility, and maximum 
productivity. 

2. The use of an asset that maximizes its potential and that is possible, 
legally permissible, and financially feasible. The highest and best use may 
be for continuation of an asset’s existing use or for some alternative use. 
This is determined by the use that a market participant would have in 
mind for the asset when formulating the price that it would be willing to 
bid. (IVS). 

3. [The] highest and most profitable use for which the property is adaptable 
and needed or likely to be needed in the reasonably near future. (Uniform 
Appraisal Standards for Federal Land Acquisitions) 1 

Hypothetical Condition:  a condition, directly related to a specific assignment, 
which is contrary to what is known by the appraiser to exist on the effective 
date of the assignment results, but is used for the purpose of analysis.7 

Income Capitalization Approach: Specific appraisal techniques applied to 
develop a value indication for a property based on its earning capability and 
calculated by the capitalization of property income. 1 

Inspection: Personal observation of the exterior or interior of the real estate 
that is the subject of an assignment performed to identify the property 
characteristics that are relevant to the assignment, such as amenities, general 
physical condition, and functional utility. Note that this is not the inspection 
process performed by a licensed or certified building inspector. 1 

Insurable Value: A type of value for insurance purposes. 1 

Intangible Property (intangible Assets): Nonphysical assets, including but not 
limited to franchises, trademarks, patents, copyrights, goodwill, equities, 
securities, and contracts as distinguished from physical assets such as facilities 
and equipment.7  

Intended Use:  the user(s) of an appraiser’s reported appraisal or appraisal 
review assignment results, as identified by the appraiser based on 
communication with the client at the time of the assignment.7 

Intended User:  the client and any other party as identified, by name or type, 
as users of the appraisal or appraisal review report by the appraiser, based on 
communication with the client at the time of the assignment.7 

Internal Rate of Return (“IRR”): The annualized yield rate or rate of return on 
capital that is generated or capable of being generalized within an investment 
of portfolio  over  a  period  of  ownership.    Alternatively,  the indicated 
return of capital associated with a projected or pro forma income stream.        
The discount rate that equates the present value of the net cash flows of a 
project with the present value of the capital investment.   It is the rate at which 
the Net Present Value (NPV) equals zero.   The IRR reflects both the return on 
invested capital and the return of the original investment, which are basic 
considerations of potential investors.   Therefore, deriving the IRR from analysis 
of market transactions of similar properties having comparable income 
patterns is a proper method for developing market discount rates for use in 
valuations to arrive at Market Value.   Used in discounted cash flow analysis to 
find the implied or expected rate of return of the project, the IRR is the rate of 
return which gives a zero net present value (NPV). See also equity yield rate 
(YE); financial management rate of return (FMRR); modified internal rate of 
return (MIRR); yield rate (Y). 1

 

Investment Value: 1) The value of a property to a particular investor or class 
of investors based on the investor’s specific requirements. Investment value 
may be different from market value because it depends on a set of investment 
criteria that are not necessarily typical of the market. 2) The value of an asset to 
the owner or a prospective owner for individual investment or operational 
objectives. (IVS) 1 

Jurisdictional Exception: an assignment condition established by applicable 
law or regulation, which precludes an appraiser from complying with a part 
of USPAP.7 

Leasehold Interest: The right held by the lessee to use and occupy real estate 
for a stated term and under the conditions specified in the lease. 1 

Leased Fee Interest: The ownership interest held by the lessor, which includes 
the right to receive the contract rent specified in the lease plus the reversionary 
right when the lease expires.1

 

Liquidation Value: The most probable price that a specified interest in real 
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property should bring under the following conditions: 1) Consummation of a 
sale within a short time period; 2) The property is subjected to market 
conditions prevailing as of the date of valuation; 3) Both the buyer and seller 
are acting prudently and knowledgeably; 4) The seller is under extreme 
compulsion to sell; 5) The buyer is typically motivated. 6) Both parties are 
acting in what they consider to be their best interests. 7) A normal marketing 
effort is not possible due to the brief exposure time 8) Payment will be made in 
cash in U.S. dollars or in terms of financial arrangements comparable thereto.  
9)  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.   This definition can also be modified to 

provide for valuation with specified financing terms.1
 

Load Factor: A measure of the relationship of common area to useable area 
and therefore the quality and efficiency of building area layout, with higher 
load factors indicating a higher percentage of common area to overall 
rentable space than lower load factors; calculated by subtracting the amount 
of usable area from the rentable area and then dividing the difference by the 
usable area: 1 

Load Factor = 

 

(Rentable Area – Useable Area) Usable Area 

 

Market Value:  a type of value stated as an opinion, that presumes the transfer 
of a property (i.e., a right of ownership or a bundle of such rights), as of a 
certain date, under specific conditions set forth in the value definition that is 
identified by the appraiser as applicable in an appraisal.7 

Market Value "As If Complete" On The Appraisal Date:  Market value 
as if complete on the effective date of the appraisal is an estimate of the 
market value of a property with all construction, conversion, or 
rehabilitation hypothetically completed, or under other specified 
hypothetical conditions as of the date of the appraisal. With regard to 
properties wherein anticipated market conditions indicate that 
stabilized occupancy is not likely as of the date of completion, this 
estimate of value should reflect the market value of the property as if 
complete and prepared for occupancy by tenants. 

Market Value "As Is" On The Appraisal Date: Value As Is -The value of 
specific ownership rights to an identified parcel of real estate as of the 
effective date of the appraisal; relates to what physically exists and is 
legally permissible and excludes all assumptions concerning 
hypothetical market conditions or possible rezoning. See also effective 
date; prospective value opinion. 

Market Value of the Total Assets of the Business: The market value of 
the total assets of the business is the market value of all of the tangible 
and intangible assets of a business as if sold in aggregate as a going 
concern.   This assumes that the business is expected to continue 
operations well into the future. 4

 

 
 

Marketing Time: An opinion of the amount of time it might take to sell a real 
or personal property interest at the concluded market value level during 
the period immediately after the effective date of an appraisal.   Marketing 
time differs from exposure time, which is always presumed to precede the 
effective date of an appraisal. (Advisory Opinion 7 of the Appraisal Standards 
Board of The Appraisal Foundation and Statement on Appraisal Standards No. 
6, “Reasonable Exposure Time in Real Property Market Value Opinions” 
address the determination of reasonable exposure and marketing time.). 3 

Mass Appraisal:  the process of valuing a universe of properties as of a given 
date using standard methodology, employing common data and allowing for 
statistical testing.7 

Mass Appraisal Model:  a mathematical expression of how supply and 
demand factors interact in a market.7 

Misleading:  intentionally or unintentionally misrepresenting, misstating or 
concealing relevant facts or conclusions.7 

Net Lease: A lease in which the landlord passes on all expenses to the tenant. 
See also lease. 1 

Net Rentable Area (NRA): 1) The area on which rent is computed. 2) The 

Rentable Area of a floor shall be computed by measuring to the inside finished 
surface of the dominant portion of the permanent outer building walls, 
excluding any major vertical penetrations of the floor. No deductions shall be 
made for columns and projections necessary to the building. Include space 
such as mechanical room, janitorial room, restrooms, and lobby of the floor.5

 

Penetration Ratio (Rate): The rate at which stores obtain sales from within a 
trade area or sector relative to the number of potential sales generated; 
usually applied to existing facilities. Also called: penetration factor.1 

Personal Inspection:  a physical observation performed to assist in identifying 
relevant property characteristics in a valuation service.7 

Personal Property:  any tangible or intangible article that is subject to 
ownership and not classified as real property, including identifiable tangible 
objects that are considered by the general public as being “personal”, such 
as furnishings, artwork, antiques, gems and jewelry, collectibles, machinery 
and equipment, and intangible property that is created and stored 
electronically such as plans for installation art, choreography, emails or 
designs for digital tokens.7 

Physical Characteristics:  attributes of a property that are observable or 
measurable as a matter of fact, as distinguished from opinions and 
conclusions, which are the result of some level of analysis or judgement.7 

Price:  the amount asked, offered or paid for a property.7 

Prospective opinion of value. A value opinion effective as of a specified 
future date.   The term does not define a type of value.   Instead it identifies 
a value opinion as being effective at some specific future date. An opinion 
of value as of a prospective date is frequently sought in connection with 
projects that are proposed, under construction, or under conversion to a 
new use, or those that have not yet achieved sellout or a stabilized level of 
long-term occupancy. 1

 

Real Estate:  an identified parcel or tract of land, including improvements, if 
any.7 

Real Property:  the interests, benefits and rights inherent in the ownership 
of real estate.7 

Reconciliation: A phase of a valuation assignment in which two or more value 
indications are processed into a value opinion, which may be a range of value, 
a single point estimate, or a reference to a benchmark value. 1 

Relevant Characteristics:  features that may affect a property’s value or 
marketability such as legal, economic or physical characteristics.7 

Reliable Measurement:   [The IAS/IFRS framework requires that] neither an 
asset nor a liability is recognized in the financial statements unless it has a 
cost or value that can be measured reliably.2

 

Remaining Economic Life: The estimated period over which existing 
improvements are expected to contribute eco-nomically to a property; an 
estimate of the number of years remaining in the economic life of a structure 
or structural components as of the effective date of the appraisal; used in the 
economic age-life method of estimating depreciation. 1 

Replacement Cost: The estimated cost to construct, at current prices as of the 
effective appraisal date, a substitute for the building being appraised, using 
modern materials and current standards, design, and layout. 1 

Report:  any communication, written or oral, of an appraisal or appraisal 
review that is transmitted to the client or a party authorized by the client upon 
completion of an assignment.7 

Retrospective Value Opinion: A value opinion effective as of a specified 
historical date. The term retrospective does not define a type of value. Instead, 
it identifies a value opinion as being effective at some specific prior date. Value 
as of a historical date is frequently sought in connection with property tax 
appeals, damage models, lease renegotiation, deficiency judgments, estate 
tax, and condemnation. Inclusion of the type of value with this term is 
appropriate, e.g., “retrospective market value opinion.” 1 

Sales Comparison Approach: The process of deriving a value indication for the 
subject property by comparing sales of similar properties to the property being 
appraised, identifying appropriate units of comparison, and making 
adjustments to the sale prices (or unit prices, as appropriate) of the comparable 
properties based on relevant, market-derived elements of comparison. The 
sales comparison approach may be used to value improved properties, vacant 
land, or land being considered as though vacant when an adequate supply of 

comparable sales is available. 1 
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th 

Scope of Work: the type and extent of research and analyses in an appraisal 
or appraisal review assignment.7 

Signature: personalized evidence indicating authentication of the work 
performed by the appraiser and the acceptance of the responsibility for 
content, analyses and the conclusions in the report.7 

Stabilized value: A value opinion that excludes from consideration any 
abnormal relationship between supply and demand such as is experienced in 
boom periods when cost and sale price may exceed the long-term value, or 
during periods of depression,  when  cost  and  sale price may fall short  of 
long-term value. It is also a value opinion that excludes from consideration any 
transitory condition that may cause excessive construction costs, e.g., a 
premium paid due to a temporary shortage of supply. 

Substitution: The principle of substitution states that when several similar or 
commensurate commodities, goods, services are available, the one with the 
lowest price will attract the greatest demand and widest distribution. This is the 
primary principle upon which the cost and sales comparison approaches are 
based. 3

 

Total Assets of a Business:  Total assets of a business is defined by the 
Appraisal Institute as “the tangible property (real property and personal 
property, including inventory and furniture, fixtures and equipment) and 
intangible property (cash, workforce, contracts, name, patents, copyrights, and 
other residual intangible assets, to include capitalized economic profit).” 

Use Value: 

The value of a property assuming a specific use, which may or may not be the 
property’s highest and best use on the effective date of the appraisal. Use value 
may or may not be equal to market value but is different conceptually. 1 

Valuation Service:  a service pertaining to an aspect of property value, 
regardless of the type of service and whether it is performed by appraisers or 
by others.7 

Value:  the monetary relationship between properties and those who buy and 
sell, or use those properties, expressed as an opinion of the worth of a property 
at a given time.7

 

Workfile:  data, information and documentation necessary to support the 
appraiser’s opinions and conclusions and to show compliance with USPAP.7

 

 
1
Appraisal Institute, The Dictionary of Real Estate Appraisal, 6th ed. (Chicago: 

Appraisal Institute 2010). 2Appraisal Institute, International Financial Reporting    
Standards    for    Real    Property    Appraiser,    IFRS    Website, www.ifrs-
ebooks.com/index.html. 3Appraisal Institute, The Appraisal of Real Estate, 13th 
ed. (Chicago: Appraisal Institute 2008). 4 This definition is taken from 
“Allocation of Business Assets Into Tangible and Intangible Components: A New 
Lexicon,” Journal of Real Estate Appraisal, January 2002, Volume LXX, Number 
1.   This terminology is to replace former phrases such as: value of the going 
concern.   5Financial Publishing Company, The Real Estate Dictionary, 7 ed.   6 

U.S. Treasury Regulations. 7USPAP 2020-2021 

http://www.ifrs-ebooks.com/index.html
http://www.ifrs-ebooks.com/index.html
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3.  Development Budget Homekey Harborgate

Residential

Non-

Residential

Total 100.00% 0.00%

Acquisition

Total Land Cost 0 0 0

Existing Improvements Value 30,400,000 30,400,000 0 400,000

Legal / Title & Recording 40,000 40,000 0 526

Total - Acquisition Costs 30,440,000 30,440,000 0 400,526

Construction

Demolition 0 0 0

Toxic Abatement 0 0 0

Offsite Improvements 0 0 0

On-site Improvements attributable 
     to unusual conditions 0 0 0

Site Work 300,000 300,000 0 3,947

Structures 4,850,000 4,850,000 0 63,816

Parking 0 0 0

General Requirements 309,000 309,000 0 4,066

Contractor Overhead 206,000 206,000 0 2,711

Contractor Profit 206,000 206,000 0 2,711

General Liability Insurance 88,065 88,065 0 1,159

Prevailing Wage 0 0 0

Total - Construction Costs 5,959,065 5,959,065 0 78,409

Architectural Fees

Design 200,000 200,000 0 2,632

Supervision 125,000 125,000 0 1,645

Total  - Architectural Costs 325,000 325,000 0 4,276

Survey & Engineering

Total  - Survey & Engineering 50,000 50,000 0 658

Construction Interest & Fees

Construction Loan Interest 0 0 0

Origination Fee 0 0 0

Costs of Bond Issuance

a)  Underwriter Fee 0 0 0

b)  Underwriter Counsel 0 0 0

c)  Issuer Fee 0 0 0

d)  Issuer Financial Advisor 0 0 0

e)  Bond Counsel 0 0 0

f)  Lender Origination/LOC Fee 0 0 0

g)  Lender Counsel 0 0 0

h)  Rating 0 0 0

i)  Trustee Fee 0 0 0

j)  Trustee Counsel 0 0 0

k)  Printing 0 0 0

l)  CDLAC Fees 0 0 0

m)  COI Contingency 0 0 0

Payment & Performance Bond 88,065 88,065 0 1,159

Property Taxes 228,300 228,300 0 3,004

Insurance 350,000 350,000 0 4,605

Title and Recording 25,000 25,000 0 329

Other: Utility Connections 35,000 35,000 0 461

Other: (specify) 0 0 0

Total - Construction Interest & Fees 726,365 726,365 0 9,557

Permanent Financing

Loan Origination Fee 0 0 0

Credit Enhance. & App. Fee 0 0 0

Title and Recording 0 0 0

Other: (specify) 0 0 0

Other: (specify) 0 0 0

Total - Permanent Financing Costs 0 0 0 0

Residential 
Cost/Unit

All budget items must be completed as applicable.

NOFA



Residential

Non-

Residential

Total 100.00% 0.00%
Residential 
Cost/Unit

All budget items must be completed as applicable.

Legal Fees

Lender Legal Pd. by Applicant 0 0 0

Borrower - Transaction 0 0 0

Borrower - Syndication 0 0 0

Other: Owner Legal 50,000 50,000 0 658

Total - Legal Fees 50,000 50,000 0 658

Reserves

Operating Reserves 200,000 200,000 0 2,632

Replacement Reserve, Renewable Energy Equip. 0 0 0

Other: Transition Reserve 0 0 0

Total - Reserve Costs 200,000 200,000 0 2,632

Appraisal

Total - Appraisal Costs 15,000 15,000 0 197

Contingency

Hard Cost Contingency 893,860 893,860 0 11,761

Soft Cost Contingency 200,000 200,000 0 2,632

Total - Contingency Costs 1,093,860 1,093,860 0 14,393

Other

TCAC App/Alloc/Monitor Fees 0 0 0

Environmental Audit 30,000 30,000 0 395

Local Development Impact Fees 150,000 150,000 0 1,974

Permit Processing Fees 200,000 200,000 0 2,632

School Fees 0 0 0

Marketing 0 0 0

Leasing (Lease-Up Expense) 100,000 100,000 0 1,316

Leasing (Lease-Up) Fee 0 0 0

Relocation Expenses 0 0 0

Furnishings (common areas) 180,000 180,000 0 2,368

Unit Furnishings (homeless units) 360,000 360,000 0 4,737

Accounting/Audit 35,000 35,000 0 461

Acq/Predev Loan Fees & Expenses 0 0 0

Acq/Predev Loan Interest 0 0 0

Construction Management 128,000 128,000 0 1,684

Deputy Inspection 25,000 25,000 0 329

LACDA - Reservation Fee 0 0 0

Holding Costs 0 0 0

Market Study 0 0 0

Security 108,000 108,000 0 1,421

Green Building Certification 0 0 0

Consultant 45,000 45,000 0 592

Other: (specify) 0 0 0

Other: (specify) 0 0 0

Total - Other Costs 1,361,000 1,361,000 0 17,908

SUBTOTALS 40,220,290 40,220,290 0 529,214

Developer Costs

Developer Fee 1,535,000 1,535,000 0 20,197

Consultant/Processing Agent 0 0 0

Project Administration 0 0 0

Broker fees paid by owner 0 0 0

Other: (specify) 0 0 0
Total - Developer Costs 1,535,000 1,535,000 0 20,197

TOTAL DEVELOPMENT COSTS 41,755,290 41,755,290 0 549,412

NOFA



Homekey Harborgate

All items must be completed, with details for assumptions, as applicable.
Acquisition

Total Land Cost purchase price

Existing Improvements Value purchase price
Legal / Title & Recording estimate based on simliar projects
TOTAL Provide justification if acquisition cost exceeds appraised value.

Construction

Demolition
Toxic Abatement
Offsite Improvements
On-site Improvements attributable 
     to unusual conditions
Site Work estimate based on site review and simliar projects
Structures - Residential Component estimate based on site review and simliar projects
Structures - Commercial Component
Parking Provide a per-space cost 

General Requirements
estimate based on site review and simliar projects, complies with 
requirements

Contractor Overhead estimate based on site review and simliar projects, complies with 
Contractor Profit estimate based on site review and simliar projects, complies with 
General Liability Insurance 1.5% of direct
Prevailing Wage 1.5% of direct

Architectural Fees

Design estimate based on simliar projects
Supervision estimate based on simliar projects

Survey & Engineering
Total  - Survey & Engineering estimate based on simliar projects

Construction Interest & Fees

Construction Loan Interest
Origination Fee
Costs of Bond Issuance
a)  Underwriter Fee
b)  Underwriter Counsel
c)  Issuer Fee
d)  Issuer Financial Advisor
e)  Bond Counsel
f)  Lender Origination/LOC Fee
g)  Lender Counsel
h)  Rating
i)  Trustee Fee
j)  Trustee Counsel
k)  Printing
l)  CDLAC Fees
m)  COI Contingency
Payment & Performance Bond 1.5% of direct
Property Taxes taxes during holding and construction
Insurance estimate based on simliar projects
Title and Recording estimate based on simliar projects
Other: Utility Connections estimate based on simliar projects
Other: (specify)

Permanent Financing

3a.  Development Budget Notes & 
Assumptions



Loan Origination Fee
Credit Enhance. & App. Fee
Title and Recording
Other: (specify)
Other: (specify)

Legal Fees

Lender Legal Pd. by Applicant
Borrower - Transaction
Borrower - Syndication

Other: Owner Legal
estimate based on simliar projects, inlcudes all owner legal, all 
phases

Reserves

Operating Reserves 6 month reserve

Replacement Reserve, Renewable 
Energy Equip. 
Other: Transition Reserve 1 year

Appraisal
Total - Appraisal Costs estimate based on simliar projects

Contingency

Hard Cost Contingency 15% of hard costs, recommend for rehab
Soft Cost Contingency approx. 4%

Other

TCAC App/Alloc/Monitor Fees
Environmental Audit estimate based on simliar projects
Local Development Impact Fees estimate based on simliar projects, includes school fees
Permit Processing Fees estimate based on simliar projects
School Fees included in dev. Impact fees
Marketing - Residential community and resident outreach
Marketing - Commercial 

Leasing (Lease-Up Expense)
estimate based on simliar projects, all operating costs during lease 
up

Leasing (Lease-Up) Fee 200 per unit

Relocation Expenses
estimate, will confirm based on futher research and assemsment 
with relocation consultant

Furnishings (common areas) all offices interior and exterior common areas
Unit Furnishings (homeless units) standard PSH best practice unit furnishings
Accounting/Audit estimate based on simliar projects
Acq/Predev Loan Fees & Expenses
Acq/Predev Loan Interest
Construction Management estimate based on simliar projects
Deputy Inspection estimate based on simliar projects
LACDA - Reservation Fee Covers year one monitoring fee
Holding Costs
Market Study
Security estimate based on simliar projects
Green Building Certification
Consultant CASP and finance
Other: (specify)

Developer Costs

Developer Fee per HCD requirements
Consultant/Processing Agent
Project Administration
Broker fees paid by owner
Other: (specify)



4.  Operating Budget

Proposed Proposed Proposed Per Unit Per Unit

Administrative Expenses Budget Budget Budget Per Month Per Year

   Office Salaries -$                 -$                 -$                 -$             -$               

   Emp Benefits & Insurance 171,200$     171,200$     187.72$       2,252.63$      

   On-site Manager -$                 -$             -$               

   Maintenance Personnel 145,000$     145,000$     158.99$       1,907.89$      

   Management Fee -$                 -$             -$               

   Office Supplies 8,000$         8,000$         8.77$           105.26$         

   Advertising -$                 -$             -$               

   Legal 5,000$         5,000$         5.48$           65.79$           

   Audit expense 10,000$       10,000$       10.96$         131.58$         

   Security 473,040$     473,040$     518.68$       6,224.21$      

   Communication 15,000$       15,000$       16.45$         197.37$         

   Miscellaneous Admin 693,500$     693,500$     760.42$       9,125.00$      

Total Administrative Expenses 1,520,740$  -$             1,520,740$  1,667$         20,010$         

Maintenance Expenses

   Maintenance supplies 14,000$       14,000$       15$              184$              

   Pest Control 11,000$       11,000$       12$              145$              

   Repairs Contract 12,000$       12,000$       13$              158$              

   HVAC repairs & maintenance 10,000$       10,000$       11$              132$              

   Landscape Contract 9,600$         9,600$         11$              126$              

   Interior/exterior painting 5,000$         5,000$         5$                66$                

   Elevator maintenance 6,500$         6,500$         7$                86$                

   Interior cleaning 42,000$       42,000$       46$              553$              

   Misc. Maintenance Expense -$             -$             -$               

   Extra. Maintenance Expense * -$             -$             -$               

Total Maintenance Expenses 110,100$     -$             110,100$     121$            1,449$           

Utilities Expenses

   Trash removal 66,168$       66,168$       73$              871$              

   Electricity 149,512$     149,512$     164$            1,967$           

   Water/sewer 171,760$     171,760$     188$            2,260$           

   Gas 34,640$       34,640$       38$              456$              

Total Utilities Expense 422,080$     -$             422,080$     463$            5,554$           

Tax & Insurance Expenses

   Real estate taxes & assessments 5,000$         5,000$         5$                66$                

   Licenses & Fees -$             -$             -$               

   Property & liability insurance 250,000$     250,000$     274$            3,289$           

Total Tax & Insurance 255,000$     -$             255,000$     280$            3,355$           

TOTAL OPERATING EXPENSES 2,307,920$  -$             2,307,920$  2,531$         30,367$         

Project Reserves

   Operating Reserves -$             -$             -$               

   Replacement Reserve 61,000$       61,000$       67$              803$              

   Transition Reserve -$             -$             -$               

   Social Services 390,000$     390,000$     428$            5,132$           

TOTAL EXPENSES 2,758,920$  -$             2,758,920$  3,025$         36,302$         

   Partnership Management Fee 25,000$       25,000$       27$              329$              

Homekey Harborgate

 Residential 

Component 

 Commercial 

Component 

* Funds for this line item will be taken from the replacement reserves.

NOFA



4a.  Operating Budget Notes & 
Assumptions Homekey Harborgate

All items must be completed, with details for assumptions, as applicable.

Administrative Expenses

   Office Salaries

   Emp Benefits & Insurance includes standard insurance, benefit, taxes costs

   On-site Manager estimate based on simliar projects mngr. and asst. mngr.

   Maintenance Personnel estimate based on simliar projects

   Management Fee $70 pupm

   Office Supplies estimate based on simliar projects

   Advertising

   Legal estimate based on simliar projects

   Audit expense estimate based on simliar projects

   Security night and weekend security

   Communication estimate based on simliar projects

   Miscellaneous Admin

Maintenance Expenses

   Maintenance supplies estimate based on simliar projects

   Pest Control estimate based on simliar projects

   Repairs Contract estimate based on simliar projects

   HVAC repairs & maintenance estimate based on simliar projects

   Landscape Contract estimate based on simliar projects

   Interior/exterior painting estimate based on simliar projects

   Elevator maintenance estimate based on simliar projects

   Interior cleaning estimate based on simliar projects

   Misc. Maintenance Expense

   Extra. Maintenance Expense

Utilities Expenses

   Trash removal estimate based on simliar projects, owner pays all utilities

   Electricity estimate based on simliar projects, owner pays all utilities

   Water/sewer estimate based on simliar projects, owner pays all utilities

   Gas estimate based on simliar projects, owner pays all utilities

Tax & Insurance Expenses

   Real estate taxes & assessments estimate based on simliar projects

   Licenses & Fees estimate based on simliar projects

   Property & liability insurance estimate based on simliar projects

Project Reserves

   Operating Reserves

   Replacement Reserve 500 pupy, per HCD requirement

   Transition Reserve (first 3 years only)

   Social Services see services budget

   Partnership Management Fee standard per funder requirements

NOFA



5.  Operating Subsidies

Subsidy Source Subsidy Program

Date of 
Application 
(actual or 

anticipated)

Date of Award 
(actual or 

anticipated)

Initial Term 
of Subsidy 

(years)

Number of 
Subsidized 

Units
Total Annual 

Subsidy Total Subsidy
City of LA interim City of LA Interim n/a n/a 15 76 2,774,000$   41,610,000$ 

Total 76 2,774,000$   41,610,000$ 

1. Name of Lender/Source
Street Address
Contact Name
City/State
Phone Number
Fax Number
Email Address
Committed (menu selection) (Select)

2. Name of Lender/Source
Street Address
Contact Name
City/State
Phone Number
Fax Number
Email Address
Committed (menu selection) (Select)

3. Name of Lender/Source
Street Address
Contact Name
City/State
Phone Number
Fax Number
Email Address
Committed (menu selection) (Select)

Homekey Harborgate

HACLA LACDA TBV, - final amount TBD

NOFA



Calculation of Rent Subsidy Premium (e.g., Shelter Plus Care, PBV, or PBVASH)

# of Bedrooms # of Units Target AMI

Net Monthly 

TCAC Rent 

(Net of Utility 

Allowance)

Net 

Monthly 

Subsidy

Difference

Total Monthly 

Subsidy 

Premium

Annual 

Subsidy 

Premium

- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -
- - -

0 - -

NOFA



6.  Unit Mix & Rents

Project Rent Schedule

Unit Size # of Units % AMI SN Units? (Y/N)

Monthly Gross 

Rent

 (Including 

Utility 

Allowance)

Monthly Utility 

Allowance

 Net Monthly 

Rent
Target Population

Covered by an 

Operating 

Subsidy? (Y/N)

Assisted by the  

LAHD? (Y/N)*

Studio / SRO 76 30% Yes -$                 -$                 -$                 HM- Chronic Homeless Yes Yes

Studio / SRO No -$                 -$                 -$                 HM- Individuals Yes Yes

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

0 No -$                 -$                 -$                 (Select) (Select) (Select)

76 Subtotal Rents -$                 

SN Rents -$                 

76

Homekey Harborgate

HM- Chronic Homeless

The most restrictive rents from Funding Sources must be used as the monthly gross rent.  

NOFA



0

HM- Family 0

HM- Individuals 0

0 HM- Intellectual/ Dev Disability 0

0 HM- Mental Illness 0

0 HM- Seniors 0

0 HM- Survivor of DV & HT 0 0

0 HM- Transition Age Youth (TAY) 0 0

0 HM- Veterans 0 0

0 76 0

76

Manager's Unit(s)

Unit Size
Number of 

Unit(s)
Monthly Rent

Total Monthly 

Rent
FT/PT

Studio / SRO -$                 -$                 Full Time

0 -$                 -$                 (Select)

0 -$                 -$                 (Select)

0 -$                 -$                 (Select)

Total Units 0 Subtotal Rents -$                 

Market Rate Units

Unit Size
Number of 

Unit(s)
Monthly Rent

Total Monthly 

Rent

0 -$                 -$                 

0 -$                 -$                 

0 -$                 -$                 

0 -$                 -$                 

0 -$                 -$                 

Total Units 0 -$                 

-$                 

x 12

-$                 

Rent Subsidy Premium

SN NonHM- Intellect/Dev Disability

HM- Chronic Illness (HIV/ AIDS)

TOTAL SN Homeless Units

SN NonHM- Transition Age Youth

SN NonHM- Chronic Illness/HIV

TOTAL # OF UNITS

Market Rate

Manager Unit/s

AGGREGATE MONTHLY RENTS

RENTS FOR ALL UNITS

*For Tax Credit Projects, assisted units must be the greater of 15 units or 20% of total project units set aside for a qualifying Special Needs population.

AGGREGATE ANNUAL

TOTAL SN Non-HM UnitsTOTAL Non-SN Non-HM Units

Non-SN Individuals

Non-SN Family

Non-SN Seniors

Non-SN Veterans

FOR ALL UNITS

NOFA



Total Annual Rental Subsidy 2,774,000$       

Must match information shown in Operating Subsidies Worksheet for Rent Subsidy Premium (D.5).

Monthly Rent -$                 /Mo.

Type of Lease

Initial Lease Term Years

Total Annual Commercial Rental Income -$                 

Miscellaneous Income

Annual Income from Laundry Facilities 5,856$              

Annual Income from Vending Machines -$                 

Annual Interest Income -$                 

Other Annual Income (Specify) -$                 

Total Miscellaneous Income 5,856$              

TOTAL ANNUAL POTENTIAL GROSS INCOME 5,856$              

(From Residential Sources)

Commercial Component

NOFA



Utility Allowances

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Space Heating -$                 

Water Heating

Cooking

Lighting

Other (Specify)

TOTAL -$                 -$                 -$                 -$                 -$                 -$                       

PHA Providing Utility Allowances:

Allowable Rents by Funding Source

Unit Number Unit Size % AMI TCAC LAHD Other Other Other Other

all units 1-Bedroom 30% n/a interim -$                 

Is the above utility allowances based on a CUAC estimate?

Unit Information Allowable Rents by Funding Source

Insert the project's funding sources and the allowable rents that can be charged for each unit type and Area Median Income (AMI) level.  Assume TCAC rents for 
LAHD Funds requested through this NOFA. 

Replace "Other" with the funding source name (e.g. "VHHP").  Add funding sources and rows as necessary.

Utility allowance must be itemized and correlate with the local Housing Authority's utility allowance schedule.

NOFA
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COMPARABLE RENTS



1

 Multifamily Rent #1
9344 National Blvd. Apartments

9344 National Boulevard
Los Angeles, CA  90034-2966

Los Angeles County
BBG Property #778663

 Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.031098 / -118.3957

Parcel ID # 4311-024-011 Number of Buildings 0
Year Built 1971 Year Renovated N/A
Quality Condition Average/Fair
Class Construction Details
Gross Building Area 20,000 SF Rentable Area 20,000 SF
Multifamily Units 25
Number of Stories 3 Floor Area Ratio 1.00
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2698.00
Site Size (Gross) 20,000 SF (0.46 acres) Site Size (Net) 20,000 SF (0.46 acres)
Project Amenities Laundry Facilities, Elevator
Unit Amenities Patio/Balcony

Multifamily Rental Survey Details

Utilities Paid By Tenant pays Electric, Gas, Water
Landlord pays Cable, Management, Sewer, Trash

Occupancy Rate 96%

Confirmed By 7/18/2023
apartment listing - apartments.com

Rental Unit Detail

# Units Unit Plan Unit Size (SF) % AMI Quoted Rent Low Quoted Rent High Eff. Rent Low Eff. Rent High Comments
25 Studio 400 MKT $1,450 $1,450 $1,450 $1,450 unit mix is incomplete

25 400 SF Avg. $1,450 Average per Unit
$3.63 Average PSF

$1,450 Average per Unit
$3.63 Average PSF



2

 Multifamily Rent #2
Waterstone at Metro

3324 Castle Heights Avenue
Los Angeles, CA  90034

Los Angeles County
BBG Property #242549

 Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.030410 / -118.3997

Parcel ID # 4311-006-023 Number of Buildings 0
Year Built 1986 Year Renovated 2006
Quality Good Condition Good
Class Class B Construction Details
Gross Building Area 86,400 SF Rentable Area 74,472 SF
Multifamily Units 0
Number of Stories 3 Floor Area Ratio 1.92
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract
Parking Garage: 138

Total: 138
Site Size (Gross) 44,919 SF (1.03 acres) Site Size (Net) 44,919 SF (1.03 acres)

Multifamily Rental Survey Details

Utilities Paid By Tenant pays Electric, Gas, Sewer, Trash, Water
Landlord pays Management

Occupancy Rate 93%

Confirmed By 7/18/2023
property manager

Rental Unit Detail

# Units Unit Plan Unit Size (SF) % AMI Quoted Rent Low Quoted Rent High Eff. Rent Low Eff. Rent High Comments
48 Studio 476 MKT $2,339 $2,339 $2,339 $2,339 n/a
54 1BR-1BA 670 MKT $2,615 $2,615 $2,615 $2,615 n/a
18 2BR-2BA 858 MKT $3,721 $3,721 $3,721 $3,721 n/a

120 621 SF Avg. $2,671 Average per Unit
$4.30 Average PSF

$2,671 Average per Unit
$4.30 Average PSF



3

 Multifamily Rent #3
10210 Woodbine St

10210 Woodbine Street
Los Angeles, CA  90034-3734

Los Angeles County
BBG Property #764391

 Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.028511 / -118.4076

Parcel ID # Number of Buildings 1
Year Built 1968 Year Renovated N/A
Quality Average Condition Average
Class Class C Construction Details
Gross Building Area 12,824 SF Rentable Area 10,750 SF
Multifamily Units 16
Number of Stories 2 Floor Area Ratio 0.91
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2699.07
Parking Surface: 6

Covered: 6
Total: 12

Site Size (Gross) 14,113 SF (0.32 acres) Site Size (Net) 14,113 SF (0.32 acres)

Multifamily Rental Survey Details

Occupancy Rate 100%

Confirmed By 6/28/2023
Realtor.com

Rental Unit Detail

# Units Unit Plan Unit Size (SF) % AMI Quoted Rent Low Quoted Rent High Eff. Rent Low Eff. Rent High Comments
1 550 MKT $2,245 $2,245 $2,245 $2,245 n/a

12 1BR-1BA 650 MKT $2,245 $2,245 $2,245 $2,245 n/a
3 2BR-2BA 800 MKT $2,245 $2,245 $2,245 $2,245 n/a

16 672 SF Avg. $2,245 Average per Unit
$3.34 Average PSF

$2,245 Average per Unit
$3.34 Average PSF



4

 Multifamily Rent #4
Clarington

3767 Clarington Avenue
Los Angeles, CA  90034

Los Angeles County
BBG Property #163606

 Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.022800 / -118.4015

Legal Wadsworth and Hollister palms Tract, M B 9-33, Lot 24
Parcel ID # 4313-005-033 Number of Buildings 1
Year Built 1978 Year Renovated N/A
Quality Average Condition Good
Class Construction Details Stucco exterior, wood frame, flat roof
Gross Building Area 156,045 SF Rentable Area 118,545 SF
Multifamily Units 157
Number of Stories 4 Floor Area Ratio 3.81
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract
Parking Covered: 157

Total: 157
Parking Ratio 1.32:1,000 SF of Rentable Area

1.00 Spaces per Unit
Site Size (Gross) 41,002 SF (0.94 acres) Site Size (Net) 41,002 SF (0.94 acres)
Project Amenities Clubhouse, Elevator, Fitness Center, Hot Tub, Laundry Room, On-Site Office, Pool, Security Gate, Tuck-Under Parking
Unit Amenities Patio/Balcony, Fireplace, Wall-Unit Air Conditioning, Carpet, Vinyl Tile/Plank Flooring, Granite Countertops, Stainless Steel

Sink, White Appliances, Dishwasher, Microwave

Multifamily Rental Survey Details

Leasing Incentives None

Rent Premiums None

Utilities Paid By Tenant pays Electric, Gas, Sewer, Trash, Water

Occupancy Rate 95%

Confirmed By 6/22/2023
310-736-2796



5

Rental Unit Detail

# Units Unit Plan Unit Size (SF) % AMI Quoted Rent Low Quoted Rent High Eff. Rent Low Eff. Rent High Comments
81 Studio 625 MKT $2,430 $2,430 $2,430 $2,430 n/a
37 1BR-1BA 810 MKT $2,815 $2,815 $2,815 $2,815 n/a
18 1BR-1BA 825 MKT $3,045 $3,045 $3,045 $3,045 n/a
21 2BR-2BA 1,100 MKT $3,750 $3,750 $3,750 $3,750 n/a

157 760 SF Avg. $2,768 Average per Unit
$3.67 Average PSF

$2,768 Average per Unit
$3.67 Average PSF



6

 Multifamily Rent #5
Cheviot Capri

3200 Cheviot Vista Place
Los Angeles, CA  90034

Los Angeles County
BBG Property #211680

 Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.030520 / -118.4144

Parcel ID # 4314-026-002 Number of Buildings 1
Year Built 1958 Year Renovated N/A
Quality Average Condition Average
Class Class D Construction Details
Gross Building Area 17,325 SF Rentable Area 15,500 SF
Multifamily Units 0
Number of Stories 2 Floor Area Ratio 1.03
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract
Site Size (Gross) 16,884 SF (0.39 acres) Site Size (Net) 16,884 SF (0.39 acres)
Project Amenities Laundry Room
Unit Amenities Carpet, Ceiling Fans, Ceramic Tile Flooring, Vinyl Flooring

Multifamily Rental Survey Details

Occupancy Rate 100%

Confirmed By 6/13/2023
CoStar and Apartments.com

Rental Unit Detail

# Units Unit Plan Unit Size (SF) % AMI Quoted Rent Low Quoted Rent High Eff. Rent Low Eff. Rent High Comments
8 Studio 400 MKT $1,695 $1,695 $1,695 $1,695 n/a

12 1BR/1BA 700 MKT $0 $0 $0 $0 n/a
4 2BR/2BA 975 MKT $0 $0 $0 $0 n/a

24 646 SF Avg. $565 Average per Unit
$0.87 Average PSF

$565 Average per Unit
$0.87 Average PSF
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1

Sale Comparable #1
West Anaheim Extended Care

645 South Beach Boulevard
Anaheim, CA  92804-3102

Orange County
BBG Property #647063

Property Data

Improvement Details
Property Type/Use Seniors Housing

Skilled Nursing Facility (SNF)
Lat/Long 33.823135 / -117.9945

Parcel ID # 079-951-28 Number of Buildings 0
Year Built 1989 Year Renovated 2005
Quality Average/Good Condition Average/Good
Class Construction Details
Gross Building Area 41,617 SF Rentable Area 41,617 SF
Seniors Physical Units 54 Seniors Revenue Units 138
Number of Stories 0 Floor Area Ratio 0.50
Opportunity Zone No Census Tract 0869.02
Parking Surface: 42

Total: 42
Parking Ratio 1.01:1,000 SF of Rentable Area

Site Size (Gross) 83,635 SF (1.92 acres) Site Size (Net) 83,635 SF (1.92 acres)

Unit Mix
Care Level Revenue Units
Skilled Nursing Facility (SNF) 138

Total 138



2

Sale Transaction Data for BBG Event #785798 on 9/30/2022 PSF (GBA) Per Revenue Unit Per Physical Unit

Transaction Date 9/30/2022 Consideration $25,000,000 $600.72 $181,159 $462,963
Sale Status Closed Adjustments $0 $0.00 $0 $0
Occupancy at TOS 96% Cash Equivalent Price $25,000,000 $600.72 $181,159 $462,963
Property Rights Fee Simple
Grantor Ewa Owner Llc
Grantee Care West Anaheim Extended
Comments West Anaheim Extended Care is  a skilled nursing facility located at 645 South Beach Boulevard, Anaheim, CA in an

urban  area.  The  improvements  were  constructed  in  1989  and  are  in  average  condition.  The  facility  had  an  overall
occupancy of  96% at  the time of  sale.  The details  of  the transaction were verified via  the broker.  The $25,000,000
sale price reflects a value of $181,159 per revenue unit. A local owner-operator sold the asset to an East Coast-based
real estate holding company, which will lease the property to a local operator. The facility also holds a contract for
over  50  therapeutic  residential  care  beds.  Matt  Jassak  with  Foley  &  Lardner  represented  the  sellers  on  the
transaction.  The exact  unit  mixed at  the time of  the sale  was described as  24 semi  private  units  and 30 three bed
semi  private  units,  for  a  total  of  138  beds.  The  bed  mix  does  fluctuate  depending  upon  resident  mix  in  the
community as many of the three-bed rooms are often utilized as semi-private units.

Verification 10/24/2022
Evans Senior Investments (ESI)

Financial Attributes In-Place Income Proforma Income

Amount Per Revenue Unit) Per Physical Unit Amount Per Revenue Unit Per Physical Unit
Net Operating Income $2,909,690 $53,883 $53,883 $0 $0 $0

Overall Rate 11.64% 0.00%
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Sale Comparable #2
Estancia Senior Living

1735 South Mission Road
Fallbrook, CA  92028

San Diego County
BBG Property #520547

Property Data

Improvement Details
Property Type/Use Healthcare

Assisted Living (AL)
Lat/Long 33.361490 / -117.2501

Parcel ID # 104-351-47 Number of Buildings 1
Year Built 2021 Year Renovated N/A
Quality Good Condition Good
Class Class D Construction Details
Gross Building Area 88,892 SF Rentable Area 88,892 SF
Seniors Physical Units 103 Seniors Revenue Units 109
Number of Stories 2 Floor Area Ratio 0.75
Opportunity Zone No Census Tract 0189.06
Site Size (Gross) 118,048 SF (2.71 acres) Site Size (Net) 118,048 SF (2.71 acres)

Unit Mix
Care Level Revenue Units
Assisted Living (AL) 84
Memory Care (MC) 25

Total 109
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Sale Transaction Data for BBG Event #673791 on 10/18/2021 PSF (GBA) Per Revenue Unit Per Physical Unit

Transaction Date 10/18/2021 Consideration $35,000,000 $393.74 $321,101 $339,806
Sale Status Closed Adjustments $0 $0.00 $0 $0
Occupancy at TOS 40% Cash Equivalent Price $35,000,000 $393.74 $321,101 $339,806
Property Rights Fee Simple
Grantor Fallbrook Propco LLC
Grantee Contour Companies

Comments This  comparable  represents  the  sale  of  a  109-  assisted  living  community  located  at  1735  South  Mission  Road  in
Fallbrook, California. The property was built in 2021 and was in good condition. The comparable sold in October 2021
for $35,000,000 or $321,101 per unit.  The seller is  a developer/operator specializing in multifamily development in
the western US. The occupancy was reported at 40%. The property opened for business in July, 2021. The proforma
cap rate was 8.76%.

Verification 12/2/2021
Press Release/AK/Buyer

Financial Attributes In-Place Income Proforma Income

Amount Per Revenue Unit) Per Physical Unit Amount Per Revenue Unit Per Physical Unit
Rental Income $7,738,627 $70,997 $75,132 $7,738,627 $70,997 $75,132
Gross Annual Income $7,738,627 $70,997 $75,132 $7,738,627 $70,997 $75,132
Effective Gross Income $7,738,627 $70,997 $75,132 $7,738,627 $70,997 $75,132
Expenses $4,671,722 $70,997 $75,132 $4,671,722 $42,860 $45,357
Net Operating Income $3,066,905 $28,137 $29,776 $3,066,905 $28,137 $29,776

GIM 4.52 4.52
EGIM 4.52 4.52
Overall Rate 8.76% 8.76%
Operating Expense Ratio 60.37% 60.37%
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Sale Comparable #3
Ivy Park at Otay Ranch
1290 Santa Rosa Drive
Chula Vista, CA  91913

San Diego County
BBG Property #631346

Property Data

Improvement Details
Property Type/Use Seniors Housing

Assisted Living (AL)
Lat/Long 32.631988 / -116.9804

Parcel ID # 0335289 Number of Buildings 1
Year Built 2018 Year Renovated N/A
Quality Good/Excellent Condition Good/Excellent
Class Class A Construction Details
Gross Building Area 100,402 SF Rentable Area 0 SF
Seniors Physical Units 111 Seniors Revenue Units 111
Number of Stories 2 Floor Area Ratio 0.51
Opportunity Zone No Census Tract 0133.23
Parking Surface: 85

Total: 85
Site Size (Gross) 196,891 SF (4.52 acres) Site Size (Net) 196,891 SF (4.52 acres)
Flood Zone 1 Zone B

Unit Mix
Care Level Revenue Units
Assisted Living (AL) 85
Memory Care (MC) 26

Total 111
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Sale Transaction Data for BBG Event #775879 on 4/20/2021 PSF (GBA) Per Revenue Unit Per Physical Unit

Transaction Date 4/20/2021 Consideration $29,400,000 $292.82 $264,865 $264,865
Sale Status Closed Adjustments $0 $0.00 $0 $0
Occupancy at TOS 65% Cash Equivalent Price $29,400,000 $292.82 $264,865 $264,865
Property Rights Fee Simple
Grantor S-h Otay Ranch Propco Ventures
Grantee Otay Landlord Llc
Comments Ivy Park at Otay Ranch is  a Class A senior living community at 1290 Santa Rosa Drive in Chula Vista,  California in a

suburban location. The community was built in 2018 and occupancy (65%) was impacted by COVID-19 at the time of
sale. The property sold on April 30, 2021 for $29,400,000 or $264,865 per unit.

Verification 9/27/2022
Dan Baker

Financial Attributes In-Place Income Proforma Income

Amount Per Revenue Unit) Per Physical Unit Amount Per Revenue Unit Per Physical Unit
Rental Income $0 $0 $0 $7,993,000 $72,009 $72,009
 Other Income $0 $0 $0 $130,000 $1,171 $1,171
Gross Annual Income $0 $0 $0 $8,123,000 $73,180 $73,180
Effective Gross Income $0 $0 $0 $8,123,000 $73,180 $73,180
Expenses $0 $0 $0 $5,686,100 $51,226 $51,226
Reserves $0 $0 $0 $466,200 $4,200 $4,200
Net Operating Income $0 $0 $0 $1,970,700 $17,754 $17,754
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Sale Comparable #4
Morningstar Senior Living

951 North Fair Oaks Avenue
Pasadena, CA  91103

Los Angeles County
BBG Property #582473

Property Data

Improvement Details
Property Type/Use Healthcare

Assisted Living (AL)
Lat/Long 34.157998 / -118.1511

Parcel ID # Number of Buildings 1
Year Built 2003 Year Renovated N/A
Quality Good Condition Good
Class Class B Construction Details
Gross Building Area 130,553 SF Rentable Area 77,500 SF
Seniors Physical Units 149 Seniors Revenue Units 149
Number of Stories 4 Floor Area Ratio 1.56
Opportunity Zone No Census Tract 4616.00
Parking Surface: 120

Total: 120
Site Size (Gross) 83,849 SF (1.92 acres) Site Size (Net) 83,849 SF (1.92 acres)

Unit Mix
Care Level Revenue Units
Assisted Living (AL) 149

Total 149
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Sale Transaction Data for BBG Event #729808 on 1/13/2021 PSF (GBA) Per Revenue Unit Per Physical Unit

Transaction Date 1/13/2021 Consideration $64,467,000 $493.80 $432,664 $432,664
Sale Status Closed Adjustments $0 $0.00 $0 $0
Occupancy at TOS 92% Cash Equivalent Price $64,467,000 $493.80 $432,664 $432,664
Property Rights Fee Simple
Grantor  Regency Park Senior Living Inc
Grantee  Bridge Senior Living
Comments This  comparable  represents  the  sale  of  a  Class  B  senior  living  community  in  Pasadena,  CA.  The  sales  price  of

$64,467,000  was  confirmed  by  the  buyer.  Post-closing,  the  buyer  changed  the  name  to  Morningstar  Senior  Living.
The proforma cap rate was 5.32%.

Verification 6/3/2022
Buyer

Financial Attributes In-Place Income Proforma Income

Amount Per Revenue Unit) Per Physical Unit Amount Per Revenue Unit Per Physical Unit
Rental Income $0 $65,469 $65,469 $9,754,850 $65,469 $65,469
Gross Annual Income $0 $0 $0 $9,754,850 $65,469 $65,469
Effective Gross Income $0 $0 $0 $9,754,850 $65,469 $65,469
Expenses $0 $0 $0 $6,322,493 $42,433 $42,433
Net Operating Income $0 $0 $0 $3,432,357 $23,036 $23,036
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 Sale Comparable #1
430 S Gramercy Pl -

430 South Gramercy Place
Los Angeles, CA  90020-4977

Los Angeles County
BBG Property #728710

Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.066290 / -118.3124

Parcel ID # Number of Buildings 1
Year Built 1964 Year Renovated N/A
Quality Average Condition Average
Class Class C Construction Details
Gross Building Area 20,497 SF Rentable Area 14,031 SF
Multifamily Units 30
Number of Stories 3 Floor Area Ratio 1.37
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2117.03
Parking Covered: 24

Total: 24
Site Size (Gross) 14,985 SF (0.34 acres) Site Size (Net) 14,985 SF (0.34 acres)

Unit Mix
Unit Count Unit Size (SF) Unit Plan Comments
10 380 Studio n/a
17 488 1BR-1BA n/a
3 645 2BR-2BA n/a

30 467 SF Avg.
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Sale Transaction Data for BBG Event #848655 on 2/22/2023 PSF (GBA) PSF (Rentable) Per Unit

Transaction Date 2/22/2023 Consideration $7,150,000 $348.83 $509.59 $238,333
Sale Status Closed Adjustments $0 $0.00 $0.00 $0
Occupancy at TOS 100% Cash Equivalent Price $7,150,000 $348.83 $509.59 $238,333
Property Rights Leased Fee
Grantor ESCL Investments LLC
Grantee 430 S Gramercy Place LLC
Comments This  is  a  sale  of  30-unit  multifamily  building  for  $7,150,000,  or  about  $238,333  per  unit.  The  Class  C  apartment

complex was built in 1964 and is comprised of a single three-story building situated on a 0.344 acre (14,985 SF) parcel
with a unit mix of 10 studios, (17) 1BR-BA and (3) 2BR-2BA units. This property was listed on market with an asking
price of $8,500,000.

Verification 4/27/2023
CoStar

Financial Attributes In-Place Income Proforma Income

Amount PSF (Rentable) Per Unit Amount PSF (Rentable) Per Unit
Rental Income $357,500 $25.48 $11,917 $0 $0.00 $0
Gross Annual Income $357,500 $25.48 $11,917 $0 $0.00 $0
Effective Gross Income $357,500 $25.48 $11,917 $0 $0.00 $0
Net Operating Income $357,500 $25.48 $11,917 $0 $0.00 $0

GIM 20.00 n/a
EGIM 20.00 n/a
Overall Rate 5.00% n/a
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 Sale Comparable #2
3252 Overland Avenue Apartments

3252 Overland Avenue
Los Angeles, CA  90034-3575

Los Angeles County
BBG Property #778858

Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.028499 / -118.4139

Parcel ID # 4314-025-040 Number of Buildings 1
Year Built 1964 Year Renovated N/A
Quality Condition Average
Class Construction Details
Gross Building Area 25,971 SF Rentable Area 24,120 SF
Multifamily Units 32
Number of Stories 3 Floor Area Ratio 1.11
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2699.08
Parking Covered: 39

Total: 39
Site Size (Gross) 23,309 SF (0.54 acres) Site Size (Net) 23,309 SF (0.54 acres)
Project Amenities Pool

Unit Mix
Unit Count Unit Size (SF) Unit Plan Comments
3 450 Studio n/a
17 650 1BR-1BA n/a
5 930 2BR-1.5BA n/a
7 1,010 2BR-2BA n/a

32 753 SF Avg.
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Sale Transaction Data for BBG Event #906728 on 2/14/2023 PSF (GBA) PSF (Rentable) Per Unit

Transaction Date 2/14/2023 Consideration $10,200,000 $392.75 $422.89 $318,750
Sale Status Closed Adjustments $0 $0.00 $0.00 $0
Occupancy at TOS 96% Cash Equivalent Price $10,200,000 $392.75 $422.89 $318,750
Property Rights Leased Fee
Grantor  David Krasne Living Trust
Grantee Overland Palms Llc
Comments On 2/14/2023, David and Caryn Krasne sold the 32-unit apartment complex at 3252 Overland Ave in Los Angeles, CA

to Emmett Ochs Investments for $10.2 million, or $318,750 per unit.

The  seller  put  in  approximately  $500,000  in  upgrades  and renovations  for  1/3  of  the  units.  The  property  sold  at  a
4.45% CAP Rate.

Information about the sale was confirmed by the seller and broker.
Verification 7/18/2023

LA - Rob Renshaw of Remax Commercial

Financial Attributes In-Place Income Proforma Income

Amount PSF (Rentable) Per Unit Amount PSF (Rentable) Per Unit
Net Operating Income $454,029 $18.82 $14,188 $0 $0.00 $0

Overall Rate 4.45% n/a
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 Sale Comparable #3
The Diplomat Apartments

10751 Rose Avenue
Los Angeles, CA  90034-4473

Los Angeles County
BBG Property #780394

Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.026667 / -118.4150

Parcel ID # 4254-012-058 Number of Buildings 0
Year Built 1962 Year Renovated N/A
Quality Condition Average
Class Construction Details
Gross Building Area 92,700 SF Rentable Area 92,700 SF
Multifamily Units 119
Number of Stories 0 Floor Area Ratio 1.10
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2717.04
Site Size (Gross) 83,910 SF (1.93 acres) Site Size (Net) 83,910 SF (1.93 acres)
Project Amenities Pool

Unit Mix
Unit Count Unit Size (SF) Unit Plan Comments
10 525 Studio n/a
100 775 1BR-1BA n/a
8 1,000 2BR-2BA n/a
1 1,950 3BR-2.5BA n/a

119 778 SF Avg.
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Sale Transaction Data for BBG Event #908866 on 12/9/2022 PSF (GBA) PSF (Rentable) Per Unit

Transaction Date 12/9/2022 Consideration $31,700,000 $341.96 $341.96 $266,387
Sale Status Closed Adjustments $0 $0.00 $0.00 $0
Occupancy at TOS 97% Cash Equivalent Price $31,700,000 $341.96 $341.96 $266,387
Property Rights Leased Fee
Grantor Astani Enterprises, Inc.
Grantee Walden Investments
Comments Subject property sold for $266,386 per unit on 12/9/2022
Verification 7/24/2023

LA - Blake Rogers

Financial Attributes In-Place Income Proforma Income

Amount PSF (Rentable) Per Unit Amount PSF (Rentable) Per Unit
Net Operating Income $1,109,500 $11.97 $9,324 $0 $0.00 $0

Overall Rate 3.50% n/a
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 Sale Comparable #4
2501 West View Street
2501 West View Street
Los Angeles, CA  90016

Los Angeles County
BBG Property #187485

Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.033427 / -118.3482

Parcel ID # 5049-008-056 Number of Buildings 0
Year Built 1986 Year Renovated N/A
Quality Average Condition Average
Class Construction Details
Gross Building Area 28,675 SF Rentable Area 28,400 SF
Multifamily Units 37
Number of Stories 3 Floor Area Ratio 0.91
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2197.00
Parking Covered: 38

Other: 25
Total: 63

Parking Ratio 2.22:1,000 SF of Rentable Area
1.70 Spaces per Unit

Site Size (Gross) 31,546 SF (0.72 acres) Site Size (Net) 31,546 SF (0.72 acres)
Project Amenities Laundry Room, Controlled Access
Unit Amenities Standard Appliances

Unit Mix
Unit Count Unit Size (SF) Unit Plan Comments
16 650 1BR-1BA n/a
15 800 2BR-1BA n/a
6 1,000 3BR-2BA n/a

37 767 SF Avg.
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Sale Transaction Data for BBG Event #732060 on 11/2/2021 PSF (GBA) PSF (Rentable) Per Unit

Transaction Date 11/2/2021 Consideration $9,600,000 $334.79 $338.03 $259,459
Sale Status Closed Adjustments $0 $0.00 $0.00 $0
Occupancy at TOS 78% Cash Equivalent Price $9,600,000 $334.79 $338.03 $259,459
Property Rights Leased Fee
Grantor James Silcott
Grantee Parkview Management Group
Record Info 1642595
Comments This is the sale of a 37-unit multifamily property located along West View Street, just north of Adams Boulevard in

the West Adams neighborhood of the city of Los Angeles. The property featured eight vacant units at the time of sale
and no income was being collected for a total of 17 units (including the eight vacant units) at the time of sale. The
income projected below projects  contract  rent  for  all  occupied units  and market  rent  on  the  vacant  units.  Overall,
contract rents were considered by the listing brokers to be approximately 30% below market levels.

Verification 6/12/2022
Chase Gardner/Ascension/424-358-3399

Financial Attributes In-Place Income Proforma Income

Amount PSF (Rentable) Per Unit Amount PSF (Rentable) Per Unit
Rental Income $622,212 $21.91 $16,817 $0 $0.00 $0
 Other Income $5,000 $0.18 $135 $0 $0.00 $0
Gross Annual Income $627,212 $22.08 $16,952 $0 $0.00 $0
Vacancy Expense $18,666 $0.66 $504 $0 $0.00 $0
Effective Gross Income $608,546 $21.43 $16,447 $0 $0.00 $0
Expenses $260,274 $9.16 $7,034 $0 $0.00 $0
Reserves $9,250 $0.33 $250 $0 $0.00 $0
Net Operating Income $339,022 $11.94 $9,163 $0 $0.00 $0

GIM 15.31 n/a
EGIM 15.78 n/a
Overall Rate 3.53% n/a
Operating Expense Ratio 44.29% n/a
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 Sale Comparable #5
3900 Nicolet Avenue Apartments

3900 Nicolet Avenue
Los Angeles, CA  90008-1470

Los Angeles County
BBG Property #778826

Property Data

Improvement Details
Property Type/Use Multifamily

Apartments
Lat/Long 34.016174 / -118.3503

Parcel ID # 5030-008-006 Number of Buildings 0
Year Built 1956 Year Renovated N/A
Quality Condition
Class Construction Details
Gross Building Area 72,036 SF Rentable Area 64,600 SF
Multifamily Units 76
Number of Stories 2 Floor Area Ratio 0.21
HAP Contract No HAP in place LIHTC Property is not LIHTC
Opportunity Zone No Census Tract 2362.04
Site Size (Gross) 335,848 SF (7.71 acres) Site Size (Net) 335,848 SF (7.71 acres)

Unit Mix
Unit Count Unit Size (SF) Unit Plan Comments
76 850 2BR-1BA n/a

76 850 SF Avg.
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Sale Transaction Data for BBG Event #906668 on 10/5/2021 PSF (GBA) PSF (Rentable) Per Unit

Transaction Date 10/5/2021 Consideration $16,700,000 $231.83 $258.51 $219,737
Sale Status Closed Adjustments $0 $0.00 $0.00 $0
Occupancy at TOS 76% Cash Equivalent Price $16,700,000 $231.83 $258.51 $219,737
Property Rights Leased Fee
Grantor Descartes Financial Ltd
Grantee Pouya Farzadfar
Comments Property was on the market 133 days.   The reported vacancy rate was 23.68% which would allow for considerable

more income and a higher cap rate.  A potential value-add deal.
Verification 7/18/2023

LA - Nancy Sanborn of Berkshire Hathaway

Financial Attributes In-Place Income Proforma Income

Amount PSF (Rentable) Per Unit Amount PSF (Rentable) Per Unit
Rental Income $763,524 $11.82 $10,046 $0 $0.00 $0
Gross Annual Income $763,524 $11.82 $10,046 $0 $0.00 $0
Effective Gross Income $763,524 $11.82 $10,046 $0 $0.00 $0
Expenses $389,849 $6.03 $5,130 $0 $0.00 $0
Net Operating Income $373,675 $5.78 $4,917 $0 $0.00 $0

GIM 21.87 n/a
EGIM 21.87 n/a
Overall Rate 2.24% n/a
Operating Expense Ratio 51.06% n/a
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Sale Comparable #1
1500-1512 Hi Point Street
1500-1512 Hi Point Street

Los Angeles, CA  90035
Los Angeles County

BBG Property #22213

Property Data

Property Type/Use Land
Multifamily

Lat/Long 34.049720 / -118.3689

Parcel ID # 5068-018-066 Census Tract 2167.00
Opportunity Zone No Frontage 170' Saturn Street; 158' Hi Point Street
Gross Land Area 26,544 SF

0.61 Acres
Net Land Area 26,544 SF

0.61 Acres
Flood Designation Zone X (Unshaded) Flood Panel 06037C1611G

Dated December 21, 2018
Utilities All available to site. Terrain / Topography Generally level
Easements / Encroachments There are no known detrimental

easements, encroachments or other
restrictions that would adversely
affect the site's use or marketability.

Zoning R3
Multiple Residential

 Sale Transaction Data for BBG Event #799424 on 11/1/2022 Net Area Gross Area

Transaction Date 11/1/2022 Consideration $9,050,000 Price PSF $340.94 $340.94
Sale Status Closed Adjustments $0 Price Per Acre $14,851,492 $14,851,492

Cash Equivalent Price $9,050,000
Property Rights Fee Simple
Grantor 1500 Hi Point Investment LLC
Grantee Hi Point Vista LP
Comments This is the sale of a 26,544 square foot land site for $9,050,000. The property sold with discretionary approvals and

RTI “Ready to Issue” drawings for a luxury 58-unit multifamily community.  The property was on the market from
August 2022 to November 2022 and had an asking price of $9,050,000 at the time of sale.

Verification 7/12/2022
Paul Darrow of Walker & Dunlop 310-742-9964
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Sale Comparable #2
4424-4438 Slauson Ave

4424 Slauson Avenue
Los Angeles, CA  90230

Los Angeles County
BBG Property #624573

Property Data

Property Type/Use Land Lat/Long 33.998369 / -118.4140

Parcel ID # Census Tract 2751.02
Opportunity Zone No Frontage
Gross Land Area 20,003 SF

0.46 Acres
Net Land Area 20,003 SF

0.46 Acres
Utilities Terrain / Topography
Easements / Encroachments Zoning R3-1

R3; Multiple Dwelling

 Sale Transaction Data for BBG Event #767324 on 1/28/2022 Net Area Gross Area

Transaction Date 1/28/2022 Consideration $6,320,000 Price PSF $315.95 $315.95
Sale Status Closed Adjustments $0 Price Per Acre $13,762,896 $13,762,896

Cash Equivalent Price $6,320,000
Property Rights Fee Simple
Grantor 4438 SS Partners LP
Grantee  4424 Slauson LLC
Comments This is the sale of 4 adjacent lots. The property can be developed with 42 unit (including a density bonus). It is

reported that the buyer will develop the site with 35 units. The property was improved with 4 single-family home
with a total of 9,084 square feet

Verification 8/31/2022
CoStar and Marketing Brochure
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Sale Comparable #3
1110 South Spaulding Avenue
1110 South Spaulding Avenue

Los Angeles, CA  90019-2410
Los Angeles County

BBG Property #600495

Property Data

Property Type/Use Land Lat/Long 34.055622 / -118.3599

Parcel ID # 4260-037-004 Census Tract 2169.02
Opportunity Zone No Frontage 30' on Spaulding Ave; 11' on San Vicenta

Blvd
Gross Land Area 21,121 SF

0.48 Acres
Net Land Area 21,121 SF

0.48 Acres
Flood Designation Zone X (Unshaded) Flood Panel  06037C1611G

Dated December 21, 2018
Utilities Typical utilities and municipal services

available to site.
Terrain / Topography Generally level

Easements / Encroachments There are no known detrimental
easements, encroachments or other
restrictions that would adversely
affect the site's use or marketability.

Zoning R-3-1
Residential

 Sale Transaction Data for BBG Event #747526 on 1/27/2022 Net Area Gross Area

Transaction Date 1/27/2022 Consideration $4,995,000 Price PSF $236.49 $236.49
Sale Status Closed Adjustments $0 Price Per Acre $10,301,700 $10,301,700

Cash Equivalent Price $4,995,000
Property Rights Fee Simple
Grantor Spaulding Views LLC
Grantee 1110 So. Spaulding LLC
Comments The sale price of $4,995,000 was confirmed by both the seller’s broker and buyer’s broker. The lot was RTI with the

approval for 26 units
Verification 7/11/2022

Dario Svidler of Compass Commercial 818-653-2663
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Sale Comparable #3
1110 South Spaulding Avenue
1110 South Spaulding Avenue

Los Angeles, CA  90019-2410
Los Angeles County

BBG Property #600495

Property Data

Property Type/Use Land Lat/Long 34.055622 / -118.3599

Parcel ID # 4260-037-004 Census Tract 2169.02
Opportunity Zone No Frontage 30' on Spaulding Ave; 11' on San Vicenta

Blvd
Gross Land Area 21,121 SF

0.48 Acres
Net Land Area 21,121 SF

0.48 Acres
Flood Designation Zone X (Unshaded) Flood Panel  06037C1611G

Dated December 21, 2018
Utilities Typical utilities and municipal services

available to site.
Terrain / Topography Generally level

Easements / Encroachments There are no known detrimental
easements, encroachments or other
restrictions that would adversely
affect the site's use or marketability.

Zoning R-3-1
Residential

 Sale Transaction Data for BBG Event #747526 on 1/27/2022 Net Area Gross Area

Transaction Date 1/27/2022 Consideration $4,995,000 Price PSF $236.49 $236.49
Sale Status Closed Adjustments $0 Price Per Acre $10,301,700 $10,301,700

Cash Equivalent Price $4,995,000
Property Rights Fee Simple
Grantor Spaulding Views LLC
Grantee 1110 So. Spaulding LLC
Comments The sale price of $4,995,000 was confirmed by both the seller’s broker and buyer’s broker. The lot was RTI with the

approval for 26 units
Verification 7/11/2022

Dario Svidler of Compass Commercial 818-653-2663
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Sale Comparable #4
11900 Santa Monica Blvd

11900 Santa Monica Boulevard
Los Angeles, CA  90025-2707

Los Angeles County
BBG Property #776655

Property Data

Property Type/Use Land
Residential

Lat/Long 34.041617 / -118.4603

Parcel ID # 4263-034-031, 4263-034-006, 4263-
034-005, 4263-034-002, 4263-034-
001, 4263-034-004, 4263-034-003

Census Tract 2675.04

Opportunity Zone No Frontage
Gross Land Area 46,609 SF

1.07 Acres
Net Land Area 46,609 SF

1.07 Acres
Utilities All available to site. Terrain / Topography Generally level
Easements / Encroachments There are no known detrimental

easements, encroachments or other
restrictions that would adversely
affect the site's use or marketability.

Zoning C2
Neighborhood Commercial

 Sale Transaction Data for BBG Event #903599 on Net Area Gross Area

Transaction Date Consideration $0 Price PSF
Sale Status Listing Adjustments $25,000,000 Price Per Acre

Cash Equivalent Price $25,000,000
Property Rights Fee Simple
Grantor Freedom 26 LLC
Grantee N/A
Comments This is a listing for a 1.07-acre parcel of C2 zoned land that is entitled for 171 residential units that is priced at

$146,199 per unit.
Verification 7/10/2023

Listing Broker
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STANDARD OFFER, AGREEMENT AND ESCROW INSTRUCTIONS 

FOR PURCHASE OF REAL ESTATE
(Non-Residential)

Dated: July 11,20, 2023

1. Buyer.

1.1 Weingart Center Association, a California nonprofit corporation ("Buyer") hereby offers to purchase

the real property, hereinafter described, from the owner thereof ("Seller") (collectively, the "Parties" or individually, a "Party"), through an escrow ("Escrow") to

close 30 or See Addendum days after the waiver or satisfaction of the Buyer's Contingencies, ("Expected Closing Date") to be held by

Commonwealth Land Title Company ("Escrow Holder") whose address is CHERYL GREER - 601 S. Figueroa Street, 
Suite 4000, 40th Floor , Phone No. (213)330-3080, Email: cgreer@cltic.com , Facsimile No. upon 

the terms and conditions set forth in this agreement ("Agreement"). Buyer shall have the right to assign Buyer's rights hereunder, but any such assignment shall
not relieve Buyer of Buyer's obligations herein unless Seller expressly releases Buyer.  See Addendum.

1.2 The terms "Date of Agreement"or “Opening of Escrow” as used herein shall be the date when executed counterparts of this Agreement have been 
delivered to Escrow Holder by Buyer and Seller. by execution and delivery (as defined in paragraph 20.2) of this document or a subsequent counteroffer thereto,
Buyer and Seller have reached agreement in writing whereby Seller agrees to sell, and Buyer agrees to purchase, the Property upon terms accepted by both Parties.

2. Property.

2.1 The real property ("Property") that is the subject of this offer consists of (insert a brief physical description) a  three story structure on 
approximately 0.65 acres of land is located in the County of Los Angeles , is commonly known as (street address, city, state, zip)

3340 Shelby Drive, Los Angeles, CA 90034 and is legally described as: See Exhibit A attached hereto (APN:

4311-004-037 ).

2.2 If the legal description of the Property is not complete or is inaccurate, this Agreement shall not be invalid and the legal description shall be completed or

corrected to meet the requirements of Commonwealth Land Title Company ("Title Company"), which shall issue the title policy hereinafter

described.
2.3 The Property includes, at no additional cost to Buyer, the permanent improvements thereon, including those items which pursuant to applicable law are a

part of the property, as well as the following items, if any, owned by Seller and at present located on the Property: electrical distribution systems (power panel, bus

ducting, conduits, disconnects, lighting fixtures); telephone distribution systems (lines, jacks and connections only); space heaters; heating, ventilating, air

conditioning equipment ("HVAC"); air lines; fire sprinkler systems; security and fire detection systems; carpets; window coverings; wall coverings; and N o n e

(collectively, the "Improvements").

2.4 The fire sprinkler monitor: is owned by Seller and included in the Purchase Price, is leased by Seller, and Buyer will need to negotiate a new lease

with the fire monitoring company, ownership will be determined during Escrow, or there is no fire sprinkler monitor.
2.5 Except as provided in Paragraph 2.3, the Purchase Price does not include Seller's personal property, furniture and furnishings, and

all of which shall be removed by Seller prior to Closing. (See Addendum)

3. Purchase Price.

3.1 The purchase price ("Purchase Price") to be paid by Buyer to Seller for the Property shall be $27,300,000.00 ($350,000 per unit 
with 78 units) , payable as follows:
(Strike any not applicable)

(a) Cash down payment, including the Deposit as defined in paragraph 4.3 (or if an all cash transaction, the Purchase Price):

$27,300,000.00
(b)   Amount of "New Loan" as defined in paragraph 5.1, if any:

(c)  Buyer shall take title to the Property subject to and/or assume the following existing deed(s) of trust ("Existing Deed(s) of

Trust") securing the existing promissory note(s) ("Existing Note(s)"):
(i) An Existing Note ("First Note") with an unpaid principal balance as of the Closing of approximately:

Said First Note is payable at per month, including interest at the rate of % per annum

until paid (and/or the entire unpaid balance is due on ).

(ii)   An Existing Note ("Second Note") with an unpaid principal balance as of the Closing of approximately:

Said Second Note is payable at per month, including interest at the rate of % per annum

until paid (and/or the entire unpaid balance is due on ).

(d)   Buyer shall give Seller a deed of trust ("Purchase Money Deed of Trust") on the property, to secure the promissory note
of Buyer to Seller described in paragraph 6 ("Purchase Money Note") in the amount of:

Total Purchase Price: $27,300,000.00

mailto:cgreer@cltic.com


INITIALS
© 2019 AIR CRE. All Rights Reserved. 

OFA-20.30, Revised 10-13-2022

INITIALS
Last Edited: 3/2/2023 6:51 PM

Page 2 of 11

{10840685.510840685.6}992.018/544736

3.2 If Buyer is taking title to the Property subject to, or assuming, an Existing Deed of Trust and such deed of trust permits the beneficiary to demand payment
of fees including, but not limited to, points, processing fees, and appraisal fees as a condition to the transfer of the Property, Buyer agrees to pay such fees up to a
maximum of 1.5% of the unpaid principal balance of the applicable Existing Note.

4. Deposits.

4.1 Buyer has delivered to Broker a check in the sum of , payable to Escrow Holder, to be delivered by Broker to Escrow Holder within 2 or

business days after both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow Holder, or within 2 or

five (5) business days after the Opening of Escrow both Parties have executed this Agreement and the executed Agreement has been delivered to Escrow

Holder Buyer shall deliver to Escrow Holder a check in the sum of $200,000.00 . If said check is not received by Escrow Holder within said time period then 

Seller may elect to unilaterally terminate this transaction by giving written notice of such election to Escrow Holder whereupon neither Party shall have any further 
liability to the other under this Agreement. Should Buyer and Seller not enter into an agreement for purchase and sale, Buyer's check or funds shall, upon request by
Buyer, be promptly returned to Buyer.

4.2 Intentionally Omitted. Additional deposits:

(a) Within 5 business days after the Date of Agreement, Buyer shall deposit with Escrow Holder the additional sum of N/A to be applied to the

Purchase Price at the Closing.
(b) Within 5 business days after the contingencies discussed in paragraph 9.1 (a) through (m) are approved or waived, Buyer shall deposit with Escrow

Holder the additional sum of N/A to be applied to the Purchase Price at the Closing.

(c) If an Additional Deposit is not received by Escrow Holder within the time period provided then Seller may notify Buyer, Escrow Holder, and Brokers, in
writing that, unless the Additional Deposit is received by Escrow Holder within 2 business days following said notice, the Escrow shall be deemed terminated without
further notice or instructions.

4.3 Escrow Holder shall deposit the funds deposited with it by Buyer pursuant to paragraphs 4.1 and 4.2 (collectively the "Deposit"), in a State or Federally
chartered bank in an interest bearing account whose term is appropriate and consistent with the timing requirements of this transaction. The interest therefrom shall
accrue to the benefit of Buyer, who hereby acknowledges that there may be penalties or interest forfeitures if the applicable instrument is redeemed prior to its

specified maturity. Buyer's Federal Tax Identification Number is (to be provided in Escrow) . NOTE: Such interest bearing account cannot be

opened until Buyer's Federal Tax Identification Number is provided.
4.4 Notwithstanding the foregoing, within 5 days after Escrow Holder receives the monies described in paragraph 4.1 above, Escrow Holder shall release $100

of said monies to Seller as and for independent consideration for Seller's' execution of this Agreement and the granting of the contingency period to Buyer as herein
provided (“Independent Consideration”). Such iIndependent cConsideration is non-refundable to Buyer but shall be credited to the Purchase Price in the event that 
the purchase of the Property is completed.

4.5 Upon delivery of Buyer’s Approval Notice (defined in the Addendum), waiver of all of Buyer's contingencies the Deposit shall become immediately 
non-refundable to Buyer but applicable to the Purchase Price except in the event of a Seller breach, or in the event that the Escrow is terminated pursuant to the
provisions of Paragraph 9.1(n) (Destruction, Damage or Loss) or 9.1(o) (Material Change), or as otherwise expressly provided herein or in the Addendum.

5. Intentionally OmittedFinancing Contingency. (Strike if not applicable)
5.1 This offer is contingent upon Buyer obtaining funding through the California Department of Housing and Community Development Homekey Program per 

terms outlined in the Addendum. 

5.2 If Buyer shall fail to notify its Broker, Escrow Holder and Seller, in writing within days following the Date of Agreement, that the New Loan

has not been obtained, it shall be conclusively presumed that Buyer has either obtained said New Loan or has waived this New Loan contingency.

5.3 If Buyer shall notify its Broker, Escrow Holder and Seller, in writing, within the time specified in paragraph 5.2 hereof, that Buyer has not obtained said New
Loan, this Agreement shall be terminated, and Buyer shall be entitled to the prompt return of the Deposit, plus any interest earned thereon, less only Escrow Holder
and Title Company cancellation fees and costs, which Buyer shall pay.

6. Seller Financing. (Purchase Money Note). (Strike if not applicable)

6.1 If Seller approves Buyer's financials (see paragraph 6.5) the Purchase Money Note shall provide for interest on unpaid principal at the rate of

% per annum, with principal and interest paid as follows: . The Purchase Money Note and Purchase Money Deed of Trust shall be on the current forms

commonly used by Escrow Holder, and be junior and subordinate only to the Existing Note(s) and/or the New Loan expressly called for by this Agreement.

6.2   The Purchase Money Note and/or the Purchase Money Deed of Trust shall contain provisions regarding the following (see also paragraph 10.3 (b)):
(a)   Prepayment. Principal may be prepaid in whole or in part at any time without penalty, at the option of the Buyer.
(b)   Late Charge. A late charge of 6% shall be payable with respect to any payment of principal, interest, or other charges, not made within 10 days after

it is due.
(c)  Due On Sale. In the event the Buyer sells or transfers title to the Property or any portion thereof, then the Seller may, at Seller's option, require the

entire unpaid balance of said Note to be paid in full.
6.3 If the Purchase Money Deed of Trust is to be subordinate to other financing, Escrow Holder shall, at Buyer's expense prepare and record on Seller's behalf a

request for notice of default and/or sale with regard to each mortgage or deed of trust to which it will be subordinate.
6.4 WARNING: CALIFORNIA LAW DOES NOT ALLOW DEFICIENCY JUDGEMENTS ON SELLER FINANCING. IF BUYER ULTIMATELY DEFAULTS ON THE LOAN,

SELLER'S SOLE REMEDY IS TO FORECLOSE ON THE PROPERTY.
6.5 Seller's obligation to provide financing is contingent upon Seller's reasonable approval of Buyer's financial condition. Buyer to provide a current financial 

statement and copies of its Federal tax returns for the last 3 years to Seller within 10 days following the Date of Agreement. Seller has 10 days following receipt of
such documentation to satisfy itself with regard to Buyer's financial condition and to notify Escrow Holder as to whether or not Buyer's financial condition is
acceptable. If Seller fails to notify Escrow Holder, in writing, of the disapproval of this contingency within said time period, it shall be conclusively presumed that Seller
has approved Buyer's financial condition. If Seller is not satisfied with Buyer's financial condition or if Buyer fails to deliver the required documentation then Seller
may notify Escrow Holder in writing that Seller Financing will not be available, and Buyer shall have the option, within 10 days of the receipt of such notice, to either
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terminate this transaction or to purchase the Property without Seller financing. If Buyer fails to notify Escrow Holder within said time period of its election to
terminate this transaction then Buyer shall be conclusively presumed to have elected to purchase the Property without Seller financing. If Buyer elects to terminate,
Buyer's Deposit shall be refunded less Title Company and Escrow Holder cancellation fees and costs, all of which shall be Buyer's obligation.

7. Real Estate Brokers.
7.1 Intentionally Omitted.  Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following

agency relationships in this transaction with the following real estate broker(s) ("Brokers") and/or their agents (“Agent(s)”):

Seller's Brokerage Firm License No. is the broker of (check one): the Seller; or
both the Buyer and Seller (dual agent).

Seller's Agent License No. is (check one): the Seller's Agent (salesperson or broker associate); or both
the Seller's Agent and the Buyer's Agent (dual agent).

Buyer's Brokerage Firm License No. is the broker of (check one): the Buyer; or both the
Buyer and Seller (dual agent).

Buyer's Agent License No. is (check one): the Buyer's Agent (salesperson or broker associate); or
both the Buyer's Agent and the Seller's Agent (dual agent).
The Parties acknowledge that other than the Brokers and Agents listed above, there are no other brokers or agents representing the Parties or due any fees and/or
commissions under this Agreement. Buyer shall use the services of Buyer's Broker exclusively in connection with any and all negotiations and offers with respect to
the Property for a period of 1 year from the date inserted for reference purposes at the top of page 1.
Buyer and Seller each represent and warrant to the other that he/she/it has had no dealings with any person, firm, broker, agent or finder in connection with the
negotiation of this Agreement and/or the consummation of the purchase and sale contemplated herein, other than the Brokers and Agents named in paragraph 7.1, and
no broker, agent or other person, firm or entity, other than said Brokers and Agents is/are entitled to any commission or finder's fee in connection with this transaction as
the result of any dealings or acts of such Party.  Buyer and Seller do each hereby agree to indemnify, defend, protect and hold the other harmless from and against any
costs, expenses or liability for compensation, commission or charges which may be claimed by any broker, agent, finder or other similar party by reason of any dealings or 
act of the indemnifying Party.

8. Escrow and Closing.
8.1 Upon Opening of Escrow, acceptance hereof by Seller, this Agreement, including any counteroffers incorporated herein by the Parties, shall constitute not 

only the agreement of purchase and sale between Buyer and Seller, but also instructions to Escrow Holder for the consummation of the Agreement through the
Escrow. Escrow Holder shall not prepare any further escrow instructions restating or amending the Agreement unless specifically so instructed by the Parties. Subject
to the reasonable approval of the Parties, Escrow Holder may, however, include its standard general escrow provisions. In the event that there is any conflict between
the provisions of the Agreement and the provisions of any additional escrow instructions the provisions of the Agreement shall prevail as to the Parties and the Escrow
Holder.

8.2 As soon as practical after the receipt of this Agreement and any relevant counteroffers, Escrow Holder shall ascertain the Date of Agreement as defined in
paragraphs 1.2 and 20.2 and advise the Parties, in writing, of the date ascertained.

8.3 Escrow Holder is hereby authorized and instructed to conduct the Escrow in accordance with this Agreement, applicable law and custom and practice of
the community in which Escrow Holder is located, including any reporting requirements of the Internal Revenue Code. In the event of a conflict between the law of
the state where the Property is located and the law of the state where the Escrow Holder is located, the law of the state where the Property is located shall prevail.

8.4 Subject to satisfaction of the contingencies herein described, Escrow Holder shall close this escrow (the "Closing") by recording a general warranty deed (a
grant deed in California) and the other documents required to be recorded (if any), and by disbursing the funds and documents in accordance with this Agreement.
The form of the grant deed shall be subject to Buyer's approval and approved by the Parties prior to the Contingency Date.

8.5 Buyer and Seller shall each pay one-half of the Escrow Holder's charges and Seller shall pay the usual recording fees and any required documentary transfer
taxes. Seller shall pay the premium for a standard coverage owner's or joint protection policy of title insurance. (See also paragraph 11.)

8.6 Escrow Holder shall verify that all of Buyer's contingencies have been satisfied or waived prior to Closing. The matters contained in paragraphs 9.1
subparagraphs (b), (c), (d), (e), (g), (i), and (n), and (o), 9.4, 12, 13, 14, 16, 18, 20, 21, 22, and 24 are, however, matters of agreement between the Parties only and are
not instructions to Escrow Holder.

8.7 If this transaction is terminated for non-satisfaction and non-waiver of a Buyer's Contingency, as defined in paragraph 9.2, pursuant to the express terms of 
this Agreement, or disapproval of any other matter subject to Buyer's approval, which per the express terms of this Agreement gives Buyer the right to terminate this 
Agreement, then neither of the Parties shall thereafter have any liability to the other under this Agreement, except to the extent of a breach of any affirmative
covenant or warranty in this Agreement. In the event of such termination, Buyer shall, subject to the provisions of paragraph 8.10, be promptly refunded all funds
deposited by Buyer with Escrow Holder, less only the $100 Independent Consideration provided for in paragraph 4.4 and the Title Company and Escrow Holder
cancellation fees and costs, all of which shall be Buyer's obligation. If this transaction is terminated as a result of Seller's breach of this Agreement then Seller shall
pay the Title Company and Escrow Holder cancellation fees and costs.

8.8 The Closing shall occur on the Expected Closing Date, or as soon thereafter as the Escrow is in condition for Closing; provided, however, that if the Closing
does not occur by the Expected Closing Date and said Date is not extended by mutual instructions of the Parties, a Party not then in default under this Agreement may
notify the other Party, Escrow Holder, and Brokers, in writing that, unless the Closing occurs within 5 business days following said notice, the Escrow shall be deemed
terminated without further notice or instructions.

8.9 Except as otherwise provided herein, the termination of Escrow shall not relieve or release either Party from any obligation to pay Escrow Holder's fees and
costs or constitute a waiver, release or discharge of any breach or default that has occurred in the performance of the obligations, agreements, covenants or
warranties contained therein.

8.10 If this Escrow is terminated for any reason other than Seller's breach or default, then as a condition to the return of Buyer's deposit, Buyer shall within 5
days after written request deliver to Seller, at no charge, copies of all surveys, engineering studies, soil reports, maps, master plans, feasibility studies and other similar
items prepared by or for Buyer that pertain to the Property.

9. Contingencies to Closing.
9.1 IF, BEFORE EXPIRATION OF THE APPLICABLE TIME, BUYER FAILS TO DELIVER TO SELLER BUYER’S APPROVAL NOTICE ON OR BEFORE THE 

CONTINGENCY DATE PROVIDE ESCROW HOLDER WRITTEN NOTICE OF BUYER'S DIS APPROVAL OF ALL ANY OF BUYER'S CONTINGENCIES AND OR ANY ALL 
OTHER MATTERS THAT ARE IS SUBJECT TO BUYER'S APPROVAL IN THIS AGREEMENT, THEN BUYER SHALL BE CONCLUSIVELY DEEMED TO HAVE DISAPPROVED
SATISFIED SUCH BUYER'S CONTINGENCIES AND /OR DISAPPROVED OF SUCH OTHER MATTERS. If a number of days is completed in any of the optional spaces in
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subparagraphs 9.1 (a) through (m), then such number shall apply and override the pre-printed number, even if the pre-printed number is not stricken. The Closing
of this transaction is contingent upon the satisfaction or waiver of the following contingencies on or before the Contingency Date: (See Addendum)

(a) Disclosure. Seller shall deliver make to Buyer, through Escrow, a Natural Hazards Disclosure Report all of the applicable disclosures required by law

(See AIR CRE ("AIR") standard form entitled "Seller's Mandatory Disclosure Statement") and provide Buyer with a completed Property Information Sheet ("Property 

Information Sheet") concerning the Property, duly executed by or on behalf of Seller in the current form or equivalent to that published by the AIR within 10 or

days following the Date of Agreement. Buyer has until the Contingency Date (as defined in the Addendum) 10 days from the receipt of said disclosures to

approve or disapprove the matters disclosed.

(b) Physical Inspection. Buyer has until the Contingency Date 10 or days following the receipt of the Property Information Sheet or the

Date of Agreement, whichever is later, to satisfy itself with regard to the physical aspects and size of the Property. (See Addendum)

(c) Hazardous Substance Conditions Report. Buyer has until the Contingency Date 30 or days following the receipt of the Property
Information Sheet or the Date of Agreement, whichever is later, to satisfy itself with regard to the environmental aspects of the Property. Seller recommends that
Buyer obtain a Hazardous Substance Conditions Report concerning the Property and relevant adjoining properties. Any such report shall be paid for by Buyer. A
"Hazardous Substance" for purposes of this Agreement is defined as any substance whose nature and/or quantity of existence, use, manufacture, disposal or effect,
render it subject to Federal, state or local regulation, investigation, remediation or removal as potentially injurious to public health or welfare. A "Hazardous
Substance Condition" for purposes of this Agreement is defined as the existence on, under or relevantly adjacent to the Property of a Hazardous Substance that
would require remediation and/or removal under applicable Federal, state or local law.

(d) Soil Inspection. Buyer has until the Contingency Date 30 or days following the receipt of the Property Information Sheet or the Date
of Agreement, whichever is later, to satisfy itself with regard to the condition of the soils on the Property. Seller recommends that Buyer obtain a soil test report. Any

such report shall be paid for by Buyer. Seller shall provide Buyer copies of any soils report that Seller may have in its actual possession within 10 days following the Date 

of Agreement.

(e) Governmental Approvals. Buyer has until the Contingency Date 30 or days following the Date of Agreement to satisfy itself with

regard to approvals and permits from governmental agencies or departments which have or may have jurisdiction over the Property and which Buyer deems
necessary or desirable in connection with its intended use of the Property, including, but not limited to, permits and approvals required with respect to zoning,

planning, building and safety, fire, police, handicapped and Americans with Disabilities Act requirements, transportation and environmental matters.

(f) Conditions of Title. Escrow Holder shall cause a current commitment for title insurance ("Title Commitment") concerning the Property issued by the

Title Company, as well as legible copies of all documents referred to in the Title Commitment ("Underlying Documents"), and a scaled and dimensioned plot showing
the location of any easements to be delivered to Buyer within 10 or____________ days following the Date of Agreement. Buyer has 10  sixty (60)

days from the receipt of the Title Commitment, and the Underlying Documents (“Title Review Period”)and the plot plan to satisfy itself with regard to the condition of
title. The disapproval by Buyer of any monetary encumbrance created by or on behalf of Seller, which by the terms of this Agreement is not to remain against the
Property after the Closing, shall not be considered a failure of this contingency, as Seller shall have the obligation, at Seller's expense, to satisfy and remove such 
disapproved monetary encumbrances at or before the Closing.

(g) Survey. Buyer has until expiration of the Title

Review Period the Contingency Date 30 or days following the receipt of the Title Commitment and Underlying Documents
to satisfy itself with regard to any ALTA title supplement based upon a survey prepared to American Land Title Association ("ALTA") standards for an owner's policy by a
licensed surveyor, showing the legal description and boundary lines of the Property, any easements of record, and any improvements, poles, structures and things
located within 10 feet of either side of the Property boundary lines. Any such survey shall be prepared at Buyer's direction and expense. If Buyer has obtained a survey
and approved the ALTA title supplement, Buyer may elect within the period allowed for Buyer's approval of a survey to have an ALTA extended coverage owner's form 
of title policy, in which event Buyer shall pay any additional premium attributable thereto.

(h) Intentionally Omitted. (See Addendum)
(h) Owner's Association. If applicable, Seller shall within 10 or days following the Date of Agreement provide Buyer with a statement and transfer

package from any owner's association servicing the Property. Such transfer package shall at a minimum include: copies of the association's bylaws, articles of

incorporation, current budget and financial statement. Buyer has until the Contingency Date or 10 days from the receipt of such documents, whichever is later,

to satisfy itself with regard to the association.

(i) Other Agreements. Seller shall within 10 or days following the Date of Agreement provide Buyer with legible copies of all other 

material agreements ("Other Agreements") actually known to Seller and in Seller’s actual possession that will affect the Property after Closing. Buyer has until the

Contingency Date or 10 days from the receipt of said Other Agreements, whichever is later, to satisfy itself with regard to such Agreements.

(j)   Intentionally Omitted. Financing. If paragraph 5 hereof dealing with a financing contingency has not been stricken, the satisfaction or waiver of such
New Loan contingency.

(k) Existing Notes. If paragraph 3.1(c) has not been stricken, Seller shall within 10 or days following the Date of Agreement provide Buyer

with legible copies of the Existing Notes, Existing Deeds of Trust and related agreements (collectively, "Loan Documents") to which the Property will remain subject

after the Closing. Escrow Holder shall promptly request from the holders of the Existing Notes a beneficiary statement ("Beneficiary Statement") confirming: (1) the

amount of the unpaid principal balance, the current interest rate, and the date to which interest is paid, and (2) the nature and amount of any impounds held by the

beneficiary in connection with such loan. Buyer has 10 or days following the receipt of the Loan Documents and Beneficiary Statements to satisfy itself

with regard to such financing. Buyer's obligation to close is conditioned upon Buyer being able to purchase the Property without acceleration or change in the terms

of any Existing Notes or charges to Buyer except as otherwise provided in this Agreement or approved by Buyer, provided, however, Buyer shall pay the transfer fee

referred to in paragraph 3.2 hereof. Likewise if Seller is to carry back a Purchase Money Note then Seller shall within 10 or days following the Date of

Agreement provide Buyer with a copy of the proposed Purchase Money Note and Purchase Money Deed of Trust. Buyer has 10 or days following the

receipt of such documents to satisfy itself with regard to the form and content thereof.
(l) Personal Property. In the event that any personal property is included in the Purchase Price, Buyer has until the Contingency Date 10 or

days following the Date of Agreement to satisfy itself with regard to the title condition of such personal property. Seller recommends that Buyer obtain

a UCC-1 report. Any such report shall be paid for by Buyer. Seller shall provide Buyer copies of any liens or encumbrances affecting such personal property of which 

it has knowledge that it is aware of within 10 or days following the Date of Agreement.
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(m) Destruction, Damage or Loss. Subsequent to the Date of Agreement and prior to Closing there shall not have occurred a destruction of, or damage or

loss to, the Property or any portion thereof, from any cause whatsoever, which would cost more than $250,000.00 $10,000.00 to repair or cure. If the cost of repair or

cure is
$10,000.00 or less, Seller shall repair or cure the loss prior to the Closing. Buyer shall have the option, within 10 days after receipt of written notice of a loss costing

more than $250,000.00 $10,000.00 to repair or cure, to either terminate this Agreement (in which event the Deposit, including, if applicable, the Released Deposit, but 
less the Independent Consideration shall be returned to Buyer) or to purchase the Property notwithstanding such loss, but without deduction or offset against the 
Purchase Price. If the cost to repair or cure is more than $250,000.00 $10,000.00, and Buyer does not elect to terminate this Agreement, Buyer shall be entitled to
any insurance proceeds applicable to such loss. Unless otherwise notified in writing, Escrow Holder shall assume no such destruction, damage or loss has occurred
prior to Closing.

(n) Intentionally Omitted. Material Change. Buyer shall have 10 days following receipt of written notice of a Material Change within which to satisfy itself
with regard to such change. "Material Change" shall mean a substantial adverse change in the use, occupancy, tenants, title, or condition of the Property that occurs
after the date of this offer and prior to the Closing. Unless otherwise notified in writing, Escrow Holder shall assume that no Material Change has occurred prior to 
the Closing.

(o) Seller Performance. The delivery of all documents and the due performance by Seller of each and every undertaking and agreement to be performed
by Seller under this Agreement.

(p) Brokerage Fee. Payment at the Closing of such brokerage fee as is specified in this Agreement or later written instructions to Escrow Holder executed
by Seller and Brokers ("Brokerage Fee"). It is agreed by the Parties and Escrow Holder that Brokers are a third party beneficiary of this Agreement insofar as the
Brokerage Fee is concerned, and that no change shall be made with respect to the payment of the Brokerage Fee specified in this Agreement, without the written
consent of Brokers.

9.2 The contingencies specified in subparagraphs 9.1(a) through (m) are for the benefit of, and may be waived by, Buyer, and are referred to collectively as
"Buyer's Contingencies" and individually as a "Buyer's Contingency." (See Addendum)

9.3 Intentionally Omitted.  Buyer's timely and written disapproval or conditional approval of a Buyer's Contingency or any other matter that is subject to 
Buyer's approval in this Agreement shall constitute disapproval thereof ("Disapproved Item(s)"). Concurrent with notice of a Disapproved Item, Buyer may make a 
request to Seller regarding such Disapproved Item ("Buyer's Request"). If Buyer fails to make a timely and written Buyer's Request, then this Agreement shall 
terminate due to the
non-satisfaction and non-waiver of a contingency. Seller may respond to a Buyer's Request within 10 days following Seller's receipt thereof ("Seller's Response").
Seller's acceptance of a Buyer's Request shall amend this Agreement accordingly. If Seller fails to provide a timely and written Seller's Response, then Seller's
Response shall be deemed to be a rejection of Buyer's Request. Buyer may, within 10 days following the earlier of Buyer's receipt of a Seller's Response (which is not
an acceptance of Buyer's Request) or the date of Seller's deemed rejection of a Buyer's Request ("Buyer's Reply Period"), reply to a Seller's Response ("Buyer's
Reply") and elect to (i) terminate this Agreement due to the non-satisfaction and non-waiver of the applicable contingency, (ii) accept the Seller's Response in which
event this Agreement shall be amended accordingly, or (iii) withdraw Buyer's Request and waive the Disapproved Item in which event Buyer shall accept the Property
subject to the Disapproved Item. If Buyer fails to provide a timely and written Buyer's Reply, then Buyer shall be deemed to have elected to terminate this Agreement
as of the end of the Buyer's Reply Period. The date Buyer accepts a Seller's Response or withdraws a Buyer's Request and waives a Disapproved Item shall be the date
of Buyer's approval of the Disapproved Item. A Party shall provide to Escrow Holder copy of all notices of a Disapproved Item, Buyer's Request, Seller's Response and
Buyer's Reply and Escrow Holder shall promptly provide copies thereof to the other Party. Unless the Parties in writing agree otherwise, if the Expected Closing Date
is a specific calendar date and a Buyer's Reply Period expires after such specific calendar date, then notwithstanding paragraph 1.1, the Expected Closing Date shall be
extended to be 3 business days after the earlier of the date Buyer withdraws a Buyer's Request and waives the applicable Disapproved Item or Buyer accepts the
applicable Seller's Response. (See Addendum)

9.4 The Parties acknowledge that extensive local, state and Federal legislation establish broad liability upon owners and/or users of real property for the
investigation and remediation of Hazardous Substances. The determination of the existence of a Hazardous Substance Condition and the evaluation of the impact of
such a condition are highly technical and beyond the expertise of Brokers. The Parties acknowledge that they have been advised by Brokers to consult their own
technical and legal experts with respect to the possible presence of Hazardous Substances on the Property or adjoining properties, and Buyer and Seller are not
relying upon any investigation by or statement of Brokers with respect thereto. The Parties hereby assume all responsibility for the impact of such Hazardous
Substances upon their respective interests herein.

10. Documents and Other Items Required at or Before Closing.
10.1 Five days prior to the Closing date Escrow Holder shall obtain an updated Title Commitment concerning the Property from the Title Company and provide

copies thereof to each of the Parties.

10.2 Seller shall deliver to Escrow Holder in time for delivery to Buyer at the Closing:
(a) Grant or general warranty deed, duly executed and in recordable form, conveying fee title to the Property to Buyer.
(b) Intentionally Omitted.  If applicable, the Beneficiary Statements concerning Existing Note(s).
(c) Intentionally Omitted.  f applicable, the Existing Leases and Other Agreements together with duly executed assignments thereof by Seller and Buyer.

The assignment of Existing Leases, if any, shall be on a form approved by Buyer. shall be on the most recent Assignment and Assumption of Lessor's Interest in
Lease form published by the AIR or its equivalent.

(d) An affidavit executed by Seller to the effect that Seller is not a "foreign person" within the meaning of Internal Revenue Code Section 1445 or
successor statutes. If Seller does not provide such affidavit in form reasonably satisfactory to Buyer at least 3 business days prior to the Closing, Escrow Holder shall at
the Closing deduct from Seller's proceeds and remit to the Internal Revenue Service such sum as is required by applicable Federal law with respect to purchases from
foreign sellers.

(e) If the Property is located in California, an affidavit executed by Seller to the effect that Seller is not a ''nonresident" within the meaning of California
Revenue and Tax Code Section 18662 or successor statutes. If Seller does not provide such affidavit in form reasonably satisfactory to Buyer at least 3 business days
prior to the Closing, Escrow Holder shall at the Closing deduct from Seller's proceeds and remit to the Franchise Tax Board such sum as is required by such statute.

(f) If applicable, a general assignment (“General Assignment”), duly executed, conveying (i) any rights to any intangible property relating to the 
Property, and (ii) the rights under any service contracts and Other Agreements expressly assumed by Buyer.

(g) If the Seller is a corporation, a duly executed corporate resolution authorizing the execution of this Agreement and the sale of the Property.
10.3 Buyer shall deliver to Seller through Escrow:

(a) The cash portion of the Purchase Price and such additional sums as are required of Buyer under this Agreement shall be deposited by Buyer with
Escrow Holder, by federal funds wire transfer, or any other method acceptable to Escrow Holder in immediately collectable funds, no later than 2:00 P.M. on the
business day prior to the Expected Closing Date provided, however, that Buyer shall not be required to deposit such monies into Escrow if at the time set for the
deposit of such monies Seller is in default or has indicated that it will not perform any of its obligations hereunder. Instead, in such circumstances in order to reserve



INITIALS
© 2019 AIR CRE. All Rights Reserved. 

OFA-20.30, Revised 10-13-2022

INITIALS
Last Edited: 3/2/2023 6:51 PM

Page 6 of 11

{10840685.510840685.6}992.018/544736

its rights to proceed Buyer need only provide Escrow with evidence establishing that the required monies were available.
(b) Intentionally Omitted.  If a Purchase Money Note and Purchase Money Deed of Trust are called for by this Agreement, the duly executed originals of

those documents, the Purchase Money Deed of Trust being in recordable form, together with evidence of fire insurance on the improvements in the amount of the
full replacement cost naming Seller as a mortgage loss payee, and a real estate tax service contract (at Buyer's expense), assuring Seller of notice of the status of
payment of real property
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taxes during the life of the Purchase Money Note.

(c) Intentionally Omitted. The Assignment and Assumption of Lessor's Interest in Lease form specified in paragraph 10.2(c) above, duly executed by Buyer.
(d) The General AssignmentAssumptions duly executed by Buyer of the obligations of Seller that accrue after Closing under any Other Agreements.

(e) Intentionally Omitted. If applicable, a written assumption duly executed by Buyer of the loan documents with respect to Existing Notes.
(f) If the Buyer is a corporation, a duly executed corporate resolution authorizing the execution of this Agreement and the purchase of the Property.

10.4 At Closing, Escrow Holder shall cause to be issued to Buyer a standard coverage (or ALTA extended, if elected pursuant to 9.1(g)) owner's form policy of title
insurance effective as of the Closing, issued by the Title Company in the full amount of the Purchase Price, insuring title to the Property vested in Buyer, subject only to
the exceptions approved by Buyer. In the event there is a Purchase Money Deed of Trust in this transaction, the policy of title insurance shall be a joint protection
policy insuring both Buyer and Seller.

IMPORTANT: IN A PURCHASE OR EXCHANGE OF REAL PROPERTY, IT MAY BE ADVISABLE TO OBTAIN TITLE INSURANCE IN CONNECTION WITH THE CLOSE OF
ESCROW SINCE THERE MAY BE PRIOR RECORDED LIENS AND ENCUMBRANCES WHICH AFFECT YOUR INTEREST IN THE PROPERTY BEING ACQUIRED. A NEW POLICY
OF TITLE INSURANCE SHOULD BE OBTAINED IN ORDER TO ENSURE YOUR INTEREST IN THE PROPERTY THAT YOU ARE ACQUIRING.

11. Prorations and Adjustments.
11.1 Taxes. Applicable real property taxes and special assessment bonds shall be prorated through Escrow as of the date of the Closing, based upon the latest

tax bill available. The Parties agree to prorate as of the Closing any taxes assessed against the Property by supplemental bill levied by reason of events occurring prior
to the Closing. Payment of the prorated amount shall be made promptly in cash upon receipt of a copy of any supplemental bill.

11.2 Insurance. WARNING: Any insurance which Seller may have maintained will terminate on the Closing. Buyer is advised to obtain appropriate insurance to
cover the Property.

11.3 Rentals, Interest and Expenses. Scheduled rentals, interest on Existing Notes, Utilities, and operating expenses (if any) shall be prorated as of the date of 
Closing. The Parties agree to promptly adjust between themselves outside of Escrow any rents received after the Closing.

11.4 Intentionally Omitted. Security Deposit. Security Deposits held by Seller shall be given to Buyer as a credit to the cash required of Buyer at the Closing.
11.5 Post Closing Matters. Any item to be prorated that is not determined or determinable at the Closing shall be promptly adjusted by the Parties by

appropriate cash payment outside of the Escrow when the amount due is determined.
11.6 Intentionally Omitted.  Variations in Existing Note Balances. In the event that Buyer is purchasing the Property subject to an Existing Deed of Trust(s), and 

in the event that a Beneficiary Statement as to the applicable Existing Note(s) discloses that the unpaid principal balance of such Existing Note(s) at the closing will be
more or less than the amount set forth in paragraph 3.1(c) hereof ("Existing Note Variation"), then the Purchase Money Note(s) shall be reduced or increased by an
amount equal to such Existing Note Variation. If there is to be no Purchase Money Note, the cash required at the Closing per paragraph 3.1(a) shall be reduced or
increased by the amount of such Existing Note Variation.

11.7 Intentionally Omitted.  Variations in New Loan Balance. In the event Buyer is obtaining a New Loan and the amount ultimately obtained exceeds 
the amount set forth in paragraph 5.1, then the amount of the Purchase Money Note, if any, shall be reduced by the amount of such excess.

11.8 Owner's Association Fees. If applicable,  Escrow Holder shall: (i) bring Seller's account with the association current and pay any delinquencies or
transfer fees from Seller's proceeds, and (ii) pay any up front fees required by the association from Buyer's funds.

12. Representations and Warranties of Seller and Disclaimers.

12.1 Seller's warranties and representations shall survive the Closing and delivery of the deed for a period of twelve (12) months 3 years, and any lawsuit or action
based upon them must be commenced within such time period. Seller's warranties and representations are true, material and relied upon by Buyer and Brokers in all 
material respects. Seller hereby makes the following warranties and representations to Buyer: (See Addendum)

(a) Authority of Seller.  Upon satisfaction of the Acquisition Condition, Seller will be the owner of the Property and will have the full right, power and 
authority to sell, convey and transfer the Property to Buyer as provided herein, and to perform Seller's obligations hereunder.

(b) Maintenance During Escrow and Equipment Condition At Closing. Except as otherwise provided in paragraph 9.1(n) hereof, Seller shall maintain the
Property until the Closing in its present condition, ordinary wear and tear and damage caused by casualty excepted. (See Addendum).

(c) Intentionally Omitted.  Hazardous Substances/Storage Tanks. Seller has no knowledge, except as otherwise disclosed to Buyer in writing, of the
existence or prior existence
on the Property of any Hazardous Substance, nor of the existence or prior existence of any above or below ground storage tank.

(d) Intentionally Omitted. Compliance. Except as otherwise disclosed in writing, Seller has no knowledge of any aspect or condition of the Property
which violates applicable laws, rules, regulations, codes or covenants, conditions or restrictions, or of improvements or alterations made to the Property without a
permit where one was required, or of any unfulfilled order or directive of any applicable governmental agency or casualty insurance company requiring any
investigation, remediation, repair, maintenance or improvement be performed on the Property.

(e) Changes in Agreements. Prior to the Closing, Seller will not violate or modify any Existing Lease or Other Agreement (if any), or create any new

leases or other agreements affecting the Property, without Buyer's written approval, which approval will not be unreasonably withheld.
(f) Intentionally Omitted.  Possessory Rights. To Seller’s actual knowledge and except for any Property Occupants (as defined in the Addendum), Seller has

no knowledge that anyone will, at the Closing, have any right to possession of the Property, except as disclosed or otherwise contemplated by this
Agreement or otherwise in writing to Buyer.

(g) Intentionally Omitted.  Mechanics' Liens. To Seller’s actual knowledge,  there are no unsatisfied mechanics' or materialmens' lien rights concerning the
Property.

(h) Intentionally Omitted.  Actions, Suits or Proceedings. To Seller’s actual knowledge, there are no actions, suits or proceedings pending or

threatened before any commission, board, bureau, agency, arbitrator, court or tribunal that would affect the Property or the right to occupy or utilize same.
(i) Intentionally Omitted. 
(j) Intentionally Omitted.  No Tenant Bankruptcy Proceedings. To Seller’s actual knowledge, Seller has received no notice that any tenant of the

Property is the subject of a bankruptcy or insolvency proceeding.
(k) No Seller Bankruptcy Proceedings. Seller is not the subject of a bankruptcy, insolvency or probate proceeding.
(l) Intentionally Omitted. 

As used in this Agreement and the Addendum, the phrases “Seller’s actual knowledge”, “to the actual knowledge of Seller”, and “Seller’s 
knowledge”, and other similar phrases relating to the knowledge of Seller shall mean the current actual knowledge of Steven Taylor without investigation or inquiry 
or any duty of investigation or inquiry (“Knowledge Party”) and shall be limited to the period of time that Seller has actually owned fee title to the Property.  
Notwithstanding anything to the contrary contained in this Agreement and the Addendum, in no event shall the Knowledge Party have any personal liability as a 
result of any breach of any representation or warranty contained in this Agreement or the Addendum.

12.2 Buyer hereby acknowledges that, except as otherwise stated in this Agreement, Buyer is purchasing the Property in its existing condition and will, by the
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time called for herein, make or have waived all inspections of the Property Buyer believes are necessary to protect its own interest in, and its contemplated use of, the
Property. The Parties acknowledge that, except as otherwise stated in this Agreement, no representations, inducements, promises, agreements, assurances, oral or
written, concerning the Property, or any aspect of the occupational safety and health laws, Hazardous Substance laws, or any other act, ordinance or law, have been
made by either Party or Brokers, or relied upon by either Party hereto.

12.3 In the event that Buyer has actual knowledge learns that a Seller representation or warranty is might be untrue prior to the Closing, and Buyer elects to
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purchase the Property anyway then, and in that event, Buyer waives any right that it may have to bring an action or proceeding against Seller regarding said

representation or warranty.
12.4 Any environmental reports, soils reports, surveys, and other similar documents which were prepared by third party consultants and provided to Buyer by

Seller or Seller's representatives, have been delivered as an accommodation to Buyer and without any representation or warranty as to the sufficiency, accuracy,
completeness, and/or validity of said documents, all of which Buyer relies on at its own risk. Seller believes said documents to be accurate, but Buyer is advised to
retain appropriate consultants to review said documents and investigate the Property.

13. Possession.

Possession of the Property shall be given to Buyer at the Closing with no third parties in possession, except for any Existing Leases Buyer agrees to assume in
writing and except as otherwise provided in the Addendum. subject to the rights of tenants under Existing Leases.

14. Buyer's Entry.
At any time during the Escrow period upon not less than forty-eight (48) hours prior notice to Seller, Buyer, and its agents and representatives, shall have the right at
reasonable times and subject to rights of tenants and the terms and conditions of this Agreement and the Addendum, to enter upon the Property for the purpose of
making inspections and tests specified in this Agreement. Notwithstanding anything to the contrary contained in this Agreement or the Addendum, in no event shall 
Buyer be permitted to enter the Property, conduct any tests thereon or contact the Current Owner (defined in the Addendum) or Current Owner’s managers and 
agents unless in all such cases, Buyer is accompanied by Seller or a designated representative of Seller.   No destructive or invasive testing shall be conducted,
however, without Seller's prior approval which approval may be withheld in Seller’s sole and absolute discretion. Following any such entry or work, unless otherwise 
directed in writing by Seller, Buyer shall return the Property to the condition it was in prior to such entry or work, including the re-compaction or removal of any
disrupted soil or material as Seller may reasonably direct. All such inspections and tests and any other work conducted or materials furnished with respect to the
Property by or for Buyer shall be paid for by Buyer as and when due and Buyer shall indemnify, defend, protect and hold harmless Seller and the Property of and from 
and against any and all claims, liabilities, losses, expenses (including reasonable attorneys' fees), damages, including those for injury to person or property, arising out
of or relating to (i) any such work or materials or the acts or omissions of Buyer, its agents or employees in connection therewith and (ii) any failure by Buyer to strictly 
comply with the terms and conditions of this Paragraph 14. (See Addendum)

15. Further Documents and Assurances.
The Parties shall each, diligently and in good faith, undertake all actions and procedures reasonably required to place the Escrow in condition for Closing as and when
required by this Agreement. The Parties agree to provide all further information, and to execute and deliver all further documents, reasonably required by Escrow
Holder or the Title Company.

16. Attorneys' Fees.
If any Party or Broker brings an action or proceeding (including arbitration) involving the Property whether founded in tort, contract or equity, or to declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees and costs. Such
fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The term
"Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by
compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be computed in
accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred.

17. Prior Agreements/Amendments.

17.1 This Agreement supersedes any and all prior agreements between Seller and Buyer regarding the Property.
17.2 Amendments to this Agreement are effective only if made in writing and executed by Buyer and Seller.

18.   Broker's Rights.

18.1 If this sale is not consummated due to the default of either the Buyer or Seller, the defaulting Party shall be liable to and shall pay to Brokers the Brokerage
Fee that Brokers would have received had the sale been consummated. If Buyer is the defaulting party, payment of said Brokerage Fee is in addition to any obligation
with respect to liquidated or other damages.

18.2 Upon the Closing, Brokers are authorized to publicize the facts of this transaction.

19. Notices.
19.1 Whenever any Party, or Escrow Holder or Brokers herein shall desire to give or serve any notice, demand, request, approval, disapproval or other

communication, each such communication shall be in writing and shall be delivered personally, by messenger, or by mail, postage prepaid, to the address set forth in
this aAgreement or by facsimile transmission, electronic signature, digital signature, or email. (See Addendum)

19.2 Service of any such communication shall be deemed made on the date of actual receipt if personally delivered, or transmitted by facsimile transmission,
electronic signature, digital signature, or email. Any such communication sent by regular mail shall be deemed given 48 hours after the same is mailed.
Communications sent by United States Express Mail or overnight courier that guarantee next day delivery shall be deemed delivered 24 hours after delivery of the
same to the Postal Service or courier. If such communication is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

19.3 Any Party or Broker hereto may from time to time, by notice in writing, designate a different address to which, or a different person or additional persons
to whom, all communications are thereafter to be made.

20. Intentionally Omitted.Duration of Offer.

20.1 If this offer is not accepted by Seller on or before 5:00 P.M. according to the time standard applicable to the city of Los Angeles on the date of

3 business days after delivered to Seller , it shall be deemed automatically revoked.

20.2 The acceptance of this offer, or of any subsequent counteroffer hereto, that creates an agreement between the Parties as described in paragraph 1.2, shall
be deemed made upon delivery to the other Party or either Broker herein of a duly executed writing unconditionally accepting the last outstanding offer or
counteroffer.

21. LIQUIDATED DAMAGES. (This Liquidated Damages paragraph is applicable only if initialed by both Parties).

THE PARTIES AGREE THAT IT WOULD BE IMPRACTICABLE OR EXTREMELY DIFFICULT TO FIX, PRIOR TO SIGNING THIS AGREEMENT, THE ACTUAL DAMAGES WHICH
WOULD BE SUFFERED BY SELLER IF BUYER FAILS TO PERFORM ITS OBLIGATIONS UNDER THIS AGREEMENT. THEREFORE, IF, AFTER THE CONTINGENCY DATE
SATISFACTION OR WAIVER OF ALL CONTINGENCIES PROVIDED FOR THE BUYER'S BENEFIT, BUYER BREACHES THIS AGREEMENT, SELLER SHALL BE ENTITLED TO

LIQUIDATED DAMAGES IN THE AMOUNT OF the Deposit AS SELLER'S SOLE AND EXCLUSIVE REMEDY, PROVIDED THAT THIS 
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LIQUIDATED DAMAGES PROVISION SHALL NOT APPLY TO NOR LIMIT SELLER’S REMEDIES AND RIGHTS UNDER 
PARAGRAPHS 7 (BROKERS), 14 (BUYER’S ENTRY), 16 (ATTORNEYS’ FEES) or PARAGRAPH 37 OF THE ADDENDUM 
(CONFIDENTIALITY). UPON PAYMENT OF SAID SUM TO SELLER, BUYER SHALL BE RELEASED FROM ANY FURTHER LIABILITY TO SELLER, AND ANY ESCROW
CANCELLATION FEES AND TITLE COMPANY CHARGES SHALL BE PAID BY BUYER SELLER.
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Buyer's Initials Seller's Initials

22. ARBITRATION OF DISPUTES. (This Arbitration of Disputes paragraph is applicable only if initialed by both Parties.)

22.1 ANY CONTROVERSY AS TO WHETHER SELLER IS ENTITLED TO LIQUIDATED DAMAGES AND/OR BUYER IS ENTITLED TO THE RETURN OF THE DEPOSIT
SHALL BE DETERMINED BY BINDING ARBITRATION ADMINISTERED BY THE JUDICIAL ARBITRATION & MEDIATION SERVICES, INC. ("JAMS") IN ACCORDANCE WITH
ITS COMMERCIAL ARBITRATION RULES ("COMMERCIAL RULES"). ARBITRATION HEARINGS SHALL BE HELD IN THE COUNTY WHERE THE PROPERTY IS LOCATED.
SUCH CONTROVERSY SHALL BE ARBITRATED BY A SINGLE ARBITRATOR, APPOINTED UNDER THE COMMERCIAL RULES WHO HAS HAD AT LEAST 5 YEARS OF
EXPERIENCE IN THE TYPE OF REAL ESTATE THAT IS THE SUBJECT OF THIS AGREEMENT. THE ARBITRATOR SHALL HEAR AND DETERMINE SAID CONTROVERSY IN
ACCORDANCE WITH APPLICABLE LAW OF THE JURISDICTION WHERE THE PROPERTY IS LOCATED, THE INTENTION OF THE PARTIES AS EXPRESSED IN THIS
AGREEMENT AND ANY AMENDMENTS THERETO, AND UPON THE EVIDENCE PRODUCED AT AN ARBITRATION HEARING. PRE-ARBITRATION DISCOVERY SHALL BE
PERMITTED IN ACCORDANCE WITH THE COMMERCIAL RULES OR STATE LAW APPLICABLE TO ARBITRATION PROCEEDINGS. THE ARBITRATOR SHALL RENDER AN
AWARD WITHIN 30 DAYS AFTER THE CONCLUSION OF THE HEARING, WHICH MAY INCLUDE ATTORNEYS' FEES AND COSTS TO THE PREVAILING PARTY PER
PARAGRAPH 16 HEREOF AND SHALL BE ACCOMPANIED BY A REASONED OPINION. THE FAILURE OR REFUSAL OF A PARTY TO PAY SUCH PARTY'S REQUIRED SHARE
OF THE DEPOSITS FOR ARBITRATOR COMPENSATION OR ADMINISTRATIVE CHARGES SHALL CONSTITUTE A WAIVER BY SUCH PARTY TO PRESENT EVIDENCE OR
CROSS-EXAMINE WITNESSES, BUT SUCH WAIVER SHALL NOT ALLOW FOR A DEFAULT JUDGMENT AGAINST THE NON-PAYING PARTY IN THE ABSENCE OF EVIDENCE
AND LEGAL ARGUMENT AS THE ARBITRATOR MAY REQUIRE FOR MAKING AN AWARD. JUDGMENT MAY BE ENTERED ON THE AWARD IN ANY COURT OF
COMPETENT JURISDICTION NOTWITHSTANDING THE FAILURE OF A PARTY DULY NOTIFIED OF THE ARBITRATION HEARING TO APPEAR THEREAT.

22.2 BUYER'S RESORT TO OR PARTICIPATION IN SUCH ARBITRATION PROCEEDINGS SHALL NOT BAR SUIT IN A COURT OF COMPETENT JURISDICTION BY THE
BUYER FOR DAMAGES AND/OR SPECIFIC PERFORMANCE UNLESS AND UNTIL THE ARBITRATION RESULTS IN AN AWARD TO THE SELLER OF LIQUIDATED DAMAGES, IN
WHICH EVENT SUCH AWARD SHALL ACT AS A BAR AGAINST ANY ACTION BY BUYER FOR DAMAGES AND/OR SPECIFIC PERFORMANCE.

22.3 NOTICE: BY INITIALING IN THE SPACE BELOW YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING OUT OF THE MATTERS INCLUDED IN THE "ARBITRATION
OF DISPUTES" PROVISION DECIDED BY NEUTRAL ARBITRATION AS PROVIDED BY CALIFORNIA LAW AND YOU ARE GIVING UP ANY RIGHTS YOU MIGHT POSSESS TO
HAVE THE DISPUTE LITIGATED IN A COURT OR JURY TRIAL. BY INITIALING IN THE SPACE BELOW YOU ARE GIVING UP YOUR JUDICIAL RIGHTS TO DISCOVERY AND
APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THE "ARBITRATION OF DISPUTES" PROVISION. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER
AGREEING TO THIS PROVISION, YOU MAY BE COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE CALIFORNIA CODE OF CIVIL PROCEDURE. YOUR AGREEMENT
TO THIS ARBITRATION PROVISION IS VOLUNTARY.

WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT OF THE MATTERS INCLUDED IN THE "ARBITRATION OF DISPUTES"

PROVISION TO NEUTRAL ARBITRATION.

Buyer's Initials Seller's Initials

23. Miscellaneous.
23.1 Binding Effect. This Agreement shall be binding on the Parties without regard to whether or not paragraphs 21 and 22 are initialed by both of the Parties.

Paragraphs 21 and 22 are each incorporated into this Agreement only if initialed by both Parties at the time that the Agreement is executed. Signatures to this
Agreement accomplished by means of electronic signature or similar technology shall be legal and binding.

23.2 Applicable Law. This Agreement shall be governed by, and paragraph 22.3 is amended to refer to, the laws of the state in which the Property is located.
Any litigation or arbitration between the Parties hereto concerning this Agreement shall be initiated in the county in which the Property is located.

23.3 Time of Essence. Time is of the essence of this Agreement.
23.4 Counterparts. This Agreement may be executed by Buyer and Seller in counterparts, each of which shall be deemed an original, and all of which together

shall constitute one and the same instrument. Escrow Holder, after verifying that the counterparts are identical except for the signatures, is authorized and instructed
to combine the signed signature pages on one of the counterparts, which shall then constitute the Agreement.

23.5 Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE

PROPERTY OR ARISING OUT OF THIS AGREEMENT.
23.6 Conflict. Any conflict between the printed provisions of this Agreement and the typewritten or handwritten provisions shall be controlled by the

typewritten or handwritten provisions. Seller and Buyer must initial any and all handwritten provisions.
23.7 1031 Exchange. Both Seller and Buyer agree to cooperate with each other in the event that either or both wish to participate in a 1031 exchange. Any

party initiating an exchange shall bear all costs of such exchange. The cooperating Party shall not have any liability (special or otherwise) for damages to the
exchanging Party in the event that the sale is delayed and/or that the sale otherwise fails to qualify as a 1031 exchange.

23.8 Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Agreement shall mean and refer to calendar days.

24. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

24.1 The Parties and Brokers agree that their relationship(s) shall be governed by the principles set forth in the applicable sections of the California Civil Code, as
summarized in paragraph 24.2.

24.2 When entering into a discussion with a real estate agent regarding a real estate transaction, a Buyer or Seller should from the outset understand what type
of agency relationship or representation it has with the agent or agents in the transaction. Buyer and Seller acknowledge being advised by the Brokers in this
transaction, as follows:

(a) Seller's Agent. A Seller's agent under a listing agreement with the Seller acts as the agent for the Seller only. A Seller's agent or subagent has the
following affirmative obligations: (1) To the Seller: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Seller. (2) To the Buyer and the
Seller: a. Diligent exercise of reasonable skills and care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to disclose
all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the
Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set
forth above.

(b) Buyer's Agent. A selling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's
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ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX

CONSEQUENCES OF THIS AGREEMENT OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS AGREEMENT.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PROPERTY. SAID INVESTIGATION SHOULD INCLUDE BUT NOT
BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PROPERTY, THE INTEGRITY AND CONDITION OF ANY STRUCTURES
AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PROPERTY FOR BUYER'S INTENDED USE.

WARNING: IF THE PROPERTY IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THIS AGREEMENT MAY NEED TO BE REVISED TO
COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PROPERTY IS LOCATED.

agent, even if by agreement the agent may receive compensation for services rendered, either in full or in part from the Seller. An agent acting only for a Buyer has
the following affirmative obligations. (1) To the Buyer: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Buyer. (2) To the Buyer and
the Seller: a. Diligent exercise of reasonable skills and care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to
disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
observation of, the Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties set forth above.

(c) Agent Representing Both Seller and Buyer. A real estate agent, either acting directly or through one or more associate licensees, can legally be the
agent of both the Seller and the Buyer in a transaction, but only with the knowledge and consent of both the Seller and the Buyer. (1) In a dual agency situation, the
agent has the following affirmative obligations to both the Seller and the Buyer: a. A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with
either Seller or the Buyer. b. Other duties to the Seller and the Buyer as stated above in their respective sections (a) or (b) of this paragraph 24.2. (2) In representing
both Seller and Buyer, the agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but
not limited to, facts relating to either Buyer's or Seller's financial position, motivations, bargaining position, or other personal information that may impact price,
including Seller's willingness to accept a price less than the listing price or Buyer's willingness to pay a price greater than the price offered. (3) The above duties of the
agent in a real estate transaction do not relieve a Seller or Buyer from the responsibility to protect their own interests. Buyer and Seller should carefully read all
agreements to assure that they adequately express their understanding of the transaction. A real estate agent is a person qualified to advise about real estate. If legal
or tax advice is desired, consult a competent professional. Buyer has the duty to exercise reasonable care to protect Buyer, including as to those facts about the
Property which are known to Buyer or within Buyer's diligent attention and observation. Both Seller and Buyer should strongly consider obtaining tax advice from a
competent professional because the federal and state tax consequences of a transaction can be complex and subject to change.

(d) Further Disclosures. Throughout this transaction Buyer and Seller may receive more than one disclosure, depending upon the number of agents
assisting in the transaction. Buyer and Seller should each read its contents each time it is presented, considering the relationship between them and the real estate
agent in this transaction and that disclosure. Buyer and Seller each acknowledge receipt of a disclosure of the possibility of multiple representation by the Broker
representing that principal. This disclosure may be part of a listing agreement, buyer representation agreement or separate document. Buyer understands that
Broker representing Buyer may also represent other potential buyers, who may consider, make offers on or ultimately acquire the Property. Seller understands that
Broker representing Seller may also represent other sellers with competing properties that may be of interest to this Buyer. Brokers have no responsibility with
respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal proceeding involving any breach of duty, error or omission
relating to this transaction may be brought against Broker more than one year after the Date of Agreement and that the liability (including court costs and attorneys'
fees), of any Broker with respect to any breach of duty, error or omission relating to this Agreement shall not exceed the fee received by such Broker pursuant to this
Agreement; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful misconduct of such
Broker.

24.3 Confidential Information. Buyer and Seller agree to identify to Brokers as "Confidential" any communication or information given Brokers that is considered
by such Party to be confidential.

25. Construction of Agreement. In construing this Agreement, all headings and titles are for the convenience of the Parties only and shall not be considered a part
of this Agreement. Whenever required by the context, the singular shall include the plural and vice versa. This Agreement shall not be construed as if prepared by
one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

26. Additional Provisions.

Additional provisions of this offer, if any, are as follows or are attached hereto by an addendum or addenda consisting of paragraphs (See Addendum)
through (See Addendum) . (If there are no additional provisions write "NONE".)

The Addendum attached hereto is incorporated herein and made a part of this Agreement.

NOTE:
1. THIS FORM IS NOT FOR USE IN CONNECTION WITH THE SALE OF RESIDENTIAL PROPERTY.
2. IF EITHER PARTY IS A CORPORATION, IT IS RECOMMENDED THAT THIS AGREEMENT BE SIGNED BY TWO CORPORATE OFFICERS.

[Signature Page Follows]
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The undersigned Buyer offers and agrees to buy the Property on the terms and conditions stated and acknowledges receipt of a copy hereof.

BROKER

Attn:

Title:

Address:

Phone:

Fax:

Email:

Federal ID No.:

Broker DRE License #:

Agent DRE License #:

Date: February 27, 2023

BUYER

Weingart Center Association, 

a California non-profit corporation

By:

Name Printed: Kevin Murray
Title: President & CEO Phone:

213.689.2180
Fax:

Email: kmurray@weingart.org

By:

Name Printed:

Title:

Phone:

Fax:

Email:

Address: 566 S. San Pedro Street, Los Angeles, CA 
90013
Federal ID No.:  (to be provided in Escrow)

27. Acceptance.

27.1 Seller accepts the foregoing offer to purchase the Property and hereby agrees to sell the Property to Buyer on the terms and conditions set forth in this 
Agreement and the related Addendum.

BROKER

Attn:
Title:

Address:
Phone:

Fax:

Email:

Federal ID No.:

Broker DRE License #:

Agent's DRE License #:

Date:

SELLER

Lindley Northridge LLC, 

a California limited liability company

By:

Name Printed:

Title:

Phone:

Fax:

Email:

By:

Name Printed:

Title:

Phone:

Fax:

Email:

Address:

mailto:kmurray@weingart.org
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90010
Federal ID No.:

AIR CRE * https://www.aircre.com * 213-687-8777 * contracts@aircre.com
NOTICE: No part of these works may be reproduced in any form without permission in writing.

http://www.aircre.com/
mailto:contracts@aircre.com
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ADDENDUM TO STANDARD OFFER, AGREEMENT AND 
ESCROW INSTRUCTIONS FOR PURCHASE OF REAL ESTATE 

(NON-RESIDENTIAL)

(3340 Shelby Drive, Los Angeles, California)

This Addendum to Standard Offer, Agreement and Escrow Instructions for Purchase of Real Estate 
(Non-Residential) (this “Addendum”) is entered into by and between Lindley Northridge LLC, a 
California limited liability company (“Seller”), and Weingart Center Association, and/or its assignee 
(“Buyer”), and dated for reference purposes only as of the date first set forth on the first page of the AIR 
form agreement to which this Addendum is attached (the “Form Agreement”). The promises, covenants, 
agreements and declarations contained in this Addendum are intended to and shall have the same force and 
effect as if set forth in the body of the Form Agreement. To the extent that the provisions of this Addendum 
are inconsistent with the terms and conditions of the Form Agreement, the provisions of this Addendum 
shall control. Except for purposes of determining whether a conflict exists between the Form Agreement 
and this Addendum, the term “Agreement” (as used herein and in the Form Agreement) shall include both 
the Form Agreement and the provisions of this Addendum. All capitalized terms not otherwise defined in 
this Addendum shall have the meaning ascribed to it in the Form Agreement.

1.1. Expected Closing Date (Continued). Provided this Agreement is not terminated pursuant to 
an express provision provided herein, the Expected Closing Date shall be sixty (60) days after the 
Contingency Date (as hereinafter defined), the same and may be extended pursuant to Paragraph 9.1 below), 
unless Buyer and Seller mutually agree in writing to close on a different date. If the Expected Closing Date 
shall fall on a Saturday, Sunday or legal holiday, then the Closing shall be the next business day following 
the Expected Closing Date. As used herein, “business day” means any day other than a Saturday, Sunday 
or federal or California state holiday.

1.1(a) Acquisition Condition (New).  Buyer confirms and agrees that (i) Seller is not the current 
fee owner of the Property, (ii) Seller is currently in escrow to purchase the Property from the current fee 
owner of the Property (“Current Owner”) pursuant to a separate purchase and sale agreement between 
Seller, as buyer, and Current Owner, as seller (“Acquisition PSA”), and (iii) notwithstanding anything to 
the contrary contained in the Agreement or this Addendum, Seller’s obligations under the Agreement and 
Seller’s obligation to sell the Property to Buyer are expressly conditioned upon the closing of the escrow 
under the Acquisition PSA and Seller (or a Seller Affiliate [defined below]) acquiring fee title to the 
Property and the Personal Property from Current Owner prior to the Expected Closing Date (“Acquisition 
Condition”).  If the escrow under the Acquisition PSA does not occur and Seller (or a Seller Affiliate) fails 
to acquire fee title to the Property and/or the Personal Property prior to the Expected Closing Date for any 
reason, the Agreement and Escrow shall automatically terminate, the Deposit (including, if applicable, the 
Released Deposit, but less the Independent Consideration) shall be returned to Buyer and neither party shall 
thereafter have any further rights or obligations under the Agreement except for those obligations expressly 
stated to survive.  Further, in the event the escrow under the Acquisition PSA does not occur and Seller (or 
a Seller Affiliate) fails to acquire fee title to the Property prior to the Expected Closing Date as a result of 
any breach or default by Seller under the Acquisition PSA, Seller shall also reimburse Buyer for its actual 
out-of-pocket third-party costs incurred in connection with this Agreement within thirty (30) days after 
Seller’s receipt from Buyer of reasonably detailed invoices or receipts evidencing the same (provided that in 
no event shall Seller’s reimbursement obligation pursuant to this Paragraph 1.1(a) exceed Fifty Thousand 
and No/100 Dollars ($50,000.00)).  Seller’s reimbursement obligation pursuant to the immediately 
preceding sentence shall survive any termination of this Agreement resulting from Seller’s failure to satisfy 
the Acquisition Condition.  

9.1. Buyer’s Contingencies; Extension Options (Continued). The “Contingency Date” as used 
in the Form Agreement and this Addendum shall mean 5:00 pm (California time) on the date which is 
ninety (90)October 9, 2023 (i.e., 90 days following the Opening of Escrowfrom July 10, 2023), provided 
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that Buyer shall have until August 9, 2023 (i.e., thirty (30) days from the Opening of EscrowJuly 10, 2023)
to complete an appraisal of the Property, a copy of which shall be provided to Seller upon completion of 
such appraisal. In addition, Buyer shall promptly provide Seller with any third-party reports, studies and 
assessments obtained by Buyer in connection with Buyer’s due diligence studies, including, but not limited 
to, any Phase 1 environmental site assessment report, ALTA survey, building inspection reports, zoning 
reports and other similar, non-privileged documents relating to the Property.

Notwithstanding the foregoing, Buyer shall have the option to extend the Contingency Date as 
follows: 

(a) if Buyer has obtained HomeKey Fund Approval (defined below) and provided Buyer has 
delivered to Seller the Buyer’s Approval Notice on or before the Contingency Date, the provisions 
of clause (b), below, shall not apply, and Buyer shall have the one-time right to extend the 
Contingency Date by an additional thirty (30) days (“First Extended Contingency Date”) for the 
sole purposes of (i) satisfying itself, in its sole and absolute discretion, that the HomeKey Funds 
shall be sufficient to complete Buyer’s planned redevelopment of the Property, and (iii) finalizing 
any remaining administrative matters relating to the HomeKey Fund Approval that are required for 
funding of the HomeKey Funds (collectively, “Final HomeKey Matters”) to its satisfaction, as 
determined in its sole and absolute discretion ((i) and (ii) being collectively referred to herein as the 
“Final HomeKey Matters”)but reasonable discretion [NTD: Buyer should know whether there 
are sufficient HomeKey Funds and should not get an additional 30 days to make that 
determination].  Buyer may exercise said extension of the original Contingency Date to the First 
Extended Contingency Date by delivering written notice thereof to Seller and depositing an 
additional One Hundred Thousand Dollars ($100,000) of earnest money deposit (the “Additional 
Deposit”) with Escrow Holder on or before the original Contingency Date, time being of the 
essence.  The Additional Deposit shall be added to and become part of the Deposit.  

If Buyer fails to satisfy itself with respect to the Final HomeKey Matters, in its sole and absolutebut 
reasonable discretion, Buyer shall have the right to terminate the Agreement by delivering written 
notice thereof (“Buyer’s Final HomeKey Matters Disapproval Notice”) to Seller on or before 
the First Extended Contingency Date, time being of the essence.  If Buyer satisfies itself with 
respect to the Final HomeKey Matters, in its sole and absolutebut reasonable discretion, Buyer shall 
notify Seller thereof in writing (“Buyer’s Final HomeKey Matters Approval Notice”) on or 
before the First Extended Contingency Date, in which case, Buyer shall be deemed to have 
approved the Property, obtained the HomeKey Fund Approval and satisfied itself with respect to 
the Final HomeKey Matters.  If Buyer fails to timely deliver either notice (Buyer’s Final HomeKey 
Matters Approval Notice or Buyer’s Final HomeKey Matters Disapproval Notice) on or before the 
expiration of the First Extended Contingency Date, time being of the essence, then Buyer shall 
automatically be deemed to have elected to terminate this Agreement. In the event of such 
termination, the Deposit (including accrued interest and the Additional Deposit, but less the 
Independent Consideration) shall immediately be returned to Buyer, this Agreement shall become 
null and void, and neither Party shall thereafter have any further rights or obligations under the 
Agreement except for any rights and obligations that expressly survive the termination hereof.  

(b) if Buyer has not obtained HomeKey Fund Approval on or before the original Contingency 
Date but Buyer has delivered the Buyer’s Approval Notice to Seller on or before such date, the 
provisions of clause (a), above, shall not apply and, instead, Buyer shall have the right to extend the 
original Contingency Date to the First Extended Contingency Date for the sole purposes of 
obtaining HomeKey Fund Approval and satisfying itself with respect to the Final HomeKey 
Matters, in its sole and absolute discretion.  Buyer may exercise said extension of the original 
Contingency Date to the First Extended Contingency Date by delivering written notice thereof to 
Seller and depositing the Additional Deposit with Escrow Holder on or before the original 
Contingency Date, time being of the essence. The Additional Deposit shall be added to and become 
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part of the Deposit.  

Provided Buyer obtains HomeKey Fund Approval on or before the expiration of the First Extended 
Contingency Date, Buyer shall deliver notice thereof to Seller and Buyer shall thereafter have the 
option to extend the First Expected Contingency Date by an additional thirty (30) days (“Second 
Extended Contingency Date”) for the sole purpose of satisfying itself with respect to the Final 
HomeKey Matters, in its sole and absolutebut reasonable discretion.  Buyer may exercise said 
extension of the First Extended Contingency Date to the Second Extended Contingency Date by 
delivering written notice thereof to Seller and authorizing Escrow Holder to immediately release to 
Seller One Hundred Fifty Thousand Dollars ($150,000) of the Deposit (the “Released Deposit”) on 
or before the First Extended Contingency Date, time being of the essence.  Upon the release of the 
Released Deposit to Seller, the Released Deposit shall become nonrefundable to Buyer but 
applicable to the Purchase Price except in the event of a Seller breach, in the event that the Escrow 
is terminated pursuant to the provisions of this clause (b), Paragraph 9.1(c) of this Addendum, 
below, or Paragraph 9.1(n) (Destruction, Damage or Loss) of the Form Agreement, or as otherwise 
expressly provided in this Agreement.  Notwithstanding the foregoing, or anything contained 
herein to the contrary, in the event that the Acquisition Condition has not been satisfied by the date 
on which Escrow Agent is otherwise obligated to release the Release Deposit to Seller, Escrow 
Agent shall continue to hold the Released Deposit in escrow and shall not release the Released 
Deposit to Seller until the Acquisition Condition has been satisfied. 

If Buyer fails to obtain the HomeKey Fund Approval or to satisfy itself with respect to the Final 
HomeKey Matters, in its sole and absolute discretionon or before the First Extended Contingency 
Date, Buyer shall have the right to terminate the Agreement by delivering written notice thereof 
(“Buyer’s HomeKey Matters Disapproval Notice”) to Seller on or before the First Extended 
Contingency Date or.  If Buyer (i) obtains HomeKey Fund Approval on or before the First 
Extended Contingency Date, (ii) exercises its right to extend the First Extended Contingency Date 
to the Second Extended Contingency Date and (iii) fails to satisfy itself with respect to the Final 
HomeKey Matters, in its sole but reasonable discretion, on or before the Second Extended 
Contingency Date, as applicableBuyer shall have the right to terminate the Agreement by 
delivering a Buyer’s HomeKey Matters Disapproval Notice on or before the Second Extended 
Contingency Date, time being of the essence.  If Buyer obtains the HomeKey Fund Approval and 
satisfies itself with respect to the Final HomeKey Matters, in its sole and absolutebut reasonable
discretion, Buyer shall notify Seller thereof in writing (“Buyer’s HomeKey Matters Approval 
Notice”) on or before the First Extended Contingency Date or the Second Extended Contingency 
Date, as applicable, and Buyer shall be deemed to have approved the Property, obtained the 
HomeKey Fund Approval and satisfied itself with respect to the Final HomeKey Matters.  If Buyer 
fails to timely deliver either notice (Buyer’s HomeKey Matters Approval Notice or Buyer’s 
HomeKey Matters Disapproval Notice) on or before the expiration of the First Extended 
Contingency Date or the Second Extended Contingency Date, as applicable, time being of the 
essence, then Buyer shall automatically be deemed to have elected to terminate this Agreement. In 
the event of such termination, the Deposit (including accrued interest, the Additional Deposit and 
the Released Deposit (if applicable), but less the Independent Consideration) shall immediately be 
returned to Buyer, this Agreement shall become null and void, and neither Party shall thereafter 
have any further rights or obligations under the Agreement except for any rights and obligations 
that expressly survive the termination hereof.   

Notwithstanding anything to the contrary contained herein, in no event shall the Contingency Date 
be later than the Second Extended Expected Contingency Date except as provided in clause (c), 
below.

(c) if Buyer has obtained HomeKey Fund Approval and delivered Buyer’s Approval Notice to 
Seller but there are still Property Occupants occupying the Property as of the Contingency Date, 
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First Extended Contingency Date or Second Extended Contingency Date, as applicable, the 
Contingency Date (as the same may have been extended) shall automatically be extended for
twenty-one (21) days to enable Buyer to determine the impact of such Property Occupants on its 
development plans (“Property Occupant Extension Period”). If Buyer determines, in its sole and 
absolutebut reasonable discretion, that it is not economically feasible to purchase the Property due 
to the Property Occupants, Buyer shall have the right to terminate the Agreement by delivering 
written notice thereof (“Buyer’s Occupant Disapproval Notice”) to Seller on or before the 
expiration of the Property Occupant Extension Period, time being of the essence.  If Buyer elects to 
proceed with the Closing notwithstanding the Property Occupants, Buyer shall notify Seller thereof 
in writing (“Buyer’s Occupant Approval Notice”) on or before the expiration of the Property 
Occupant Extension Period, in which case, Buyer shall be deemed to have approved the Property
and have obtained all required approvals necessary for the issuance of the HomeKey 
Funds(including the occupancy of the Property Occupants), obtained the HomeKey Fund Approval 
and satisfied itself with respect to the Final HomeKey Matters.  If Buyer fails to timely deliver 
either notice (Buyer’s Occupant Approval Notice or Buyer’s Occupant Disapproval Notice) on or 
before the expiration of the Property Occupant Extension Period, time being of the essence, then 
Buyer shall automatically be deemed to have elected to terminate this Agreement. In the event of 
such termination, the Deposit (including accrued interest, the Additional Deposit (if applicable) and 
the Released Deposit (if applicable), but less the Independent Consideration) shall immediately be 
returned to Buyer, this Agreement shall become null and void, and neither Party shall thereafter 
have any further rights or obligations under the Agreement except for any rights and obligations 
that expressly survive the termination hereof.

Without limiting the provisions of Paragraph 9.1 of the Form Agreement, the satisfaction of all of 
the following shall also constitute “Buyer’s Contingencies”:

(r) Buyer shall have received all of Seller’s Documents (as hereinafter defined), to the 
extent in Seller’s actual possession, within ten (10) days following the Date of Agreement.

(s) Prior to the Contingency Date, Buyer shall have the right to review and approve 
current entitlements for the future redevelopment of the Property for Buyer’s intended use and to meet with 
government officials regarding the same. Seller shall reasonably cooperate, at no cost or liability to Seller, 
with Buyer’s efforts to obtain information about the Property from applicable government agencies, 
including, without limitation, signing any forms required by such government agencies to confirm that they 
are authorized to share information about the Property with Buyer, as necessary.

9.3. Buyer’s Approval or Disapproval (Continued). Notwithstanding anything to the contrary 
contained in the Form Agreement or this Addendum, Buyer shall have until the Contingency Date to 
approve or disapprove, in Buyer’s sole and absolute discretion, any matter concerning the Property or this 
transaction (including, without limitation, the inspections described in Paragraph 9 of the Form Agreement 
and this Addendum); provided, however, that, subject to the terms of Paragraph 9.1 of this Addendum, 
Buyer may have until the First Extended Contingency Date or the Second Extended Contingency Date, as 
applicable, to satisfy itself, in its sole and absolute discretion, with respect to the (i) final governmental 
approval of funds from the Project HomeKey program administered by the California Department of 
Housing and Community Development (“HomeKey Funds” and such approval referred to herein as 
“HomeKey Fund Approval”), (ii) the Final HomeKey Matters, and/or (iii) the Property Occupants, as 
applicable. In the event that Buyer waives Buyer’s Contingencies and approves of the Property, then Buyer 
shall deliver a written approval notice to Seller and Escrow Holder (“Buyer’s Approval Notice”) on or 
before the original Contingency Date electing to proceed with the Closing hereunder; provided, however, 
that if Buyer elects to extend the original Contingency Date to the First Extended Contingency Date 
pursuant to Paragraph 9.1(a) or (b), above, or if there are still Property Occupants occupying the Property as 
of the Contingency Date, said Buyer’s Approval Notice may exclude Buyer’s approval of the HomeKey 
Fund Approval, the Final HomeKey Matters and/or the the Property Occupants, as applicable.  If at any 
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time prior to the Contingency Date, Buyer, in its sole and absolute discretion, is not satisfied with its
inspections or with any other aspect of the Property, or desires to terminate this Agreement for another
reason (including failure to obtain HomeKey Fund Approval), Buyer may terminate this Agreement by
delivering a written disapproval notice to Seller and Escrow Holder on or before the Contingency Date
(“Buyer’s Disapproval Notice”). If Buyer fails to timely deliver either notice (Buyer’s Approval Notice or 
Buyer’s Disapproval Notice) on or before the Contingency Date, time being of the essence, then Buyer shall 
automatically be deemed to have disapproved of the Property and elected to terminate this Agreement. In 
the event of such termination, the Deposit (including accrued interest, the Additional Deposit (if applicable) 
and the Released Deposit (if applicable), but less the Independent Consideration) shall immediately be 
returned to Buyer, this Agreement shall become null and void, and neither Party shall thereafter have any 
further rights or obligations under the Agreement except for any rights and obligations that expressly 
survive the termination hereof.

It is the intent of the Parties that upon delivery to Seller of Buyer’s Approval Notice, (1) Buyer shall 
be deemed to have satisfied or waived all Buyer’s Contingencies and otherwise approved the Property
(other than the HomeKey Fund Approval, the Final HomeKey Matters and/or the Property Occupants, as 
applicable), and (2) the Deposit (including the Additional Deposit) shall be deemed non-refundable to 
Buyer but applicable to the Purchase Price except in the event of a Seller breach, in the event that the 
Escrow is terminated pursuant to the provisions of Paragraph 9.1(a), (b) or (c) of this Addendum or 
Paragraph 9.1(n) (Destruction, Damage or Loss) of the Form Agreement, or as otherwise expressly 
provided in this Agreement

12.1. Representations, Warranties and Covenants of Seller (Continued).

(m) To Seller’s actual knowledge, there are no pending or threatened eminent domain, 
zoning or other land-use regulation proceedings which would affect the use or operation of the Property, 
and Seller has not been involved in any settlement discussions with any governmental agency regarding a 
sale of the Property in lieu of condemnation.

(n) To Seller’s actual knowledge, there are no third parties in possession of any 
portion of the Property, except for any Property Occupants as disclosed to Buyer in writing.

(o) To Seller's actual knowledge, Seller's Documents are complete and consist of such 
material non-privileged materials, documents, correspondence and information in Seller's actual possession 
or control relating to the Property.  

(p) To Seller’s actual knowledge, the Property contains seventy-eight (78) units.

(q) To Seller’s actual knowledge, Seller has not received any written notice that the 
Property or its operation violates any applicable laws, ordinances, rules, regulations, judgments, orders, or 
covenants, conditions and restrictions, whether federal, state, local, foreign, or private. To Seller’s actual
knowledge, Seller has not received any written notice that the improvements at the Property are in violation
of any applicable building or zoning codes or any other laws, regulations, or ordinances.

(r) Seller has not entered into any executory contracts for the sale of the Property, and 
to Seller’s actual knowledge, there do not exist any rights of first refusal or options to purchase the Property
or any portion thereof.

(s) From and after the satisfaction of the Acquisition Condition and until the Closing, 
Seller shall maintain a policy of casualty insurance providing so-called “all-risk” coverage for the full 
replacement value of the improvements on the Property.
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(t) Except as may be required in connection with any Property Occupants, Seller shall
not enter into any new lease or agreement, or modify or terminate any existing lease or agreement, relating 
to the Property without Buyer’s prior written consent, which may be withheld in Buyer’s sole and absolute 
discretion.

(u) Seller has or will have as of the Closing good and marketable title to the Personal 
Property, free and clear of all liens and encumbrances.  

(u) (v) As conditions to close under the Acquisition PSA (collectively, “Acquisition 
Delivery Conditions”), the Current Owner is required to (i) cause to be terminated the existing lease and all 
other franchise agreements, property management agreements, and a n y  o t h e r  o r  related contracts in
connection with the Property and/or the operations on the Property (collectively, “Operation Contracts”) 
and (ii) deliver possession of the Property to Seller at Closing free of all tenants, occupants, licensees, and 
guests or any other claims or rights to possess all or any portion of the Property (collectively, “Property 
Occupants”).  Provided the Acquisition Delivery Conditions have been satisfied, Seller shall deliver the 
Property to Buyer at Closing with all Operation Contracts terminated and free of occupancy.  
Notwithstanding the foregoing but subject to Buyer’s rights under Section 9.1, above, if Seller elects to 
close escrow under the Acquisition PSA notwithstanding that certain Property Occupants have not yet 
vacated, the existence of certain Property Occupants at the Property at Closing (1) shall not constitute a 
default by Seller under the Agreement, (2) shall not constitute a failure of a condition to close and (3) shall 
not otherwise affect, modify or delay Buyer’s obligation to close Escrow pursuant to the terms and 
conditions of the Agreement.

14. Buyer’s Entry (Continued). The following sentences shall be added to the end of Paragraph 
14 of the Form Agreement: “Notwithstanding anything herein, the foregoing indemnity shall not apply to 
(i) any preexisting condition, including without limitation, any Hazardous Materials located on, in, under or 
adjacent to the Property (including any release thereof), or (ii) any gross negligence or willful misconduct 
of Seller or any of Seller’s employees, agents or contractors.  In addition, (a) the indemnity, defense and 
hold harmless provisions contained herein shall survive any termination of the Agreement and the Closing, 
and (ii) Buyer and/or its consultants shall carry, or cause to be carried, liability insurance covering the 
Property during each and every entry onto the Property in an amount of not less than One Million Dollars 
($1,000,000.00) combined single limit for personal injury and property damage.  In exercising its rights 
under Paragraph 14, Buyer shall not unreasonably interfere with the activities of Seller, Current Owner or 
its tenants, guests, occupants, invitees, agents, contractors or employees on the Property.  In the event 
Buyer’s inspections or studies reveal an environmental condition at the Property, Buyer shall notify Seller 
of such condition in writing but shall not report or disclose any such condition to any other third party 
except to the extent required by applicable law.”

19.1. Notices (Continued). A copy of any notice delivered to Buyer under this Agreement shall 
be sent concurrently to Gubb and Barshay LLP, Attn. Patrick Sukeforth, 235 Montgomery Street, Suite 
1110 San Francisco, CA 94104, e mail: psukeforth@gubbandbarshay.com.  A copy of any notice delivered 
to Seller under the Agreement shall be sent concurrently to Garrett Stiepel Ryder LLP, Attn: Daniel H. Cho, 
3200 Bristol Street, Suite 850, Costa Mesa, CA 92626, email: dcho@garrettllp.com. 

28. Seller’s Documents. Within ten (10) days following the Date of Agreement (or such earlier 
date set forth in this Paragraph 28), Seller shall provide to Buyer copies of the following documentation 
(collectively, “Seller’s Documents”), to the extent in Seller’s actual possession or control, and relative to 
the Property, for Buyer’s review in connection with its due diligence: (a) all documents required under 
Paragraph 9.1 of the Form Agreement; (b) all surveys (including ALTA surveys); (c) all plans and 
specifications (including, without limitation, as-built plans); (d) all permits, variances and approvals; (e) all
environmental reports (including Phase I and Phase II), soils reports and geological reports; (f) any fire 
sprinkler certification and related warranties applicable to the improvements, mechanical, life safety, 

mailto:psukeforth@gubbandbarshay.com
mailto:dcho@garrettllp.com
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HVAC, and other systems and equipment used in connection with the Property; (g) intentionally omitted;
(h) intentionally omitted; (i) all service contracts relating to the Property; (j) a list of all personal property, 
furniture and fixtures included in the sale of the Property; (k) a list of all capital improvements completed 
during the past three (3) years, if any; (l) copies of real property tax bills for the past three (3) years; and (m) 
a redacted copy of the Acquisition PSA, which Acquisition PSA shall be provided to Buyer within one (1) 
day following the Date of Agreement.

29. Assets Included in Sale.  Notwithstanding anything to the contrary contained in the 
Agreement, Buyer and Seller acknowledge and agree that the purchase and sale transaction contemplated 
by thisthe Agreement includes allshall not include any furniture, equipment and/or other personal property 
owned by Seller and/or otherwise located at and used exclusively in connection with the Property and set 
forth in Schedule 29 attached hereto (collectively, the “Personal Property”). The consideration for the 
Personal Property is included in the Purchase Price. At Closing, Seller shall execute and deliver to Buyer a 
bill of sale transferring the Personal Property to Buyer, in such form as may reasonably be required by 
Buyer.  All Personal Property transferred to Buyer by Seller at Closing shall be transferred on an AS-IS 
basis, with all faults and defects, if any, and without any express or implied representation or warranty by 
Seller other than those expressly set forth in Paragraph 12.1..

30. Condition of Property; AS-IS Transaction. Buyer agrees that (a) except as expressly set 
forth in Paragraph 12.1 of the Agreement, the sale is concluded without warranties, representations or 
guarantees, express or implied, made by Seller; (b) the Property is purchased by Buyer on an “AS IS” basis
with respect to the physical condition of the Property and all components thereof, including, without 
limitation, the environmental condition of the Property and the surrounding property, and all facilities, 
improvements, structures and equipment thereon and soil and groundwater thereunder, and all zoning and 
other ordinances of the City of Los Angeles concerning permitted uses for the Property; (c) any 
information, reports, statements, and documents regarding the Property or the condition thereof are 
delivered by Seller to Buyer only as an accommodation to Buyer, without representation or warranty 
(except that such documents are, to Seller’s actual knowledge without duty to investigate or inquire, 
complete copies of the originals in Seller’s actual possession or control), and not with the intent that these 
documents be relied on by Buyer, except to the extent that Seller has independently confirmed in writing to 
Buyer the validity of those documents and the information contained in them; and (d) Buyer’s decision to 
purchase the Property is based only on the investigation, study and analysis of all aspects of the Property as 
made by Buyer and/or Buyer’s agents, employees, representatives and/or independent contractors 
(collectively, “Buyer’s Investigation”). Until the Contingency Date and subject to the terms and 
conditions of the Agreement, including Paragraph 14 of the Form PSA, as modified by this Addendum, 
Buyer shall have the right at its own expense to conduct a “phase 1” environmental assessment of the
Property, provided that (i) under no circumstances shall Buyer have any right to conduct any “phase 2” or 
other intrusive environmental or soils testing without obtaining Seller’s prior written consent, which may be 
withheld in Seller’s sole, subjective, and absolute discretion; and (ii) with reasonable prior notice, Seller 
shall have the right to meet with Buyer’s consultants, to all data generated by any assessments of the 
Property and to receive concurrently with Buyer copies of all reports provided by Buyer’s consultants.  
Buyer acknowledges that Seller makes no representations or warranties regarding the environmental 
condition of the Property or the Property’s compliance with any federal, state or local environmental, health 
or safety statutes, laws or regulations.  Except as otherwise specifically provided in this Addendum, it is 
expressly understood by Buyer and Seller that all statements and representations made by Seller and 
Seller’s agents and independent contractors (x) are intended by Buyer and Seller to be made only as an 
accommodation to Buyer and Buyer’s Investigation and not in lieu of Buyer’s Investigation, and (y) are not 
to be relied and acted on by Buyer.  In connection with the foregoing, Buyer hereby waives, releases, 
discharges and holds Seller, Seller Affiliates, its officers, directors, shareholders, employees, partners, 
members, managers, beneficiaries, trustees, representatives, agents, successors and assigns (collectively, 
“Indemnified Parties”) harmless from any and all suits, causes of action, legal or administrative 
proceedings, liabilities, claims, damages, losses, costs and expenses of whatever kind, known or unknown, 
including any action under the Comprehensive Environmental Response, Compensation, and Liability Act 
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of 1980, 42 U.S.C. 9601 et seq., as amended, and the provisions of California Health & Safety Code 25100 
et seq., as amended (collectively, “Losses”), which Buyer had, has or may have, based upon the condition 
of the Property (including, without limitation, the presence, discharge, treatment, recycling, use, migration, 
storage, generation, release, disposal or transportation to or from the Property of any Hazardous Substances
or the environmental condition of the Property) except to the extent that such Losses arise from or relate to 
(A) the release or disturbance of any Hazardous Substances by Seller, or (B) any Property condition 
existing as of the Acquisition Closing for which the Current Owner has an obligation to indemnify Seller 
under the terms of the Acquisition PSA, in which case, an Seller liability and obligation shall be strictly 
limited to the obligations and performance of Current Owner’s indemnification obligations (if any).  The 
term “Hazardous Substances” as defined in Paragraph 9.1(c) shall also include any hazardous or toxic 
waste, substance, material, or constituent as defined in and restricted or otherwise regulated in any manner 
or degree by any applicable federal, state or local law, ordinance or regulation, or any other corrosive, 
reactive, ignitable, carcinogenic, toxic or reproductive toxic substances, materials or wastes (including, 
without limitation, any asbestos, asbestos containing materials, polychlorinated biphenyls, oil, or 
petroleum, including crude oil or any fraction thereof).  Buyer hereby agrees, represents and warrants that 
the matters released herein are not limited to matters which are known, disclosed or foreseeable, and Buyer 
hereby waives any and all rights and benefits which it now has, or in the future may have, conferred upon 
Buyer by virtue of the provisions of Section 1542 of the California Civil Code, which provides:

“A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS THAT THE 
CREDITOR OR RELEASING PARTY DOES NOT KNOW OR SUSPECT TO EXIST 
IN HIS OR HER FAVOR AT THE TIME OF EXECUTING THE RELEASE AND 
THAT, IF KNOWN BY HIM OR HER, WOULD HAVE MATERIALLY AFFECTED 
HIS OR HER SETTLEMENT WITH THE DEBTOR OR RELEASED PARTY.”

______________
Buyer’s Initials

______________
Seller’s Initials

Buyer warrants that it is familiar with, has read, understands, and has consulted legal counsel of its 
choosing with respect to California Civil Code Section 1542 and Buyer realizes and acknowledges that 
factual matters now unknown to it may have given, or may hereinafter give, rise to actions, legal or 
administrative proceedings, claims, demands, debts, controversies, damages, costs, losses, liabilities and 
expenses which are presently unknown, unanticipated and unsuspected and Buyer further agrees, represents 
and warrants that the provisions of this Paragraph have been negotiated and agreed upon in light of that 
realization and that Buyer nevertheless hereby intends to release, discharge and acquit the Indemnified 
Parties from any such unknown causes of action, legal or administrative proceedings, claims, demands, 
debts, controversies, damages, costs, losses, liabilities and expenses which are in any way related to the 
Agreement, this Addendum or the Property.  Buyer’s obligations under this Paragraph 30 shall survive the 
Closing.

31. Buyer’s Conditions to Closing. The following conditions are conditions precedent to 
Buyer’s obligation to consummate the transaction contemplated by this Agreement:

(a) The irrevocable commitment by the Title Company, issued on or before the 
Contingency Date, to issue a standard coverage owner’s title policy to Buyer as required under the Form 
Agreement. Subject to Seller’s representations and warranties set forth in Paragraph 12.1 of the 
Agreement, the issuance of or the commitment to issue a title insurance policy to Buyer by the Title 
Company on the Closing Date shall conclusively establish that Seller conveyed the Property to Buyer as 
required by the Agreement and shall discharge in full Seller’s obligations hereunder with respect to title to 
the Property. Subject to Seller’s representations and warranties set forth in Paragraph 12.1 of the Agreement 
and Buyer’s rights with respect to any breach of the same as expressly provided in the Agreement, Buyer’s 
sole and exclusive remedy with regard to any defects in title shall be against the Title Company.
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(b) All of Seller’s representations and warranties contained in or made pursuant to this 
Agreement shall have been true and correct when made in all material respects and shall be true and correct 
in all material respects as of the Expected Closing Date, and Seller shall have complied in all material 
respects with all of Seller’s covenants and agreements contained in this Agreement.

(c) All Operation Contracts shall have been terminated on or before the Expected 
Closing Date, except for any agreements Buyer agrees to assume in writing.

The conditions contained in this Paragraph 30 are intended solely for the benefit of Buyer. If any of 
the conditions set forth in this Paragraph 30 are not satisfied in any material respect on or prior to the
Expected Closing Date, Buyer shall have the right, in its sole and absolute discretion, to waive the condition 
in question and proceed with the transaction contemplated hereby or, in the alternative, to terminate this 
Agreement by written notice to Seller and Escrow Holder; provided, however, that any such termination 
shall not relieve either Party of any obligations that expressly survive the termination of this Agreement, nor 
for any liability it may have under the terms and provisions of this Agreement for its wrongful failure to 
close.

32. Seller’s Conditions to Closing.  The following conditions are conditions precedent to 
Seller’s obligation to consummate the transaction contemplated by this Agreement:

(a) Buyer has performed in all material respects all of its obligations under this 
Agreement required to be performed prior to Closing, including Buyer’s obligation to tender all deliveries to 
be made by Buyer at Closing, including, without limitation, the Purchase Price.

(b) All of Buyer’s representations and warranties made by Buyer continue to be correct 
and are correct in all material respects as of the Closing.

(c) The Acquisition Condition shall have been satisfied.

33. Natural Hazards Disclosure Statement. Within ten (10) days after the Date of Agreement, 
Escrow Holder shall deliver to Buyer and to Seller, at Seller’s cost, a Natural Hazards Disclosure Statement 
for the Property in conformity with California Law.

34. Seller Default. In the event Escrow fails to close as a result of a material default by Seller 
under the Agreement, Buyer’s sole and exclusive remedy, at law or in equity, shall be limited to either (a) 
cancellation of the Agreement and return of the Deposit (including, if applicable, the Released Deposit,  but 
less the Independent Consideration) and, if applicable, the reimbursement of certain third-party costs of 
Buyer pursuant to Paragraph 1.1(a), or (b) the right to seek specific performance but only to the extent the 
Specific Performance Conditions have been satisfied.  As used herein, the “Specific Performance 
Conditions” mean that (i) Buyer is ready, willing and able to close Escrow and has deposited with Escrow 
Holder all executed documents required to be delivered by Buyer under this Agreement, (ii) Buyer has 
provided evidence reasonably satisfactory to Seller and Escrow Holder that Buyer has readily available 
funds sufficient to close Escrow and (iii) Buyer has filed an action with a court of competent jurisdiction 
within forty-five (45) days after the scheduled Closing Date under this Agreement.  Buyer hereby waives 
any and all other rights and remedies at law or in equity in connection with a Seller default.

35. Limitation of Liability.  Notwithstanding anything to the contrary contained herein, the 
aggregate liability of Seller arising pursuant to or in connection with the breach of any representations, 
warranties, indemnifications, covenants or other obligations (whether express or implied) of Seller under 
the Agreement (or any document executed or delivered in connection herewith, including any amendments) 
(collectively, “Contract Liabilities”) shall not exceed an amount equal to Six Hundred Thousand and 
00/100 Dollars ($600,000.00). Any claims made by Buyer for a breach of a Seller representation, warranty, 
indemnification or warranty shall be made on or before the date that is twelve (12) months after the Closing 
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and shall only be effective if Buyer files an action in a court of competent jurisdiction within such twelve 
(12) month period, and any representation and warranty not specified in such action shall expire.  No trustee 
of any trust that holds title to the Property shall have any personal liability, directly or indirectly, under or in 
connection with the Agreement or any agreement made or entered into under or pursuant to the provisions 
of the Agreement, or any amendment to any of the foregoing made at any time or times, heretofore or 
hereafter, and Buyer and its successors and assigns and, without limitation, all other persons and entities, 
shall look solely to the assets of Seller for the payment of any claim or for any performance, subject to the 
limitations set forth herein, and Buyer, on behalf of itself and its successors and assigns, hereby waives any 
and all such personal liability.

36. Assignment. Buyer may assign this Agreement and Buyer’s rights and obligations 
hereunder to an entity owned or controlled by Buyer, without the consent of Seller, provided that (a) such 
assignment shall occur at least five (5) business days prior to the Expected Closing Date, and (b) any such 
assignee expressly agrees to assume Buyer’s obligations hereunder pursuant to a written assignment and 
assumption agreement. In no event shall Buyer named at the beginning of this Agreement be released from 
liability hereunder.  Further, in connection with the acquisition of the Property from the Current Owner, it is 
contemplated that an affiliate of Seller (“Seller Affiliate”) will be the ultimate purchaser of the Property 
under the Acquisition PSA.  Accordingly, Seller shall have the right to assign this Agreement and Seller’s 
rights and obligations hereunder, without the consent of Buyer, to a Seller Affiliate, provided that (i) such 
assignment shall occur at least five (5) business days prior to the Expected Closing Date, (ii) the Seller 
Affiliate expressly agrees to assume Seller’s obligations hereunder pursuant to a written assignment and 
assumption agreement and (iii) in no event shall Seller named at the beginning of this Agreement be 
released from liability hereunder. 

37. Confidentiality.  Except to the extent made part of the public record (e.g., recorded Grant 
Deed) or required in connection with the HomeKey Funds or any other potential financing for the 
acquisition and/or redevelopment of the Property, in no event shall Buyer disclose to the general public or 
any online or print publications (e.g., LA Times, The Real Deal, and other similar sale and trade 
publications) the name of Seller or any terms and conditions of this Agreement.  Buyer’s obligation under 
this Section 37 shall survive the Closing or termination of the Agreement.

38. Miscellaneous. This Agreement shall be deemed to have been drafted by both parties and 
shall not be interpreted against any person as drafter. This Agreement may be executed and delivered in two 
or more counterparts, each of which, when so executed and delivered, shall be deemed an original, and such 
counterparts together shall constitute one and the same instrument. Any signature on this Agreement 
transmitted by electronic means (including, without limitation, by E-mail or Docusign) shall be deemed the 
equivalent of an original “wet” ink signature for all purposes. All periods referred to in the Agreement shall 
include all Saturdays, Sundays and California or national holidays, unless the period of time specifies 
business days, provided that, if the date or last date to perform any act or give a notice with respect to the 
Agreement shall fall on a Saturday, Sunday or California or national holiday, such act or notice may be 
timely performed or given on the next succeeding day which is not a Saturday, Sunday or California or 
national holiday.  

39. Not an Offer.  Seller’s delivery of unsigned copies of the Agreement and this Addendum is 
solely for the purpose of review by the party to whom delivered, and neither the delivery nor any prior 
communications between the parties, whether oral or written, shall in any way be construed as an offer by 
Seller, nor in any way imply that Seller is under any obligation to enter the transaction which is the subject 
of the Agreement.  The signing of the Agreement and this Addendum by Buyer constitutes an offer which 
shall not be deemed accepted by Seller unless and until Seller has signed the Agreement and this Addendum 
and delivered a duplicate original to Buyer.

[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the parties have executed this Addendum as of the Date of Agreement.

“BUYER”: “SELLER”:

Weingart Center Association,
a California non-profit corporation

By:
Kevin Murray, President & CEO

Lindley Northridge LLC,
a California limited liability company

By: 
Name: 
Title: 
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EXHIBIT A

LEGAL DESCRIPTION OF PROPERTY
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SCHEDULE 29

PERSONAL PROPERTY
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TITLE REPORT



Commonwealth Land Title Company
601 S. Figueroa Street, Suite 4000

Los Angeles, CA 90017
Phone:  (800) 432-0706

 

Commonwealth Land Title Company
601 S Figueroa St Suite 4000
Los Angeles, CA 90017

Attn:  Cheryl Greer

Your Reference No:  

Our File No: 09176144
Title Officer: Kathy Religioso
e-mail: Teamreligioso@cltic.com
Phone: (213) 330-2330
Fax: (213) 330-3105

Property Address: 3340 Shelby Drive,  Los Angeles, California

PRELIMINARY REPORT (V2)

Dated as of June 28, 2023 at 7:30 a.m.

In response to the application for a policy of title insurance referenced herein, Commonwealth Land Title 
Company hereby reports that it is prepared to issue, or cause to be issued, as of the date hereof, a policy or 
policies of title insurance describing the land and the estate or interest therein hereinafter set forth, insuring 
against loss which may be sustained by reason of any defect, lien or encumbrance not shown or referred to as an 
exception herein or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations or 
Conditions of said policy forms.
The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks of said policy or 
policies are set forth in Attachment One.  The policy to be issued may contain an arbitration clause. When the 
Amount of Insurance is less than that set forth in the arbitration clause, all arbitrable matters shall be arbitrated at 
the option of either the Company or the Insured as the exclusive remedy of the parties. Limitation on Covered 
Risks applicable to the CLTA and ALTA Homeowner's Policies of Title Insurance which establish a Deductible 
Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Attachment One.  
Copies of the policy forms should be read.  They are available from the office which issued this report.

The policy(s) of title insurance to be issued hereunder will be policy(s) of Commonwealth Land Title Insurance 
Company.
Please read the exceptions shown or referred to below and the exceptions and exclusions set forth in 
Attachment One of this report carefully.  The exceptions and exclusions are meant to provide you with 
notice of matters which are not covered under the terms of the title insurance policy and should be 
carefully considered.  It is important to note that this preliminary report is not a written representation as 
to the condition of title and may not list all liens, defects, and encumbrances affecting title to the land. 

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

The form of policy of title insurance contemplated by this report is:

None
ALTA Extended Loan Policy of Title Insurance (6-17-06)
None

The estate or interest in the land hereinafter described or referred to covered by this report is:

A FEE 

Title to said estate or interest at the date hereof is vested in:

LOS ANGELES CA SENIOR PROPERTY, LLC, a Delaware limited liability company 

The land referred to herein is situated in the County of Los Angeles, State of California, and is described as 
follows:

SEE EXHIBIT “A” ATTACHED HERETO AND MADE A PART HEREOF

https://smartviewonline.net//root/Druid/7AF8E8EB-B465-4616-94CB-863CE0B59716
https://smartviewonline.net//root/Druid/7AF8E8EB-B465-4616-94CB-863CE0B59716
https://smartviewonline.net//root/Druid/7AF8E8EB-B465-4616-94CB-863CE0B59716
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EXHIBIT “A”

ALL THAT CERTAIN REAL PROPERTY SITUATED IN THE COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, DESCRIBED AS FOLLOWS:

PARCEL 1: 

THE SOUTHWEST 82 FEET OF THE NORTHEAST 142 FEET, EXCEPT THE NORTHWEST 64 FEET 
THEREOF OF THAT PORTION OF THE RANCHO RINCON DE LOS BUEYES, IN THE CITY OF LOS 
ANGELES, AS PER MAP FILED IN BOOK 1, PAGE 208 PATENTS, IN THE OFFICE OF THE COUNTY 
RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE NORTHWEST LINE OF NATIONAL BOULEVARD, 80 FEET 
WIDE, AS DESCRIBED IN DEED RECORDED IN BOOK 526, PAGE 122 DEEDS, RECORDS OF SAID 
COUNTY, WITH THE EAST LINE OF SHELBY DRIVE, 40 FEET WIDE, AS SHOWN ON MAP OF TRACT 7790, 
RECORDED IN BOOK 142, PAGE 30 ET. SEQ. OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF 
SAID COUNTY;
THENCE ALONG SAID EAST LINE NORTH 18° 41' 50" EAST 260 FEET;
THENCE SOUTH 71° 18' 10" EAST TO THE SAID NORTHWEST LINE OF NATIONAL BOULEVARD; 
THENCE SOUTHWESTERLY ALONG SAID NORTHWEST LINE TO THE POINT OF BEGINNING. 

PARCEL 2: 

THE SOUTHWEST 82 FEET OF THE NORTHEAST 142 FEET OF THE NORTHWEST 64 FEET OF THAT 
PORTION OF RANCHO RINCON DE LOS BUEYES, IN THE CITY OF LOS ANGELES, COUNTY OF LOS 
ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED IN BOOK 1, PAGE 208 OF PATENTS, IN THE 
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE NORTHWEST LINE OF NATIONAL BOULEVARD, 80 FEET 
WIDE, AS DESCRIBED IN DEED RECORDED IN BOOK 526, PAGE 122 DEEDS, WITH THE EAST LINE OF 
SHELBY DRIVE, 40 FEET WIDE, AS SHOWN ON MAP OF TRACT 7790, RECORDED IN BOOK 142, PAGE 30 
ET. SEQ. OF MAPS; 
THENCE ALONG SAID EAST LINE NORTH 18° 41' 50" EAST 260 FEET;
THENCE SOUTH 71° 18' 10" EAST TO THE SAID NORTHWEST LINE OF NATIONAL BOULEVARD; 
THENCE SOUTHWESTERLY ALONG SAID NORTHWEST LINE TO THE POINT OF BEGINNING. 

PARCEL 3: 

THAT PORTION OF THE RANCHO RINCON DE LOS BUEYES, IN THE CITY OF LOS ANGELES, COUNTY OF 
LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED IN BOOK 1, PAGE 208 OF PATENTS, IN THE 
OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE NORTHWEST LINE OF NATIONAL BOULEVARD, 80 FEET 
WIDE, AS DESCRIBED IN DEED RECORDED IN BOOK 526, PAGE 122 DEEDS, WITH THE EAST LINE OF 
SHELBY DRIVE, 40 FEET WIDE, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, AS PER MAP RECORDED IN BOOK 142, PAGE 30 ET. SEQ. OF MAPS; 
THENCE ALONG SAID EAST LINE NORTH 18° 41' 50" EAST 260 FEET;
THENCE SOUTH 71° 18' 10" EAST TO THE SAID WEST LINE OF NATIONAL BOULEVARD;
THENCE SOUTHWESTERLY ALONG SAID NORTHWEST LINE TO THE POINT OF BEGINNING. 

EXCEPTING THE NORTHEAST 142 FEET THEREOF. 

PARCEL 4: 

THE NORTHEAST 60 FEET OF THAT PORTION OF RANCHO RINCON DE LOS BUEYES, IN THE CITY OF 
LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED IN BOOK 1, 
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Order No:  09176144-917-CG8-KRE

 

PAGE 208 PATENTS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY, DESCRIBED AS 
FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE NORTHWESTERLY LINE OF NATIONAL BOULEVARD, 80 
FEET WIDE, AS DESCRIBED IN DEED RECORDED IN BOOK 526, PAGE 122 DEEDS, RECORDS OF SAID 
COUNTY, WITH THE EASTERLY LINE OF SHELBY DRIVE, 40 FEET WIDE, AS SHOWN ON MAP OF TRACT 
7790, RECORDED IN BOOK 142, PAGE 30 ET. SEQ. OF MAPS; 
THENCE ALONG SAID EASTERLY LINE OF SHELBY DRIVE, NORTH 18° 41' 50" EAST 260 FEET; 
THENCE SOUTH 71° 18' 10" EAST TO THE SAID NORTHWESTERLY LINE OF NATIONAL BOULEVARD; 
THENCE SOUTHWESTERLY ALONG SAID NORTHWESTERLY LINE TO THE POINT OF BEGINNING. 

EXCEPT THEREFROM THE WESTERLY 93.97 FEET THEREOF. 

ALSO EXCEPT THEREFROM THAT PORTION THEREOF DESCRIBED AS FOLLOWS: 

BEGINNING AT THE MOST EASTERLY CORNER OF LAND DESCRIBED IN THE DEED TO NELLIE L. 
KELLER AND PAULINE MCCLISTER, RECORDED IN BOOK 16514, PAGE 206 OFFICIAL RECORDS, OF 
SAID COUNTY, SAID CORNER BEING A PORTION IN THE NORTHWESTERLY LINE OF NATIONAL 
BOULEVARD, 80 FEET WIDE, AS DESCRIBED IN THE DEED RECORDED IN BOOK 526, PAGE 122 DEEDS, 
AT THE INTERSECTION OF SAID NORTHWESTERLY LINE WITH A LINE WHICH BEARS SOUTH 71° 18' 10" 
EAST FROM A POINT IN THE EASTERLY LINE OF SHELBY DRIVE, 40 FEET WIDE AS SHOWN ON THE 
MAP OF TRACT 7790, RECORDED IN BOOK 142, PAGES 30 TO 33 INCLUSIVE OF MAPS, IN THE OFFICE 
OF THE COUNTY RECORDER OF SAID COUNTY, DISTANT NORTH 18° 41' 50" EAST ALONG SAID 
EASTERLY LINE, 260 FEET FROM THE INTERSECTION OF SAID EASTERLY LINE WITH SAID 
NORTHWESTERLY LINE OF NATIONAL BOULEVARD;
THENCE NORTH 71° 18' 10" EAST 20.19 FEET TO AN INTERSECTION WITH A CURVE CONCAVE 
WESTERLY AND HAVING A RADIUS OF 20 FEET (AT WHICH A RADIAL LINE OF SAID CURVE BEARS 
NORTH 76° 16' 08" EAST);
THENCE SOUTHWESTERLY ALONG SAID CURVE 26.21 FEET MORE OR LESS TO A POINT IN SAID 
NORTHWESTERLY LINE OF NATIONAL BOULEVARD, AT WHICH IS RADIAL LINE OF SAID CURVE BEARS 
SOUTH 28° 39' 30" EAST;
THENCE ALONG SAID NORTHWESTERLY LINE OF NATIONAL BOULEVARD, 33 FEET MORE OR LESS, TO 
THE POINT OF BEGINNING. 

PARCEL 5: 

THE WESTERLY 93.97 FEET OF THE NORTHERLY 60 FEET OF THAT PORTION OF RANCHO RINCON DE 
LOS BUEYES, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS 
PER MAP FILED IN BOOK 1, PAGE 208 PATENTS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID 
COUNTY, DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE NORTHWESTERLY LINE OF NATIONAL BOULEVARD, 80 
FEET WIDE, AS DESCRIBED IN DEED RECORDED IN BOOK 526, PAGE 122 DEEDS, RECORDS OF LOS 
ANGELES COUNTY, WITH THE EASTERLY LINE OF SHELBY DRIVE, 40 FEET WIDE, AS SHOWN ON MAP 
OF TRACT 7790, RECORDED IN BOOK 142, PAGE 30 ET SEQ., OF MAPS, RECORDS OF SAID COUNTY;
THENCE ALONG SAID EASTERLY LINE OF SHELBY DRIVE, NORTH 18° 41' 50" EAST 260 FEET; 
THENCE SOUTH 71° 18' 10" EAST TO THE SAID NORTHWESTERLY LINE OF NATIONAL BOULEVARD; 
THENCE SOUTHWESTERLY ALONG SAID NORTHWESTERLY LINE TO THE POINT OF BEGINNING. 

Assessor’s Parcel Number: 4311-004-037  
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SCHEDULE B – Section A

The following exceptions will appear in policies when providing standard coverage as outlined below:

1. (a)  Taxes or assessments that are not shown as existing liens by the records of any taxing authority that 
levies taxes or assessments on real property or by the Public Records; (b) proceedings by a public 
agency that may result in taxes or assessments, or notices of such proceedings, whether or not shown by 
the records of such agency or by the Public Records.

2. Any facts, rights, interests or claims that are not shown by the Public Records but that could be 
ascertained by an inspection of the Land or that may be asserted by persons in possession of the Land.

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.

4. Any encroachment, encumbrance, violation, variation or adverse circumstance affecting the Title that 
would be disclosed by an accurate and complete land survey of the Land and not shown by the Public 
Records.

5. (a)  Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the 
issuance thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), 
(b) or (c) are shown by the Public Records.

6. Any lien or right to a lien for services, labor or material not shown by the Public Records.
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SCHEDULE B – Section B

At the date hereof Exceptions to coverage in addition to the printed exceptions and exclusions in said policy form 
would be as follows:

A. Property taxes, which are a lien not yet due and payable, including any assessments collected with taxes 
to be levied for the fiscal year 2023-2024. 

B. The lien of supplemental or escaped assessments of property taxes, if any, made pursuant to the 
provisions of Chapter 3.5 (commencing with Section 75) or Part 2, Chapter 3, Articles 3 and 4, 
respectively, of the Revenue and Taxation Code of the State of California as a result of the transfer of title 
to the vestee named in Schedule A or as a result of changes in ownership or new construction occurring 
prior to Date of Policy.

1. Water rights, claims or title to water, whether or not disclosed by the public records.

2. An irrevocable offer to dedicate an easement over a portion of said Land for

Purpose(s): public street, road or highway 
Recording Date: July 12, 1968 
Recording No: as Instrument No. 1968-3595 Official Records 
Affects: A portion of said land as more particularly described in said document. 

3. Matters contained in that certain document

Entitled: Covenant and Agreement to Provide Parking Attendant 
Recording Date: September 06, 1968 
Recording No: as Instrument No. 1968-3378 Official Records 

Reference is hereby made to said document for full particulars.

4. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: water pipelines 
Recording Date: January 10, 1969 
Recording No: as Instrument No. 1969-2469 Official Records 
Affects: A portion of said land as more particularly described in said document.  

5. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

Purpose: public street, road or highway 
Recording Date: January 22, 1970 
Recording No: as Instrument No. 1970-225 Official Records 
Affects: A portion of said land as more particularly described in said document.  

6. A deed of trust to secure an indebtedness in the amount shown below, 

Amount: $156,250,000.00 
Dated: March 02, 2022 
Trustor/Grantor: Los Angeles CA Senior Property, LLC, a Delaware limited liability company 
Trustee: First American Title Insurance Company, a Nebraska corporation 
Beneficiary: Capital One, National Association, a national banking association, as 

administrative agent 
Recording Date: March 03, 2022 
Recording No: as Instrument No. 20220247921 Official Records 
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The effect of a Substitution of Trustee and Full Reconveyance recorded August 26, 2022 as Instrument 
No. 20220852098 Official Records, which purports to reconvey the above-mentioned Deed of Trust.

No statement is made hereto as to the effect or validity of said reconveyance.

The requirement that this Company be furnished with confirmation from the lender that the Deed of Trust 
has been released prior to issuance of a policy of title insurance.

7. An assignment of all moneys due, or to become due as rental or otherwise from said Land, to secure 
payment of an indebtedness, shown below and upon the terms and conditions therein

Amount: $156,250,000.00 
Assigned to: Capital One, National Association, as administrative agent 
Recording Date: March 03, 2022 
Recording No: as Instrument No. 20220247922 Official Records 

The effect of a Substitution of Trustee and Full Reconveyance recorded August 26, 2022 as Instrument 
No. 20220852098 Official Records, which purports to reconvey the above-mentioned Deed of Trust.

No statement is made hereto as to the effect or validity of said reconveyance.

The requirement that this Company be furnished with confirmation from the lender that the Deed of Trust 
has been released prior to issuance of a policy of title insurance.

8. Any rights of the parties in possession of a portion of, or all of, said Land, which rights are not disclosed 
by the public records.

The Company will require, for review, a full and complete copy of any unrecorded agreement, contract, 
license and/or lease, together with all supplements, assignments and amendments thereto, before issuing 
any policy of title insurance without excepting this item from coverage.

The Company reserves the right to except additional items and/or make additional requirements after 
reviewing said documents.

9. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other matters which a 
correct survey would disclose and which are not shown by the public records.

10. Any easements not disclosed by the public records as to matters affecting title to real property, whether or 
not said easements are visible and apparent.

11. Matters which may be disclosed by an inspection and/or by a correct ALTA/NSPS Land Title Survey of 
said Land that is satisfactory to the Company, and/or by inquiry of the parties in possession thereof.

END OF SCHEDULE B EXCEPTIONS

PLEASE REFER TO THE “NOTES AND REQUIREMENTS SECTION” WHICH FOLLOWS FOR 
INFORMATION NECESSARY TO COMPLETE THIS TRANSACTION
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REQUIREMENTS SECTION:

1. The Company will require the following documents for review prior to the issuance of any title insurance 
predicated upon a conveyance or encumbrance from the entity named below:

Limited Liability Company: Los Angeles CA Senior Property, LLC, a Delaware limited liability 
company 

a) A copy of its operating agreement, if any, and all amendments, supplements and/or modifications 
thereto, certified by the appropriate manager or member.

b) If a domestic Limited Liability Company, a copy of its Articles of Organization and all amendments 
thereto with the appropriate filing stamps. 

c) If the Limited Liability Company is member-managed, a full and complete current list of members 
certified by the appropriate manager or member.

d) A current dated certificate of good standing from the proper governmental authority of the state in 
which the entity is currently domiciled.

e) If less than all members, or managers, as appropriate, will be executing the closing documents, 
furnish evidence of the authority of those signing. 

f) If Limited Liability Company is a Single Member Entity, a Statement of Information for the Single 
Member will be required.

g) Each member and manager of the LLC without an Operating Agreement must execute in the 
presence of a notary public the Certificate of California LLC (Without an Operating Agreement) 
Status and Authority form.

2. Unrecorded matters which may be disclosed by an Owner’s Affidavit or Declaration. A form of the 
Owner’s Affidavit/Declaration is attached to this Preliminary Report/Commitment. This 
Affidavit/Declaration is to be completed by the record owner of the land and submitted for review prior to 
the closing of this transaction. Your prompt attention to this requirement will help avoid delays in the 
closing of this transaction. Thank you.

The Company reserves the right to add additional items or make further requirements after review of the 
requested Affidavit/Declaration.
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INFORMATIONAL NOTES SECTION

1. The information on the attached plat is provided for your convenience as a guide to the general location 
of the subject property.  The accuracy of this plat is not guaranteed, nor is it a part of any policy, report or 
guarantee to which it may be attached.

2. For wiring Instructions please contact your Title Officer or Title Company Escrow officer.

3. Notice: Please be aware that due to the conflict between federal and state laws concerning the 
cultivation, distribution, manufacture or sale of marijuana, the Company is not able to close or insure any 
transaction involving Land that is associated with these activities.

4. Pursuant to Government Code Section 27388.1, as amended and effective as of 1-1-2018, a 
Documentary Transfer Tax (DTT) Affidavit may be required to be completed and submitted with each 
document when DTT is being paid or when an exemption is being claimed from paying the tax. If a 
governmental agency is a party to the document, the form will not be required. DTT Affidavits may be 
available at a Tax Assessor-County Clerk-Recorder.

5. Note:  The policy of title insurance will include an arbitration provision. The Company or the insured may 
demand arbitration. Arbitrable matters may include, but are not limited to, any controversy or claim 
between the Company and the insured arising out of or relating to this policy, any service of the Company 
in connection with its issuance or the breach of a policy provision or other obligation. Please ask your 
escrow or title officer for a sample copy of the policy to be issued if you wish to review the arbitration 
provisions and any other provisions pertaining to your Title Insurance coverage.

6. The following Exclusion(s) are added to preliminary reports, commitments and will be  included as an 
endorsement in the following policies: 

A. 2006 ALTA Owner’s Policy (06-17-06). 

6. Defects, liens, encumbrances, adverse claims, notices, or other matters not  appearing in 
the Public Records but that would be disclosed by an examination of any records 
maintained by or on behalf of a Tribe or on behalf of its members. 

B. 2006 ALTA Loan Policy (06-17-06). 

8. Defects, liens, encumbrances, adverse claims, notices, or other matters not  appearing in 
the Public Records but that would be disclosed by an examination of any records 
maintained by or on behalf of a Tribe or on behalf of its members. 

9. Any claim of invalidity, unenforceability, or lack of priority of the lien of the Insured 
Mortgage based on the application of a Tribe’s law resulting from the failure of the 
Insured Mortgage to specify State law as the governing law with respect to the lien of the 
Insured Mortgage. 

C. ALTA Homeowner’s Policy of Title Insurance (12-02-13) and CLTA Homeowner's Policy of Title 
Insurance (12-02-13). 

10. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in 
the Public Records but that would be disclosed by an examination of any records 
maintained by or on behalf of a Tribe or on behalf of its members. 

D. ALTA Expanded Coverage Residential Loan Policy - Assessments Priority (04-02-15). 
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12. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in 
the Public Records but that would be disclosed by an examination of any records 
maintained by or on behalf of a Tribe or on behalf of its members. 

13. Any claim of invalidity, unenforceability, or lack of priority of the lien of the Insured 
Mortgage based on the application of a Tribe’s law resulting from the failure of the 
Insured Mortgage to specify State law as the governing law with respect to the lien of the 
Insured Mortgage. 

E. CLTA Standard Coverage Policy 1990 (11-09-18). 

7. Defects, liens, encumbrances, adverse claims, notices, or other matters not appearing in 
the public records but that would be disclosed by an examination of any records 
maintained by or on behalf of a tribe or on behalf of its members. 

8. Any claim of invalidity, unenforceability, or lack of priority of the lien of the insured 
mortgage based on the application of a tribe’s law resulting from the failure of the insured 
mortgage to specify state law as the governing law with respect to the lien of the insured 
mortgage.

7. Please be aware that withholding is required on all California real estate transfers, with some exceptions. 
For more information go to the California Franchise Tax Board website at: 
https://www.ftb.ca.gov/forms/search/..

8. Note:  Property taxes, including any personal property taxes and any assessments collected with taxes, 
are paid. For proration purposes the amounts were:

Tax Identification No.: 4311-004-037 
Fiscal Year: 2022-2023 
1st Installment: $81,663.51 
2nd Installment: $81,663.50
Exemption: $0.00 
Code Area: 00067 

9. Note:  None of the items shown in this report will cause the Company to decline to attach ALTA 
Endorsement Form 9 to an Extended Coverage Loan Policy, when issued.

10. Note:  The Company is not aware of any matters which would cause it to decline to attach CLTA 
Endorsement Form 116 indicating that there is located on said Land a commercial property, known as 
3340 Shelby Drive, Los Angeles, CA, to an Extended Coverage Loan Policy.

11. Note:  There are NO conveyances affecting said Land recorded within 24 months of the date of this 
report.

Typist: a1g 
Date Typed: June 2, 2023 

https://www.ftb.ca.gov/forms/search/
https://smartviewonline.net//root/Druid/69FF9B7C-A551-4030-B708-828E32B43AC4
https://smartviewonline.net//root/Druid/69FF9B7C-A551-4030-B708-828E32B43AC4
https://smartviewonline.net//root/Druid/69FF9B7C-A551-4030-B708-828E32B43AC4
https://smartviewonline.net//root/Druid/69FF9B7C-A551-4030-B708-828E32B43AC4
https://smartviewonline.net//root/Druid/69FF9B7C-A551-4030-B708-828E32B43AC4
https://smartviewonline.net//root/Druid/69FF9B7C-A551-4030-B708-828E32B43AC4
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Wire Fraud Alert
This Notice is not intended to provide legal or professional advice. If you have any questions, please consult with a lawyer.

All parties to a real estate transaction are targets for wire fraud and many have lost hundreds of thousands of dollars 
because they simply relied on the wire instructions received via email, without further verification. If funds are to be 
wired in conjunction with this real estate transaction, we strongly recommend verbal verification of wire 
instructions through a known, trusted phone number prior to sending funds.

In addition, the following non‐exclusive self‐protection strategies are recommended to minimize exposure to possible wire 
fraud.

 NEVER RELY on emails purporting to change wire instructions. Parties to a transaction rarely change wire 
instructions in the course of a transaction.

 ALWAYS VERIFY wire instructions, specifically the ABA routing number and account number, by calling the party 
who sent the instructions to you. DO NOT use the phone number provided in the email containing the instructions, 
use phone numbers you have called before or can otherwise verify. Obtain the phone number of relevant 
parties to the transaction as soon as an escrow account is opened. DO NOT send an email to verify as the 
email address may be incorrect or the email may be intercepted by the fraudster. 

 USE COMPLEX EMAIL PASSWORDS that employ a combination of mixed case, numbers, and symbols. Make 
your passwords greater than eight (8) characters. Also, change your password often and do NOT reuse the same 
password for other online accounts. 

 USE MULTI-FACTOR AUTHENTICATION for email accounts. Your email provider or IT staff may have specific 
instructions on how to implement this feature. 

For more information on wire‐fraud scams or to report an incident, please refer to the following links:

Federal Bureau of Investigation: Internet Crime Complaint Center:
http://www.fbi.gov http://www.ic3.gov

http://www.fbi.gov/
http://www.ic3.gov/


Commonwealth Land Title Company
601 S. Figueroa Street, Suite 4000

Los Angeles, CA 90017
Phone:  (800) 432-0706

Notice of Available Discounts (Rev. 01-15-20) Last Saved:  July 18, 2023 by D1G
MISC0164 (DSI Rev. 03/12/20) Escrow No.: 09176144-917-CG8-KRE

Notice of Available Discounts

Pursuant to Section 2355.3 in Title 10 of the California Code of Regulations Fidelity National Financial, Inc. and its 
subsidiaries ("FNF") must deliver a notice of each discount available under our current rate filing along with the 
delivery of escrow instructions, a preliminary report or commitment.  Please be aware that the provision of this 
notice does not constitute a waiver of the consumer's right to be charged the filed rate.   As such, your transaction 
may not qualify for the below discounts.

You are encouraged to discuss the applicability of one or more of the below discounts with a Company 
representative.  These discounts are generally described below; consult the rate manual for a full description of 
the terms, conditions and requirements for such discount.  These discounts only apply to transactions involving 
services rendered by the FNF Family of Companies.  This notice only applies to transactions involving property 
improved with a one-to-four family residential dwelling.

Not all discounts are offered by every FNF Company. The discount will only be applicable to the FNF Company 
as indicated by the named discount.

FNF Underwritten Title Company Underwritten by FNF Underwriters
CTC – Chicago Title company CTIC – Chicago Title Insurance Company
CLTC – Commonwealth Land Title Company CLTIC - Commonwealth Land Title Insurance Company
FNTC – Fidelity National Title Company of California FNTIC – Fidelity National Title Insurance Company
FNTCCA - Fidelity National Title Company of California FNTIC - Fidelity National Title Insurance Company
TICOR – Ticor Title Company of California CTIC – Chicago Title Insurance Company
LTC – Lawyer’s Title Company CLTIC – Commonwealth Land Title Insurance Company
SLTC – ServiceLink Title Company CTIC – Chicago Title Insurance Company

Available Discounts
DISASTER LOANS (CTIC, CLTIC, FNTIC)
The charge for a Lender's Policy (Standard or Extended coverage) covering the financing or refinancing by an 
owner of record, within twenty-four (24) months of the date of a declaration of a disaster area by the government 
of the United States or the State of California on any land located in said area, which was partially or totally 
destroyed in the disaster, will be fifty percent (50%) of the appropriate title insurance rate.

CHURCHES OR CHARITABLE NON-PROFIT ORGANIZATIONS (CTIC, FNTIC)
On properties used as a church or for charitable purposes within the scope of the normal activities of such 
entities, provided said charge is normally the church's obligation the charge for an owner's policy shall be fifty 
percent (50%) to seventy percent (70%) of the appropriate title insurance rate, depending on the type of coverage 
selected. The charge for a lender's policy shall be forty (40%) to fifty percent (50%) of the appropriate title 
insurance rate, depending on the type of coverage selected.
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FIDELITY NATIONAL FINANCIAL, INC. 
PRIVACY NOTICE

Effective January 1, 2023
Fidelity National Financial, Inc. and its majority-owned subsidiary companies (collectively, “FNF,” “our,” or “we”) respect and are 
committed to protecting your privacy. This Privacy Notice explains how we collect, use, and protect personal information, when and to 
whom we disclose such information, and the choices you have about the use and disclosure of that information. 

A limited number of FNF subsidiaries have their own privacy notices.  If a subsidiary has its own privacy notice, the privacy notice will 
be available on the subsidiary’s website and this Privacy Notice does not apply. 

Collection of Personal Information
FNF may collect the following categories of Personal Information:
• contact information (e.g., name, address, phone number, email address);
• demographic information (e.g., date of birth, gender, marital status);
• identity information (e.g. Social Security Number, driver’s license, passport, or other government ID number);
• financial account information (e.g. loan or bank account information); and
• other personal information necessary to provide products or services to you.

We may collect Personal Information about you from: 
• information we receive from you or your agent;
• information about your transactions with FNF, our affiliates, or others; and 
• information we receive from consumer reporting agencies and/or governmental entities, either directly from these entities or 

through others.

Collection of Browsing Information 
FNF automatically collects the following types of Browsing Information when you access an FNF website, online service, or application 
(each an “FNF Website”) from your Internet browser, computer, and/or device:
• Internet Protocol (IP) address and operating system;
• browser version, language, and type;
• domain name system requests; and
• browsing history on the FNF Website, such as date and time of your visit to the FNF Website and visits to the pages within the 

FNF Website.

Like most websites, our servers automatically log each visitor to the FNF Website and may collect the Browsing Information described 
above. We use Browsing Information for system administration, troubleshooting, fraud investigation, and to improve our websites. 
Browsing Information generally does not reveal anything personal about you, though if you have created a user account for an FNF 
Website and are logged into that account, the FNF Website may be able to link certain browsing activity to your user account.

Other Online Specifics
Cookies. When you visit an FNF Website, a “cookie” may be sent to your computer. A cookie is a small piece of data that is sent to your 
Internet browser from a web server and stored on your computer’s hard drive. Information gathered using cookies helps us improve 
your user experience. For example, a cookie can help the website load properly or can customize the display page based on your 
browser type and user preferences. You can choose whether or not to accept cookies by changing your Internet browser settings. Be 
aware that doing so may impair or limit some functionality of the FNF Website. 

Web Beacons. We use web beacons to determine when and how many times a page has been viewed. This information is used to 
improve our websites. 

Do Not Track. Currently our FNF Websites do not respond to “Do Not Track” features enabled through your browser. 

Links to Other Sites.  FNF Websites may contain links to unaffiliated third-party websites. FNF is not responsible for the privacy 
practices or content of those websites. We recommend that you read the privacy policy of every website you visit. 

Use of Personal Information 
FNF uses Personal Information for three main purposes:
• To provide products and services to you or in connection with a transaction involving you.
• To improve our products and services.
• To communicate with you about our, our affiliates’, and others’ products and services, jointly or independently.

When Information Is Disclosed 
We may disclose your Personal Information and Browsing Information in the following circumstances:   
• to enable us to detect or prevent criminal activity, fraud, material misrepresentation, or nondisclosure;
• to affiliated or nonaffiliated service providers who provide or perform services or functions on our behalf and who agree to use 

the information only to provide such services or functions; 
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• to affiliated or nonaffiliated third parties with whom we perform joint marketing, pursuant to an agreement with them to jointly 
market financial products or services to you;

• to law enforcement or authorities in connection with an investigation, or in response to a subpoena or court order; or
• in the good-faith belief that such disclosure is necessary to comply with legal process or applicable laws, or to protect the 

rights, property, or safety of FNF, its customers, or the public.

The law does not require your prior authorization and does not allow you to restrict the disclosures described above. Additionally, we 
may disclose your information to third parties for whom you have given us authorization or consent to make such disclosure. We do not 
otherwise share your Personal Information or Browsing Information with nonaffiliated third parties, except as required or permitted by 
law. 

We reserve the right to transfer your Personal Information, Browsing Information, and any other information, in connection with the sale 
or other disposition of all or part of the FNF business and/or assets, or in the event of bankruptcy, reorganization, insolvency, 
receivership, or an assignment for the benefit of creditors. By submitting Personal Information and/or Browsing Information to FNF, you 
expressly agree and consent to the use and/or transfer of the foregoing information in connection with any of the above described 
proceedings. 

Security of Your Information
We maintain physical, electronic, and procedural safeguards to protect your Personal Information. 

Choices With Your Information 
Whether you submit Personal Information or Browsing Information to FNF is entirely up to you. If you decide not to submit Personal 
Information or Browsing Information, FNF may not be able to provide certain services or products to you. 

For California Residents: We will not share your Personal Information or Browsing Information with nonaffiliated third parties, except as 
permitted by California law. For additional information about your California privacy rights, please visit the “California Privacy” link on 
our website (https://fnf.com/pages/californiaprivacy.aspx) or call (888) 413-1748. 

For Nevada Residents: We are providing this notice pursuant to state law.  You may be placed on our internal Do Not Call List by 
calling FNF Privacy at (888) 714-2710 or by contacting us via the information set forth at the end of this Privacy Notice. For further 
information concerning Nevada’s telephone solicitation law, you may contact: Bureau of Consumer Protection, Office of the Nevada 
Attorney General, 555 E. Washington St., Suite 3900, Las Vegas, NV 89101; Phone number: (702) 486-3132; email: 
aginquiries@ag.state.nv.us. 
For Oregon Residents:  We will not share your Personal Information or Browsing Information with nonaffiliated third parties for 
marketing purposes, except after you have been informed by us of such sharing and had an opportunity to indicate that you do not want 
a disclosure made for marketing purposes.

For Vermont Residents: We will not disclose information about your creditworthiness to our affiliates and will not disclose your personal 
information, financial information, credit report, or health information to nonaffiliated third parties to market to you, other than as 
permitted by Vermont law, unless you authorize us to make those disclosures.
 
For Virginia Residents: For additional information about your Virginia privacy rights, please email privacy@fnf.com or call (888) 714-
2710.
 
Information From Children 
The FNF Websites are not intended or designed to attract persons under the age of eighteen (18).We do not collect Personal 
Information from any person that we know to be under the age of thirteen (13) without permission from a parent or guardian. 

International Users 
FNF’s headquarters is located within the United States. If you reside outside the United States and choose to provide Personal 
Information or Browsing Information to us, please note that we may transfer that information outside of your country of residence. By 
providing FNF with your Personal Information and/or Browsing Information, you consent to our collection, transfer, and use of such 
information in accordance with this Privacy Notice.

FNF Website Services for Mortgage Loans
Certain FNF companies provide services to mortgage loan servicers, including hosting websites that collect customer information on 
behalf of mortgage loan servicers (the “Service Websites”). The Service Websites may contain links to both this Privacy Notice and the 
mortgage loan servicer or lender’s privacy notice. The sections of this Privacy Notice titled When Information is Disclosed, Choices with 
Your Information, and Accessing and Correcting Information do not apply to the Service Websites. The mortgage loan servicer or 
lender’s privacy notice governs use, disclosure, and access to your Personal Information. FNF does not share Personal Information 
collected through the Service Websites, except as required or authorized by contract with the mortgage loan servicer or lender, or as 
required by law or in the good-faith belief that such disclosure is necessary: to comply with a legal process or applicable law, to enforce 
this Privacy Notice, or to protect the rights, property, or safety of FNF or the public.

Your Consent To This Privacy Notice; Notice Changes 
By submitting Personal Information and/or Browsing Information to FNF, you consent to the collection and use of the information in 
accordance with this Privacy Notice. We may change this Privacy Notice at any time. The Privacy Notice’s effective date will show the 
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last date changes were made. If you provide information to us following any change of the Privacy Notice, that signifies your assent to 
and acceptance of the changes to the Privacy Notice. 

Accessing and Correcting Information; Contact Us 
If you have questions or would like to correct your Personal Information, visit FNF’s Privacy Inquiry Website or contact us by phone at 
(888) 714-2710, by email at privacy@fnf.com, or by mail to:   

Fidelity National Financial, Inc.
601 Riverside Avenue

Jacksonville, Florida 32204
Attn: Chief Privacy Officer

https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
https://privacyportal.onetrust.com/webform/aa4c6ea2-82de-4ea3-b17d-9d1616eb2a19/ec2647c9-e34e-4730-81e2-636b1fda0269
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ATTACHMENT ONE

CALIFORNIA LAND TITLE ASSOCIATION
STANDARD COVERAGE POLICY – 1990 (11-09-18)

EXCLUSIONS FROM COVERAGE
The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees or 
expenses which arise by reason of: 
1. (a) Any law, ordinance or governmental regulation (including but not limited to building or zoning laws, ordinances, or regulations) restricting, 

regulating, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or location of any improvement 
now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or area of the land or any parcel of which 
the land is or was a part; or (iv) environmental protection, or the effect of any violation of these laws, ordinances or governmental regulations, 
except to the extent that a notice of the enforcement thereof or a notice of a defect, lien, or encumbrance resulting from a violation or alleged 
violation affecting the land has been recorded in the public records at Date of Policy. 

(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a defect, lien 
or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at Date of Policy. 

2. Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not excluding from 
coverage any taking which has occurred prior to Date of Policy which would be binding on the rights of a purchaser for value without knowledge. 

3. Defects, liens, encumbrances, adverse claims or other matters: 
(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured claimant; 
(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not disclosed in writing 

to the Company by the insured claimant prior to the date the insured claimant became an insured under this policy; 
(c) resulting in no loss or damage to the insured claimant; 
(d) attaching or created subsequent to Date of Policy; or 
(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured mortgage or for the 

estate or interest insured by this policy. 
4. Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Policy, or the inability or failure of any 

subsequent owner of the indebtedness, to comply with the applicable doing business laws of the state in which the land is situated. 
5. Invalidity or unenforceability of the lien of the insured mortgage, or claim thereof, which arises out of the transaction evidenced by the insured 

mortgage and is based upon usury or any consumer credit protection or truth in lending law. 
6. Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction creating the 

interest of the insured lender, by reason of the operation of federal bankruptcy, state insolvency or similar creditors' rights laws. 

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART I 
This policy does not insure against loss or damage (and the Company will not pay costs, attorneys' fees or expenses) which arise by reason of: 
1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 

property or by the public records. 
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of 
such agency or by the public records. 

2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of the land or 
which may be asserted by persons in possession thereof. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the public records. 
4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would disclose, and which 

are not shown by the public records. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records. 
6. Any lien or right to a lien for services, labor or material unless such lien is shown by the public records at Date of Policy. 

EXCEPTIONS FROM COVERAGE - SCHEDULE B, PART II
(Variable exceptions such as taxes, easements, CC&R’s, etc., are inserted here)

CALIFORNIA LAND TITLE ASSOCIATION 
STANDARD COVERAGE OWNER’S POLICY (02-04-22) 

EXCLUSIONS FROM COVERAGE 

The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or expenses 
that arise by reason of: 
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or 

relates to: 
i. the occupancy, use, or enjoyment of the Land; 
ii. the character, dimensions, or location of any improvement on the Land; 
iii. the subdivision of land; or 
iv. environmental remediation or protection. 

b. any governmental forfeiture, police, regulatory, or national security power. 
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b. Exclusion 1 does not modify or limit the coverage 

provided under Covered Risk 5 or 6. 
2. Any power of eminent domain. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7. 
3. Any defect, lien, encumbrance, adverse claim, or other matter: 
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a. created, suffered, assumed, or agreed to by the Insured Claimant; 
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not disclosed in 

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
c. resulting in no loss or damage to the Insured Claimant; 
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 9 or 

10); or 
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in Schedule A as a 

bona fide purchaser had been given for the Title at the Date of Policy. 
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transaction vesting the Title as 

shown in Schedule A is a: 
a. fraudulent conveyance or fraudulent transfer; 
b. voidable transfer under the Uniform Voidable Transactions Act; or 
c. preferential transfer: 

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange 
for new value; or 

ii. for any other reason not stated in Covered Risk 9.b. 
5. Any claim of a PACA-PSA Trust. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8. 
6. Any lien on the Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and payable after the 

Date of Policy. Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b. 
7. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land. 

EXCEPTIONS FROM COVERAGE 
Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This policy treats any 
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, removed, and 
not republished or recirculated. Only the remaining provisions of the document are excepted from coverage. 

This policy does not insure against loss or damage and the Company will not pay costs, attorneys’ fees, or expenses resulting from the terms and 
conditions of any lease or easement identified in Schedule A, and the following matters: 

PART I 
1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 

property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such proceedings, 
whether or not shown by the records of such agency or by the Public Records. 

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection 
of the Land, or (b) asserted by persons or parties in possession of the Land. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy. 
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records. 
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy. 
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, 

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, 
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or 
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B. 

PART II 

(Variable exceptions such as taxes, easements, CC&R’s, etc., are inserted here) 

CLTA/ALTA HOMEOWNER’S POLICY OF TITLE INSURANCE (07-01-2021) 

EXCLUSIONS FROM COVERAGE 
The following matters are excluded from the coverage of this policy and We will not pay loss or damage, costs, attorneys' fees, or expenses that arise by 
reason of: 
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or 

relates to: 
i. the occupancy, use, or enjoyment of the Land; 
ii. the character, dimensions, or location of any improvement on the Land; 
iii. the subdivision of land; or 
iv. environmental remediation or protection. 

b. any governmental forfeiture, police, or regulatory, or national security power. 
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b. Exclusion 1 does not modify or limit the coverage 

provided under Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23, or 27. 
2. Any power to take the Land by condemnation. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 17. 
3. Any defect, lien, encumbrance, adverse claim, or other matter: 

a. created, suffered, assumed, or agreed to by You; 
b. not Known to Us, not recorded in the Public Records at the Date of Policy, but Known to You and not disclosed in writing to Us by You prior to 

the date You became an Insured under this policy; 
c. resulting in no loss or damage to You; 
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d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 5, 
8.f., 25, 26, 27, 28, or 32); or 

e. resulting in loss or damage that would not have been sustained if You paid consideration sufficient to qualify You as a bona fide purchaser of 
the Title at the Date of Policy. 

4. Lack of a right: 
a. to any land outside the area specifically described and referred to in Item 3 of Schedule A; and 
b. in any street, road, avenue, alley, lane, right-of-way, body of water, or waterway that abut the Land. 
Exclusion 4 does not modify or limit the coverage provided under Covered Risk 11 or 21. 

5. The failure of Your existing structures, or any portion of Your existing structures, to have been constructed before, on, or after the Date of Policy in 
accordance with applicable building codes. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 14 or 15. 

6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transfer of the Title to You is a: 
a. fraudulent conveyance or fraudulent transfer; 
b. voidable transfer under the Uniform Voidable Transactions Act; or 
c. preferential transfer: 

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange 
for new value; or 

ii. for any other reason not stated in Covered Risk 30. 
7. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence. 
8. Negligence by a person or an entity exercising a right to extract or develop oil, gas, minerals, groundwater, or any other subsurface substance. 
9. Any lien on Your Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and payable after 

the Date of Policy. Exclusion 9 does not modify or limit the coverage provided under Covered Risk 8.a. or 27. 
10. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land. 

LIMITATIONS ON COVERED RISKS 
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows: 

• For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A. 
The deductible amounts and maximum dollar limits shown on Schedule A are as follows: 

Your Deductible Amount
Our Maximum Dollar
Limit of Liability

Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 
(whichever is less)

$10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 
(whichever is less)

$5,000.00

CLTA/ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE (12-02-13) 

EXCLUSIONS 
In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys' fees, and expenses resulting from: 
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning: 

a. building; 
b. zoning; 
c. land use;     
d. improvements on the Land; 
e. land division; and 
f. environmental protection. 
This Exclusion does not limit the coverage described in Covered Risk 8.a., 14, 15, 16, 18, 19, 20, 23 or 27. 

2. The failure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes.  This Exclusion does not 
limit the coverage described in Covered Risk 14 or 15. 

3. The right to take the Land by condemning it.  This Exclusion does not limit the coverage described in Covered Risk 17. 
4. Risks: 

a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records; 
b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date; 
c. that result in no loss to You; or 
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25, 26, 27 or 28. 

5. Failure to pay value for Your Title.   
6. Lack of a right: 

a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and 
b. in streets, alleys, or waterways that touch the Land. 
This Exclusion does not limit the coverage described in Covered Risk 11 or 21. 

7. The transfer of the Title to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal bankruptcy, state 
insolvency, or similar creditors’ rights laws. 

8. Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence. 
9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances. 

LIMITATIONS ON COVERED RISKS 
Your insurance for the following Covered Risks is limited on the Owner’s Coverage Statement as follows: 

• For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A. 
The deductible amounts and maximum dollar limits shown on Schedule A are as follows: 

Our Maximum Dollar
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Your Deductible Amount Limit of Liability
Covered Risk 16: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 

(whichever is less)
$10,000.00

Covered Risk 18: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 19: 1.00% of Policy Amount Shown in Schedule A or $5,000.00 
(whichever is less)

$25,000.00

Covered Risk 21: 1.00% of Policy Amount Shown in Schedule A or $2,500.00 
(whichever is less)

$5,000.00

ALTA OWNER’S POLICY (07-01-2021) 

EXCLUSIONS FROM COVERAGE 
The following matters are excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys’ fees, or expenses 
that arise by reason of: 
1. a. any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) that restricts, regulates, prohibits, or 

relates to: 
i. the occupancy, use, or enjoyment of the Land; 
ii. the character, dimensions, or location of any improvement on the Land; 
iii. the subdivision of land; or 
iv. environmental remediation or protection. 

b. any governmental forfeiture, police, regulatory, or national security power. 
c. the effect of a violation or enforcement of any matter excluded under Exclusion 1.a. or 1.b. Exclusion 1 does not modify or limit the coverage 

provided under Covered Risk 5 or 6. 
2. Any power of eminent domain. Exclusion 2 does not modify or limit the coverage provided under Covered Risk 7. 
3. Any defect, lien, encumbrance, adverse claim, or other matter: 

a. created, suffered, assumed, or agreed to by the Insured Claimant; 
b. not Known to the Company, not recorded in the Public Records at the Date of Policy, but Known to the Insured Claimant and not disclosed in 

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy; 
c. resulting in no loss or damage to the Insured Claimant; 
d. attaching or created subsequent to the Date of Policy (Exclusion 3.d. does not modify or limit the coverage provided under Covered Risk 9 or 

10); or 
e. resulting in loss or damage that would not have been sustained if consideration sufficient to qualify the Insured named in Schedule A as a 

bona fide purchaser had been given for the Title at the Date of Policy. 
4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights law, that the transaction vesting the Title as 

shown in Schedule A is a: 
a. fraudulent conveyance or fraudulent transfer; 
b. voidable transfer under the Uniform Voidable Transactions Act; or 
c. preferential transfer: 

i. to the extent the instrument of transfer vesting the Title as shown in Schedule A is not a transfer made as a contemporaneous exchange 
for new value; or 

ii. for any other reason not stated in Covered Risk 9.b. 
5. Any claim of a PACA-PSA Trust. Exclusion 5 does not modify or limit the coverage provided under Covered Risk 8. 
6. Any lien on the Title for real estate taxes or assessments imposed or collected by a governmental authority that becomes due and payable 

after the Date of Policy. Exclusion 6 does not modify or limit the coverage provided under Covered Risk 2.b. 
7. Any discrepancy in the quantity of the area, square footage, or acreage of the Land or of any improvement to the Land. 

EXCEPTIONS FROM COVERAGE 
Some historical land records contain Discriminatory Covenants that are illegal and unenforceable by law. This policy treats any 
Discriminatory Covenant in a document referenced in Schedule B as if each Discriminatory Covenant is redacted, repudiated, removed, and 
not republished or recirculated. Only the remaining provisions of the document are excepted from coverage. 

This policy does not insure against loss or damage and the Company will not pay costs, attorneys’ fees, or expenses resulting from the terms and 
conditions of any lease or easement identified in Schedule A, and the following matters: 

NOTE: The 2021 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage. In addition to variable exceptions such 
as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the Western Regional Standard 
Coverage Exceptions listed as 1 through 7 below: 

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the Public Records. 

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection 
of the Land or (b) asserted by persons or parties in possession of the Land. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy. 
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records. 
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy. 
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, 

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, 
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or 
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B 
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2006 ALTA OWNER’S POLICY (06-17-06) 

EXCLUSIONS FROM COVERAGE 
The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damage, costs, attorneys' fees, or 
expenses that arise by reason of:  
1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating, prohibiting, or 

relating to 
(i) the occupancy, use, or enjoyment of the Land;  
(ii) the character, dimensions, or location of any improvement erected on the Land;  
(iii) the subdivision of land; or  
(iv) environmental protection;   
or the effect of any violation of these laws, ordinances, or governmental regulations.  This Exclusion 1(a) does not modify or limit the coverage 
provided under Covered Risk 5.  

(b) Any governmental police power.  This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6. 
2. Rights of eminent domain.  This Exclusion does not modify or limit the coverage provided under Covered Risk 7 or 8.    
3. Defects, liens, encumbrances, adverse claims, or other matters  

(a) created, suffered, assumed, or agreed to by the Insured Claimant;  
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed in 

writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this policy;  
(c) resulting in no loss or damage to the Insured Claimant;  
(d) attaching or created subsequent to Date of Policy (however, this does not modify or limit the coverage provided under Covered Risk 9 and 10); 

or  
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the Title.  

4. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors’ rights laws, that the transaction vesting the Title 
as shown in Schedule A, is 
(a) a fraudulent conveyance or fraudulent transfer; or 
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this policy.  

5. Any lien on the Title for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of Policy and 
the date of recording of the deed or other instrument of transfer in the Public Records that vests Title as shown in Schedule A. 

EXCEPTIONS FROM COVERAGE 
This policy does not insure against loss or damage, and the Company will not pay costs, attorneys’ fees or expenses, that arise by reason of: 

NOTE: The 2006 ALTA Owner’s Policy may be issued to afford either Standard Coverage or Extended Coverage. In addition to variable exceptions such 
as taxes, easements, CC&R’s, etc., the Exceptions from Coverage in a Standard Coverage policy will also include the Western Regional Standard 
Coverage Exceptions listed below as 1 through 7 below: 

1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such 
proceedings, whether or not shown by the records of such agency or by the Public Records. 

2. Any facts, rights, interests, or claims that are not shown by the Public Records at Date of Policy but that could be (a) ascertained by an inspection 
of the Land, or (b) asserted by persons or parties in possession of the Land. 

3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records at Date of Policy. 
4. Any encroachment, encumbrance, violation, variation, easement, or adverse circumstance affecting the Title that would be disclosed by an 

accurate and complete land survey of the Land and not shown by the Public Records at Date of Policy. 
5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims or title to 

water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records. 
6. Any lien or right to a lien for services, labor, material or equipment unless such lien is shown by the Public Records at Date of Policy. 
7. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, 

clay, rock, sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, 
exception, conveyance, reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or 
appurtenant thereto, whether or not the interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B. 



 

 

  



 

Owner’s Declaration MISC0220 (DSI Rev. 6/23/16)

OWNER'S DECLARATION
The undersigned hereby declares as follows:

1. (Fill in the applicable paragraph and strike the other)
a. Declarant ("Owner") is the owner or lessee, as the case may be, of certain premises located at 

___________________________________________________________________________________________, 
further described as follows:  See Preliminary Report/Commitment No. 09176144-917-CG8-KRE for full legal 
description (the "Land").

b. Declarant is the ____________________________ of ______________________________________ ("Owner"), 
which is the owner or lessee, as the case may be, of certain premises located at 
___________________________________________________________________________________________, 
further described as follows:  See Preliminary Report/Commitment No. 09176144-917-CG8-KRE for full legal 
description (the "Land").

2. (Fill in the applicable paragraph and strike the other)
a. During the period of six months immediately preceding the date of this declaration no work has been done, no 

surveys or architectural or engineering plans have been prepared, and no materials have been furnished in 
connection with the erection, equipment, repair, protection or removal of any building or other structure on the Land 
or in connection with the improvement of the Land in any manner whatsoever.

b. During the period of six months immediately preceding the date of this declaration certain work has been done and 
materials furnished in connection with                                                                                    upon the Land in the 
approximate total sum of $                    , but no work whatever remains to be done and no materials remain to be 
furnished to complete the construction in full compliance with the plans and specifications, nor are there any unpaid 
bills incurred for labor and materials used in making such improvements or repairs upon the Land, or for the services 
of architects, surveyors or engineers, except as follows: 
                                                                                                                                              .  Owner, by the 
undersigned Declarant, agrees to and does hereby indemnify and hold harmless Commonwealth Land Title Company 
against any and all claims arising therefrom.

3. Owner has not previously conveyed the Land; is not a debtor in bankruptcy (and if a partnership, the general 
partner thereof is not a debtor in bankruptcy); and has not received notice of any pending court action affecting 
the title to the Land.

4. Except as shown in the above-referenced Preliminary Report/Commitment, there are no unpaid or unsatisfied 
mortgages, deeds of trust, Uniform Commercial Code financing statements, regular assessments, or taxes that 
constitute a lien against the Land or that affect the Land but have not been recorded in the public records. 

5. The Land is currently in use as                                          ;                                                   occupy/occupies the 
Land; and the following are all of the leases or other occupancy rights affecting the Land:

6. There are no other persons or entities that assert an ownership interest in the Land, nor are there unrecorded 
easements, claims of easement, or boundary disputes that affect the Land.

7. There are no outstanding options to purchase or rights of first refusal affecting the Land.

8. There are no material violations of any current, enforceable covenant affecting the Property and the Undersigned 
has received no written notice from any third party claiming that there is a present violation of any current, 
enforceable covenant affecting the Property.



 

Owner’s Declaration MISC0220 (DSI Rev. 6/23/16)

This declaration is made with the intention that Commonwealth Land Title Company and Commonwealth Land Title Insurance 
Company (the "Company") and its policy issuing agents will rely upon it in issuing their title insurance policies and endorsements. 
Owner, by the undersigned Declarant, agrees to indemnify the Company against loss or damage (including attorneys fees, expenses, 
and costs) incurred by the Company as a result of any untrue statement made herein.

I declare under penalty of perjury that the foregoing is true and correct and that this declaration was executed on         at 
                                               . 

Signature: Signature: 
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Honorable Members of the City Council 
City of Los Angeles
c/o City Clerk, City Hall 
200 N. Spring Street 
Los Angeles, CA 90012

COUNCIL TRANSMITTAL: LOS ANGELES HOUSING DEPARTMENT REPORT AND 
RECOMMENDATIONS RELATED TO THE STATE OF CALIFORNIA DEPARTMENT OF 
HOUSING AND COMMUNITY DEVELOPMENT HOMEKEY PROGRAM ROUND 3; AND 
VARIOUS OTHER ACTIONS RELATED TO THE HOMEKEY PROGRAM

SUMMARY

The General Manager of the Los Angeles Housing Department (LAHD) respectfully seeks approval and 
requests authority to approve the list of proposed co-applicants selected in response to the Request for 
Qualifications (RFQ) for the Homekey Program Round 3; authorize LAHD to provide award 
recommendations and execute necessary documents related to the applications to the State of California 
Department of Housing and Community Development (HCD) and discuss the actions necessary to 
implement the Homekey Program projects.

Additionally, LAHD requests authority to provide funding to the Housing Authority of the City of Los 
Angeles (HACLA). As part of a unified City strategy and to maximize the funding the state has made 
available, LAHD will provide a loan to HACLA to be used as Homekey local match for the projects that 
HACLA intends to acquire and apply for funds from the HCD Homekey Program Round 3. The deadline 
to apply to the HCD Homekey Program is July 28, 2023.

RECOMMENDATIONS

I. That the City Council, subject to the approval of the Mayor:

A. APPROVE the recommended list of developers selected as potential co-applicants in response to 
the RFQ, listed in Attachment A;

B. AUTHORIZE the General Manager of LAHD, or designee to apply to the HCD Homekey NOFA 



LAHD Homekey 3.0
Page 2

as co-applicants in partnership with the development teams listed in Table 2 of this report; 

C. AUTHORIZE the General Manager of LAHD, or designee to execute, on behalf of the City, a 
Standard Agreement, a Joint Application Agreement, and all related application documents for 
each of the projects selected in Table 2 that met the HCD Homekey Program requirements, subject 
to the City Attorney approval as to form and legality; 

D. ADOPT the Resolutions, provided in substantial final form as Attachment B, approving the 
LAHD’s participation as a co-applicant in the HCD Homekey Program Round 3, as required by 
the HCD, in order to submit the funding applications

E. AUTHORIZE the General Manager of LAHD, or designee, to issue a funding recommendation 
letter for the projects requesting funds as identified in Table 2 of this report, subject to the following 
conditions: 

a. The final commitment will not exceed the amount listed; 

b. The project sponsor must apply to the HCD Homekey Program Round 3, and; 

c. The disbursement of LAHD funds will occur only after the sponsor obtains enforceable 
commitments for all proposed funding. 

F. AUTHORIZE the General Manager of LAHD, or designee, subject to review and approval of the 
City Attorney as to form, to negotiate and execute the acquisition/ predevelopment/ construction/ 
permanent loan agreements with the legal owner of the properties identified in Table 2, subject to 
the conditions obtained in the LAHD Award Letter and this transmittal. 

G. AUTHORIZE the General Manager of LAHD, or designee, to execute subordination agreements 
of the City’s financial commitment, wherein the City and Regulatory Agreements are subordinated 
to their respective conventional or municipally funded construction and permanent loans, as 
required for;

H. AUTHORIZE the General Manager of LAHD, or designee, to allow the transfer of the City’s 
financial commitment to a limited partnership or other legal entity formed solely for the purpose 
of owning and operating the project in accordance with the City, State and federal requirements for 
the projects identified in Table 2; 

I. AUTHORIZE the City Controller, to:  

a. Obligate funds for the project listed below:  

Project Name Account 
Name

Fund No Account Amount

Motel 6 North 
Hills

HOME ARP 65M 43VB79- HOME ARP- 
Homekey

$12,940,000

Cheviot- Shelby General Fund $31,567,800
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b. APPROVE Homeless Housing, Assistance and Prevention Program (HHAP) funds for the 
projects listed in Table 2 of this report as follows: 

Project Name Account Name Amount
Motel 6- North Hills HHAP- 3, Permanent Supportive Housing $15,000,000
Oak Tree Inn HHAP- Youth Set-Aside $7,630,200

TOTAL $22,630,200

J. AUTHORIZE the City Controller, to obligate and transfer funds to HACLA, as listed below: 

Fund No Account Name Account Amount
561 HOME 43V800-AHMP $7,000,000
561 HOME 43W800-AHMP $3,000,000

SUB-TOTAL $10,000,000
65M HOME ARP 43VB79- HOME ARP- Homekey $4,567,519

SUB-TOTAL $4,567,519
64R SB2 43V723- Rental New Construction $5,252,761

43V724- Rental Preservation $5,768,306
43W724- Rental Preservation $4,411,414
SUB-TOTAL $15,432,481
TOTAL $30,000,000

K. AUTHORIZE the General Manager of LAHD, or designee to prepare Controller instructions and 
any necessary technical adjustments consistent with Mayor and Council actions, subject to the 
approval of the City Administrative Officer (CAO), and instruct the Controller to implement the 
instructions. 

BACKGROUND

Request for Qualifications (RFQ) Procurement Process and Results

On February 28, 2023, LAHD released the RFQ to select development teams for Homekey Program Round 
3 via the Regional Alliance Marketplace for Procurement (RAMP). A proposer’s conference was conducted 
virtually on March 8, 2023. A total of 53 entities registered and 45 individuals attended the conference. 
LAHD received a total of 31 proposals from 25 agencies by the submission date of March 28, 2023. First, 
all proposals were reviewed to ensure that they met the minimum requirements for eligibility and included 
all information critical for the RFQ review. The HCD Homekey Round 3 NOFA was not available at the 
time of the LAHD application timeframe and therefore, the HCD Round 2 regulations were used as 
guidance. Second, the proposals were scored using the evaluation criteria published in the RFQ documents, 
and the points matrix is listed below:
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Evaluation Criteria Maximum Score
1. Demonstrated Experience and Capacity 

a. Acquisition and Building Improvements (20 points)
b. Asset and Property Management (5 points)
c. Supportive Services (10 points)
d. Fiscal and Budgetary Experience (10 points)

45

2.  SITE SPECIFIC PROPOSAL 
a. Plans for Acquisition and Building Improvements

5

TOTAL POINTS 50

In order to be considered for selection, proposals must receive a score of 35 or higher out of a maximum 50 
total points. The demonstrated experience and capacity points were awarded for demonstrating the ability 
to manage and operate permanent or interim supportive housing. The site specific points were awarded 
based on the proposer’s ability to demonstrate a strong understanding of the necessary work for the project 
and what services could be provided once the project was operational. A total of 14 development teams 
achieved at least 35 total points. 

Appeals

LAHD sent point score letters to all applicants and allowed five business days to appeal the results. LAHD 
received appeal requests from seven applicants. After review of the appeals, no changes were made to the 
final results. A list of the development teams which scored at least the minimum 35 points was posted on 
the City’s RAMP website. All proposers that were not selected were notified of the outcome of the RFP 
review process. All appeals were processed in accordance with procurement procedures.

Site Selection Phase

On May 5, 2023, after the appeal period expired, the development teams that passed the minimum score 
threshold, were invited to participate in the second phase of the selection process. Teams were asked to 
submit site specific information as well as submit a self-score sheet based on the HCD Round 3 NOFA. 
The applicants were given until May 23, 2023 to submit the documents. The intent is to select the sites 
which meet the HCD requirements and are deemed to be highly competitive for HCD Homekey funds. A 
total of twelve site proposals were submitted by the deadline. Seven sites are proposing interim housing and 
five sites are proposing permanent supportive housing. Table 1, below, lists the proposed sites and site 
details. 

TABLE 1 – List of Proposed Sites

# Proposer Name
Permanent/ 
Interim

# of 
Units Site Address CD

Existing Bldg. 
Type

1 Hope the Mission/ CDRG Interim 111 15711 Roscoe Blvd, 91343 12 Motel
2 Hope the Mission/ CDRG Interim 26 17748 Ventura Blvd, 91316 4 Motel

3 Weingart Interim 76 3340 Shelby Dr., 90034 5
Residential 
Facility

       
 SITES NOT SELECTED      
4 LA Family Housing Interim 60 14530 W Sylvan St, 91411 6 Health Facility
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5 CRCD Interim 23 1415-1419 W 65th Pl 8 New Construction
6 Dignity Moves/ Metro Interim 24 Slauson & Holmes 8 New Construction
7 Bueno Group Interim 37 417 S Kenmore Ave, 90020 10 Shared MF

7
Weingart / Valued 
Housing Interim 122 19200 Harborgate Way, 90501 15 Hotel

8 The People Concern Permanent 64
13561 Sherman Way, Van Nuys, 
91406 2 Multifamily

9 VOALA Permanent 80 20205 W Ventura Blvd 3 New Construction

10
Affordable Living for the 
Aging/ Primestor Permanent 24 5879 Crenshaw Blvd, 90043 8 New Construction

11 CRCD Permanent 28 3716 Venice Blvd 10 Multifamily
12 VOALA Permanent 63 19325 W Londelius St 12 New Construction

After reviewing the submittals, three sites were selected based on the development team’s experience, 
potential scoring, site amenities and proposed timeline. A project summary for each of the sites with 
additional details including, affordability and target population, is included as Attachment C. A summary 
of the funding recommendations is included in this report as Table 2. 

Motel 6- 15711 W Roscoe Blvd., North Hills  

Hope the Mission (HTM) scored 42 out of 50 points in the initial phase of the process. HTM has previous 
experience with the HCD Homekey program. In Homekey Round 2, HTM submitted an application in 
coordination with the County of Los Angeles HTM will partner with Community Development Resource 
Group (CDRG) to prepare and submit the State application. CDRG also has extensive experience with 
applying and developing Homekey program sites. 

HTM submitted a proposal for the site located at 15711 West Roscoe Boulevard, North Hills, CA 91343 in 
Council District 12. It will be an acquisition and rehabilitation of an existing Motel 6, built in 1979 with 
114 rooms. The goal of the project is to convert the motel into an interim housing development with 110 
units of supportive housing, one manager’s unit, and supportive service area. It is situated within ½ mile 
from a rapid bus station and within one mile from a grocery store, library, health facility and pharmacy. 
The proposal to rehabilitate will take approximately eight months, which is within the requirements of the 
HCD Homekey program requirements. 

Additionally, the HCD Homekey program awards operating subsidies if projects can demonstrate a 
commitment of four or more years of non-Homekey operating funds for assisted units, the HCD will provide 
operating funds for three years. Therefore, in order to apply for these subsidies, the project will require 
approximately $16,060,000 in operating subsidies for four years from LAHD. The project’s budget requests 
approximately $11,000,000 in capital funding, however, the development team is still completing due 
diligence and cost estimating is ongoing, therefore, LAHD recommends awarding an amount not to exceed 
$11,880,000 in match funds in order to cover any cost increases discovered prior to the submission of the 
HCD Homekey application. The project will provide 111 interim housing units. 
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Oak Tree Inn- 17748 Ventura Blvd

The second site is also a proposal submitted by the HTM and CDRG development team. As previously 
described, the development team has extensive experience with the operation of supportive housing and 
more specifically, using the HCD Homekey program. The Oak Tree Inn is located at 17748 Ventura Blvd, 
Encino CA 91316 in Council District 4. It will be an acquisition and rehabilitation of an existing Motel built 
in 1949 with 26 rooms and one manager’s unit. The goal of the project is to convert the motel into an interim 
Transition Age Youth (TAY) housing development with 26 units of interim housing, while converting the 
manager’s unit and lobby into a supportive service area. It is an excellent location for TAY interim housing, 
as the youth will be in a pedestrian oriented environment with easy access to retail and service jobs, high 
quality transit, and other youth amenities.  This project is in a well located area with many surrounding 
amenities along Ventura Blvd in Encino. It serves the dual purpose of removing blight and providing 
safe, well managed interim housing for transition age youth. The garden-style motel is a perfect fit for 
youth to gain independence in a supportive environment. The project is shovel ready, with preliminary 
plans, preliminary budget, appraisal and environmental reports. Finally, this is a comparatively small 
project compared to other HomeKey projects.  Smaller projects like this have a potential competitive 
advantage as the HomeKey funds are allocated, as they can potentially squeeze in ahead of other larger 
projects to fill up the round.

The developer intends to leverage its current TAY contract with LAHSA to generate an 
additional $1,310,400 in HomeKey operating subsidy to create a four year operating reserve. However, 
in order prepare for further commitment required by the HCD program, LAHD recommends to obligate 
$3,796,000 in operating subsidy. Additionally, the project’s budget requests $3,550,100 in capital funds, 
currently, the development team is still completing due diligence and cost estimating is ongoing, therefore, 
LAHD recommends awarding an amount not to exceed $3,834,200 in match funds in order to cover any 
cost increases discovered prior to the HCD Homekey application. The project will provide 26 interim 
housing units. 

Cheviot Hills- 3340 Shelby Drive

Property is located at 3340 Shelby Drive, Los Angeles, CA 90034, in Council District 5. It will be an 
acquisition and rehabilitation of an existing Assisted Living facility built in 1968 with 76 rooms. The goal 
of the project is to convert the facility into an interim housing development with 76 units of interim housing 
while converting office and other common areas into supportive service area and community amenities. It 
is an excellent location for interim housing, as the occupants will be in a pedestrian-oriented environment 
with easy access to retail and service jobs, high-quality transit, and other amenities.  The facility consists 
of one wood-construction three-story building (two stories wood, 1 story concrete/parking).  The three-
story building has guest units, common areas, and offices on the first and second floors with underground 
parking, storage, laundry, and utility areas on the first floor parking garage.  Rooms will be upgraded with 
new floor and wall coverings as needed, new windows and doors as needed, new bathroom fixtures such as 
toilet and shower as needed. ADA and other code upgrades will be made as needed. Security and site 
upgrades will be completed. Some offices and common areas will be reconfigured in order to create resident 
services and management offices. No units will be taken offline. 
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The developer, Weingart, will be targeting chronically homeless individuals. In order to generate 
$3,780,000 in HomeKey operating subsidy, the developer is requesting $11,096,000 in LAHD operating 
subsidy, to create a four year operating reserve. Additionally, the project’s budget requests $18,955,290 
in capital funds, currently, the development team is still completing due diligence and cost estimating is 
ongoing, therefore, LAHD recommends awarding an amount not to exceed $20,471,800 in match funds in 
order to cover any cost increases discovered prior to the HCD Homekey application. The project will 
provide 76 interim housing units. 

TABLE 2, LIST OF LAHD RECOMMENDATIONS
Project Name # of 

Units
Capital Match 

Requested
LAHD 

Recommended 
Amount

HCD Funding 
(Leverage)

LAHD 
Operating  

Match

HCD 
Operating 
Subsidies

Motel 6- North Hills 111 $11,000,000 $11,880,000 $28,100,000 $16,060,000 $3,960,000
Oak Tree Inn 26 $3,550,100 $3,834,200 $7,150,000 3,796,000 $1,310,400
Cheviot Hills- Shelby 76 $18,955,290 $20,471,800 $22,800,000 $11,096,000 $3,780,000
TOTAL 213 $36,186,000 $30,952,000

The sites were reviewed with the intent of following the Mayor's strategy to end homelessness. The Mayor's 
focus is to work with urgency to create effective solutions to get people out of encampments, into interim 
housing, and then eventually into permanent housing. A key goal with these acquisitions is to help build 
a permanent infrastructure for interim housing so that we can have a place to get people off the streets, 
while strategically investing in our Housing Authority to help them acquire as many permanent housing 
units supported by long term operating subsidies as possible. An important part of the selection of these 
sites was to target high opportunity areas that have not benefited from Homekey resources in previous 
funding rounds. It is important for this program and these funds, to complement other City efforts aimed 
at reducing the number of people experiencing homelessness. Sites that had a large number of units or could 
support a large number of beds were prioritized. In addition, any sites that were intended for the transitional 
age youth population with minimal costs were also prioritized.

Sites not selected

The remaining ten sites were not selected to continue with the application process. Out of the ten sites, five 
are proposing interim housing and five are proposing permanent supportive housing. In reviewing the 
interim housing proposals, LAHD carefully considered the changes HCD made to the 2023 Homekey 
NOFA Round 3, specifically the addition of a new section outlining new requirements for interim housing 
proposals. The NOFA states; HCD, in its sole discretion may fail on threshold any interim housing project 
application that does not sufficiently demonstrate a need for interim housing, therefore, LAHD is limiting 
the submittal of interim housing applications. Additionally, the interim housing proposals would require 
operating subsidies in addition to capital financing, which in combination with the capital funds, increases 
the total amount requested. Due to the limited funding available, LAHD is not recommending any other 
interim housing sites.   
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Additionally, five site proposals are proposing new construction housing types; two interim sites and three 
permanent housing. The HCD Homekey NOFA states awardees will be subject to the following deadlines: 
1. Acquisition, Rehabilitation, and/or construction must be completed 12 months from the date of award 
letter; 2. Capital expenditure must be completed within eight (8) months, or up to 15 months from the date 
of award if requesting an expenditure deadline extension; and, 3. Full occupancy must be achieved by 15 
months from the date of award letter. Each of the narratives describe a very aggressive construction 
schedule, however, it was determined the risk in selecting these sites is too high and would jeopardize the 
HCD Homekey funding and more importantly the scarce LAHD matching funds. 

Lastly, LAHD did not select any of the permanent supportive housing proposals because they all needed 
project based vouchers (PBV) and at this time, the inventory of PBVs is very limited and awards would not 
be available in time to apply by the July 28, 2023 deadline. To note, some of the proposals included 
narratives which describe tenant based vouchers, which are vouchers that “travel” with the individual rather 
than stay with the project. In looking at the long-term financing for these proposals, LAHD determined that 
it is not financially feasible to underwrite the projects with those types of operating subsidies. Additionally, 
private lenders have also not been able to fund private permanent loans using those subsidies which then 
results in a higher loan request from LAHD. Therefore, LAHD did not move forward with an award to the 
permanent housing proposals. 

VARIOUS OTHER ACTIONS

As part of a unified City strategy to maximize the funding the state has made available, LAHD will provide 
a loan to the Housing Authority of the City of Los Angeles (HACLA) to help fund properties that would 
qualify for the HCD Homekey program. HACLA has been an active participant in the HCD Homekey 
program, both as an applicant and as a conduit partner. HACLA is an eligible entity to apply for HCD 
funding, but they still need financial assistance to close the funding gaps to acquire the properties. HACLA 
will allocate the project based vouchers needed to make the permanent supportive housing financially 
feasible. This partnership between the two organizations will ensure that the City creates permanent 
supportive housing units. HACLA is reviewing existing properties to acquire in order to convert them into 
permanent supportive housing. HACLA estimates they will need approximately $30 million in order to 
purchase three newly constructed multi-family buildings and with approximately 95 permanent supportive 
housing units. Currently, however, HACLA is still completing due diligence and cost estimating is ongoing, 
therefore, LAHD recommends providing a loan directly to HACLA and HACLA will purchase the eligible 
properties and apply to the HCD Homekey program directly. The loan will be repaid through residual 
receipts and will be monitored by LAHD on an annual basis. 

FISCAL IMPACT
The recommendations in this report will authorize LAHD to fund a total of three developments consisting 
of 213 interim housing units and approximately 95 permanent housing units with $31,567,800 of General 
Fund from the Mayor’s Homelessness Budget and $65,570,200 from non-general fund sources. 
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     Approved By: 

     ANN SEWILL
     General Manager
     Los Angeles Housing Department

     ATTACHMENTS:

     Attachment A- List of Developers
     Attachment B- Resolutions
     Attachment C- Summaries



LAHD Project Homekey Round 3 RFQ 

*List of Developers meeting the minimum point score requirement  

 

1. Brilliant Corners 

2. Abbey Road Inc. 

3. Venice Community Housing Corp. 

4. The People Concern 

5. PATH Ventures 

6. Coalition for Responsible Community Development  

7. Hope The Mission/CDRG 

8. Abode Communities  

9. Volunteers of America Los Angeles 

10. Weingart Center Association/Valued Housing 

11. DignityMoves 

12. LA Family Housing 

13. Bueno Group 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

*Pending approval from City Council and Mayor. 



ATTACHMENT B 



AUTHORIZING RESOLUTION 

RESOLUTION NO. 2023-01 

15711 W Roscoe Blvd  

A RESOLUTION OF THE GOVERNING BODY OF THE CITY OF LOS ANGELES 
AUTHORIZING JOINT APPLICATION TO HOPE THE MISSION AND 

PARTICIPATION IN THE HOMEKEY PROGRAM 

WHEREAS: 

A. The Department of Housing and Community Development (“Department”) has
issued a Notice of Funding Availability, dated March 29, 2023 (“NOFA”), for the
Homekey Program (“Homekey” or “Program”). The Department has issued the
NOFA for Homekey grant funds pursuant to Health and Safety Code section
50675.1.3 (Assem. Bill No. 140 (2021-2022 Reg. Sess.), § 20.).

B. CITY OF LOS ANGELES (“Co-Applicant”) desires to jointly apply for
Homekey grant funds with HOPE THE MISSION (“Corporation”). Therefore,
Co-Applicant is joining Corporation in the submittal of an application for
Homekey funds (“Application”) to the Department for review and
consideration.

C. The Department is authorized to administer Homekey pursuant to the
Multifamily Housing Program (Chapter 6.7 (commencing with Section 50675)
of Part 2 of Division 31 of the Health and Safety Code). Homekey funding
allocations are subject to the terms and conditions of the NOFA, the
Application, the Department-approved STD 213, Standard Agreement
(“Standard Agreement”), and all other legal requirements of the Homekey
Program.

THEREFORE, IT IS RESOLVED THAT: 

1. Co-Applicant is hereby authorized and directed to submit a joint Application to
the Department in response to the NOFA, and to jointly apply for Homekey
grant funds in a total amount not to exceed $32,060,000.

2. If the Application is approved, Co-Applicant is hereby authorized and directed
to enter into, execute, and deliver a Standard Agreement in a total amount not
to exceed $32,060,000, any and all other documents required or deemed
necessary or appropriate to secure the Homekey funds from the Department
and to participate in the Homekey Program, and all amendments thereto
(collectively, the “Homekey Documents”).

3. Co-Applicant acknowledges and agrees that it shall be subject to the terms and
conditions specified in the Standard Agreement, and that the NOFA and
Application will be incorporated in the Standard Agreement by reference and
made a part thereof. Any and all activities, expenditures, information, and



timelines represented in the Application are enforceable through the Standard 
Agreement. Funds are to be used for the allowable expenditures and activities 
identified in the Standard Agreement.  

 
4. Ann Sewill, General Manager, and Daniel Huynh, Assistant General 

Manager, are authorized to execute the Application and the Homekey 
Documents on behalf of Co-Applicant for participation in the Homekey 
Program.  
 
 

PASSED AND ADOPTED this _____ day of ______________, 202_, by the following vote: 
 

 
AYES: ____    NAYES: ____  ABSTAIN: ____  ABSENT: ____ 

 
 
The City Council of the City of Los Angeles does hereby attest and certify that the foregoing 
is a true and full copy of a resolution of the governing body adopted at a duly convened 
meeting on the date above-mentioned, and that the resolution has not been altered, 
amended, or repealed. 
 
 

 
 
 
 
 
____________________________                          ______________________________ 
DATE  SEAL 
 
 
 
                                                                                    _____________________________ 
 CLERK’S NAME 
 
 
 
 
 



AUTHORIZING RESOLUTION 

RESOLUTION NO. 2023-02 

17748 Ventura Blvd  

A RESOLUTION OF THE GOVERNING BODY OF THE CITY OF LOS ANGELES 
AUTHORIZING JOINT APPLICATION TO HOPE THE MISSION AND 

PARTICIPATION IN THE HOMEKEY PROGRAM 

WHEREAS: 

D. The Department of Housing and Community Development (“Department”) has
issued a Notice of Funding Availability, dated March 29, 2023 (“NOFA”), for the
Homekey Program (“Homekey” or “Program”). The Department has issued the
NOFA for Homekey grant funds pursuant to Health and Safety Code section
50675.1.3 (Assem. Bill No. 140 (2021-2022 Reg. Sess.), § 20.).

E. CITY OF LOS ANGELES (“Co-Applicant”) desires to jointly apply for
Homekey grant funds with HOPE THE MISSION (“Corporation”). Therefore,
Co-Applicant is joining Corporation in the submittal of an application for
Homekey funds (“Application”) to the Department for review and
consideration.

F. The Department is authorized to administer Homekey pursuant to the
Multifamily Housing Program (Chapter 6.7 (commencing with Section 50675)
of Part 2 of Division 31 of the Health and Safety Code). Homekey funding
allocations are subject to the terms and conditions of the NOFA, the
Application, the Department-approved STD 213, Standard Agreement
(“Standard Agreement”), and all other legal requirements of the Homekey
Program.

THEREFORE, IT IS RESOLVED THAT: 

5. Co-Applicant is hereby authorized and directed to submit a joint Application to
the Department in response to the NOFA, and to jointly apply for Homekey
grant funds in a total amount not to exceed $8,460,400.

6. If the Application is approved, Co-Applicant is hereby authorized and directed
to enter into, execute, and deliver a Standard Agreement in a total amount not
to exceed $8,460,400, any and all other documents required or deemed
necessary or appropriate to secure the Homekey funds from the Department
and to participate in the Homekey Program, and all amendments thereto
(collectively, the “Homekey Documents”).

7. Co-Applicant acknowledges and agrees that it shall be subject to the terms and
conditions specified in the Standard Agreement, and that the NOFA and
Application will be incorporated in the Standard Agreement by reference and
made a part thereof. Any and all activities, expenditures, information, and



timelines represented in the Application are enforceable through the Standard 
Agreement. Funds are to be used for the allowable expenditures and activities 
identified in the Standard Agreement.  

8. Ann Sewill, General Manager, and Daniel Huynh, Assistant General
Manager, are authorized to execute the Application and the Homekey
Documents on behalf of Co-Applicant for participation in the Homekey
Program.

PASSED AND ADOPTED this _____ day of ______________, 202_, by the following vote: 

AYES: ____    NAYES: ____  ABSTAIN: ____  ABSENT: ____ 

The City Council of the City of Los Angeles does hereby attest and certify that the foregoing 
is a true and full copy of a resolution of the governing body adopted at a duly convened 
meeting on the date above-mentioned, and that the resolution has not been altered, 
amended, or repealed. 

________________________  _____________________________  
DATE SEAL 

 _____________________________ 
CLERK’S NAME 



AUTHORIZING RESOLUTION 

RESOLUTION NO. 2023-03 

3400 Shelby Dr  

A RESOLUTION OF THE GOVERNING BODY OF THE CITY OF LOS ANGELES 
AUTHORIZING JOINT APPLICATION TO WEINGART CENTER ASSOCIATION AND 

PARTICIPATION IN THE HOMEKEY PROGRAM 

WHEREAS: 

G. The Department of Housing and Community Development (“Department”) has
issued a Notice of Funding Availability, dated March 29, 2023 (“NOFA”), for the
Homekey Program (“Homekey” or “Program”). The Department has issued the
NOFA for Homekey grant funds pursuant to Health and Safety Code section
50675.1.3 (Assem. Bill No. 140 (2021-2022 Reg. Sess.), § 20.).

H. CITY OF LOS ANGELES (“Co-Applicant”) desires to jointly apply for
Homekey grant funds with WEINGART CENTER ASSOCIATION
(“Corporation”). Therefore, Co-Applicant is joining Corporation in the submittal
of an application for Homekey funds (“Application”) to the Department for
review and consideration.

I. The Department is authorized to administer Homekey pursuant to the
Multifamily Housing Program (Chapter 6.7 (commencing with Section 50675)
of Part 2 of Division 31 of the Health and Safety Code). Homekey funding
allocations are subject to the terms and conditions of the NOFA, the
Application, the Department-approved STD 213, Standard Agreement
(“Standard Agreement”), and all other legal requirements of the Homekey
Program.

THEREFORE, IT IS RESOLVED THAT: 

9. Co-Applicant is hereby authorized and directed to submit a joint Application to
the Department in response to the NOFA, and to jointly apply for Homekey
grant funds in a total amount not to exceed $26,580,000.

10. If the Application is approved, Co-Applicant is hereby authorized and directed
to enter into, execute, and deliver a Standard Agreement in a total amount not
to exceed $26,580,000, any and all other documents required or deemed
necessary or appropriate to secure the Homekey funds from the Department
and to participate in the Homekey Program, and all amendments thereto
(collectively, the “Homekey Documents”).

11. Co-Applicant acknowledges and agrees that it shall be subject to the terms and
conditions specified in the Standard Agreement, and that the NOFA and
Application will be incorporated in the Standard Agreement by reference and
made a part thereof. Any and all activities, expenditures, information, and



timelines represented in the Application are enforceable through the Standard 
Agreement. Funds are to be used for the allowable expenditures and activities 
identified in the Standard Agreement.  

 
12. Ann Sewill, General Manager, and Daniel Huynh, Assistant General 

Manager, are authorized to execute the Application and the Homekey 
Documents on behalf of Co-Applicant for participation in the Homekey 
Program.  
 
 

PASSED AND ADOPTED this _____ day of ______________, 202_, by the following vote: 
 

 
AYES: ____    NAYES: ____  ABSTAIN: ____  ABSENT: ____ 

 
 
 
The City Council of the City of Los Angeles does hereby attest and certify that the foregoing 
is a true and full copy of a resolution of the governing body adopted at a duly convened 
meeting on the date above-mentioned, and that the resolution has not been altered, 
amended, or repealed. 
 
 
 
 
 
________________________                                    _____________________________                    
DATE  SEAL 
 
 
 
                                                                                    _____________________________ 
 CLERK’S NAME 
 
 
 
 
 
 
 
 



Attachment C- Project Summary 



PROJECT SUMMARY 
Oak Tree Inn – 17748 Ventura Blvd, Encino CA 91316 
 
 
PROJECT DESCRIPTION 
The Oak Tree Inn is located at 17748 Ventura Blvd, Encino CA 91316 in Council District 4. It will be an 
acquisition and rehabilitation of an existing Motel built in 1949 with 26 rooms and one manager’s unit. The 
goal of the project is to convert the motel into an interim Transition Age Youth (TAY) housing development 
with 26 units of interim housing, while converting the manager’s unit and lobby into a supportive service 
area. It is an excellent location for TAY interim housing, as the youth will be in a pedestrian oriented 
environment with easy access to retail and service jobs, high quality transit, and other youth amenities.  The 
motel consists of one wood construction two-story building and two wood construction one-story buildings 
around a central motor court.  The two-story building has guest units on the second floor and the manager’s 
unit, storage, and lobby on the ground floor.  Guest rooms will be upgraded with new floor and wall 
coverings, new windows and doors where needed, new bathroom fixtures such as toilet and shower, and 
energy upgrades. The exterior of the site will be upgraded with ADA improvements, and a portion of the 
motor court area will be converted to outdoor gathering space. The motel has two other planted areas – on 
the west side and on the north side facing Ventura Blvd—that can be converted to verdant outdoor gathering 
areas. 
 
The property has only one vehicular entry through a portal in the two-story building, and that portal will be 
upgraded with a gate to secure the entire site.  Cameras will be installed throughout, ensuring a safe 
environment for residents and staff. We anticipate a fair amount of site work across the site, with 
opportunities to convert the motor court into outdoor gathering space. Solar panels will be installed on the 
roof, and a new energy efficient boiler will be installed. Other amenities will include a common gathering 
areas throughout and planted courtyards throughout the large site. 
 
BORROWER AND PROPOSED OWNERSHIP STRUCTURE 
Hope the Mission (HTM) is the only owner and developer and will not form any partnerships. 
 
POPULATION SERVED 
Twenty-six (26) units will be reserved for homeless transition aged youth (TAY) individuals aged 18-24. 
Hope the Mission (HTM) provides comprehensive array of services to support individuals in moving them 
across the housing continuum. For youth services, HTM partners with Village Family Services(VFS), the 
lead Coordinated Entry System entity for TAY in this region.  VFS will provide youth-specific services on 
site and has additional resources at their man campus a short drive away in North Hollywood.  Services 
include intake & assessment, case management, housing navigation, referral & linkages, and basic needs 
(e.g., food, showers, clothing, laundry). We foster partnerships with other community providers to enhance 
our interim housing programs and include specialized services such as substance use, physical health 
services, mental health services with the Department of Mental Health and San Fernando Community 
Mental Health Center Inc. HTM will make extra effort to promote housing navigation to align with the 
Mayor’s Inside Safe campaign. 
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AFFORDABILITY STRUCTURE 
 
Unit Type 30% AMI 50% AMI Mgr Total 
Studio/SRO 26 0 0 26 
1- Bdrm 0 0 0 0 
2 Bdrm 0 0 0 0 
Total 26 0 0  26 

 
 
PERMANENT SOURCES 
 
Permanent Total Sources Per Unit % Total 
HCD Project Homekey Funds $ 7,150,000  $ 275,000  67%  
LAHD- HOME/ARP $3,550,100 $ 136,542 33%  
TOTAL $10,700,100  $411,543 100% 
 
USES 
 
Uses of Funds Total Uses Cost/Unit % TDC 
Acquisition Costs $ 7,310,000 $281,154  2.6% 
Construction Hard Costs  $  1,825,000  $70,192  0.7% 
Hard Cost Contingency $200,000 $7,692  0.1% 
Architecture & Engineering   $250,000  $9,615  0.1% 
Financing/ Legal   $5,000  $192  0.0% 
Capitalized Reserves   $9,100 $350  0.0% 
Soft Costs $272,000 $10,462  0.1% 
Soft Cost Contingency $50,000 $1,923  0.0% 
Developer Fee $ 780,000 $30,000  0.3% 
Non- Residential     
TOTAL $39,100,000  $411,581  100% 

 
OPERATING SUBSIDIES 
Per the HCD Homekey regulations, if Projects can demonstrate a commitment of four or more years of non-
Homekey operating funds for Assisted Units, the Department will provide an operating award sized for 
three years. The project will use its existing LAHSA contract approximately for four years to meet the 
requirements of the Homekey program.  The project is eligible for $1,310,400 in HomeKey operating 
subsidy.  
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PROJECT SITE AMENITIES 
 
 Distance Name Address 
Proximity to 
Transit 

Within ½ mile of a 
bus rapid station 

Metro route 240 Ventura Blvd and Encino 
Ave 
Encino CA 91316 

Grocery Store Within 1/2 mile 
radius 

Sabzee Market 17461 Ventura Blvd 
Encino CA 91316 

Health Facility Within ½ mile 
radius 

Family Urgent Care 
and Industrial 
Medical Clinic 

16542 Ventura Blvd 
Encino CA 91316 

Library Within 1 mile 
radius 

Encino – Tarzana 
Branch Library 

18231 Ventura Blvd 
Encino CA 91316 

Pharmacy  Within 1/2 mile 
radius 

CVS Pharmacy 17230 Ventura Blvd 
Encino CA 91316 

Park Within 1 mile 
radius 

Encino Park 16953 Ventura Blvd 
Encino CA 91316 

 
 
TIMELINE 
 

Milestone Estimated Date 
Open Escrow 2/24/2023 
Apply to HomeKey 5/20/2023 
HomeKey Award 7/30/2023 
Standard Agreement finalized  10/30/2023 
Funds received, Construction begins 12/1/2023 
Construction end 7/30/2024 
Placed in service 7/30/2024 
Project meets HomeKey occupancy requirements 10/31/2024 

 
 
 



PROJECT SUMMARY 
Motel 6 North Hills - 15711 W. Roscoe Blvd, North Hills, CA  91343 
 
 
PROJECT DESCRIPTION 
Motel 6 North Hills is located at 15711 West Roscoe Boulevard, North Hills, CA 91343 in Council District 
12. It will be an acquisition and rehabilitation of an existing Motel built in 1979 with 114 rooms. The goal 
of the project is to convert the motel into an interim housing development with 110 units of supportive 
housing, one manager’s unit, and supportive service area. The current building is a two-story wood-framed 
stucco “L” shaped building with guest rooms on both floors in both wings. Guest rooms will be upgraded 
with new floor and wall coverings, new windows and doors where needed, new bathroom fixtures such as 
toilet and shower, and energy upgrades. 
 
The property will be upgraded with fences or barriers for security where appropriate, and cameras will be 
installed throughout, ensuring a safe environment for residents and staff. We anticipate a fair amount of site 
work across the site, with opportunities to fill the pool in and convert some of the parking to usable outdoor 
space. Solar panels will be installed on the roof, and a new energy efficient boiler will be installed. Parking 
is located on the ground floor and the developer will look for mental and behavioral health uses to be 
installed on the underutilized parking lot in the future. Other amenities will include a common gathering 
areas throughout and planted courtyard in place of the swimming pool on the southern portion of the site. 
The building already has fire sprinklers. 
 
BORROWER AND PROPOSED OWNERSHIP STRUCTURE 
Hope the Mission (HTM) is the developer, and will not form any partnerships. 
 
POPULATION SERVED 
One-Hundred and Ten (110) units will be reserved for homeless individuals (interim). Hope the Mission 
(HTM) provides comprehensive array of services to support individuals in moving them across the housing 
continuum. Services include intake & assessment, case management, housing navigation, referral & 
linkages, and basic needs (e.g., food, showers, clothing, laundry). We foster partnerships with other 
community providers to enhance our interim housing programs and include specialized services such as 
substance use, physical health services, mental health services with the Department of Mental Health and 
San Fernando Community Mental Health Center Inc. HTM will make extra effort to promote housing 
navigation to align with the Mayor’s Inside Safe campaign. 
 
AFFORDABILITY STRUCTURE 
 
Unit Type 30% AMI 50% AMI Mgr Total 
Studio/SRO 110   110 
1- Bdrm     
2 Bdrm   1 1 
Total 110  1  111 
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PERMANENT SOURCES 
 
Permanent Total Sources Per Unit % Total 
HCD Project Homekey Funds $ 28,100,000  $ 250,893  72%  
LAHD- HOME/ARP 11,000,000  98,214  28%  
TOTAL $39,100,000  $464,974  100% 
 
USES 
 
Uses of Funds Total Uses Cost/Unit % TDC 
Acquisition Costs $  24,010,000   
Construction Hard Costs  $  10,757,000    
Hard Cost Contingency $200,00   
Architecture & Engineering   750,000    
Financing/ Legal   380,000    
Capitalized Reserves   100,000   
Soft Costs $903,000   
Soft Cost Contingency $100,000   
Developer Fee $ 1,890,000   
Non- Residential     
TOTAL $39,100,000    

 
OPERATING SUBSIDIES 
Per the HCD Homekey regulations, if Projects can demonstrate a commitment of up to three years of non-
Homekey operating funds for Assisted Units, the Department will provide an operating award sized for two 
years. The project will require approximately $16,060,000 in LAHD operating subsidies for three years in 
order to meet the requirements of the Homekey program. The project is eligible for $3,960,000 in HCD 
Homekey operating subsidy. 
 
 
PROJECT SITE AMENITIES 
 

 Distance Name Address 
Proximity to Transit Within ½ mile of a 

bus rapid station 
Metro route 152 Roscoe and Haskell 

Van Nuys CA 
Grocery Store Within 1 mile radius Food 4 Less 16208 Parthenia St 

North Hills CA 91343 
Health Facility Within ½ mile radius Mission City 

Community Network 
8527 Sepulveda Blvd 
North Hills, CA 91343 

Library Within 2 mile radius Mid Valley Regional 
Library 

16244 Nordhoff St 
North Hills, CA 91343 

Pharmacy  Within 1 mile radius Metro Pharmacy 8660 Woodley Ave 
North Hills, CA 91343 

Park Within 1 mile radius North Hills Community 
Park 

8756 Parthenia Pl 
North Hills, CA 91343 

 
  



PHK 3.0 – Hope the Mission 
Page 3 of 3 

 
TIMELINE 
 

Milestone Estimated Date 
Open Escrow 2/24/2023 
Apply to HomeKey 5/20/2023 
HomeKey Award 7/30/2023 
Standard Agreement finalized  10/30/2023 
Funds received, Construction begins 12/1/2023 
Construction end 7/30/2024 
Placed in service 7/30/2024 
Project meets HomeKey occupancy requirements 10/31/2024 

 
 
 



PROJECT SUMMARY 
Cheviot Hills – 3340 Shelby Dr, Los Angeles, CA 90034 
 
 
PROJECT DESCRIPTION 
Shelby Drive Interim Housing is located at 3340 Shelby Dr, Los Angeles, CA 90034, in Council District 5. 
It will be an acquisition and rehabilitation of an existing Assisted Living facility built in 1968 with 76 rooms 
and multiple common and amenity areas. The goal of the project is to convert the facility into an interim 
housing development with 76 units of interim housing while converting office and other common areas into 
supportive service area and community amenities. It is an excellent location for interim housing, as the 
occupants will be in a pedestrian-oriented environment with easy access to retail and service jobs, high-
quality transit, and other amenities.  The facility consists of one wood-construction three-story building 
(two stories wood, 1 story concrete/parking).  The three-story building has guest units, common areas, and 
offices on the first and second floors with underground parking, storage, laundry, and utility areas on the 
first floor parking garage.  Rooms will be upgraded with new floor and wall coverings as needed, new 
windows and doors as needed, new bathroom fixtures such as toilet and shower as needed. ADA and other 
code upgrades will be made as needed. Security and site upgrades will be completed. Some offices and 
common areas will be reconfigured in order to create resident services and management offices. No units 
will be taken offline. 
 
BORROWER AND PROPOSED OWNERSHIP STRUCTURE 
Weingart Center Association (Weingart) is the only owner and developer and may form an LLC which 
would be the ownership entity. 
 
POPULATION SERVED 
Seventy-six (76) units will be reserved for homeless individuals. Weingart provides a comprehensive array 
of services to support individuals in moving them across the housing continuum.  
 
 
 
AFFORDABILITY STRUCTURE 
 
Unit Type 30% AMI 50% AMI Mgr Total 
Studio/SRO 76 0 0 76 
1- Bdrm 0 0 0 0 
2 Bdrm 0 0 0 0 
Total 76 0 0  76 

 
 
PERMANENT SOURCES 
 
Permanent Total Sources Per Unit % Total 
HCD Project Homekey Funds $22,800,000  $0  0%  
LAHD- HOME/ARP $18,955,290 $0 0%  
TOTAL $41,755,290  $0 0% 
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USES 
 
Uses of Funds Total Uses Cost/Unit % TDC 
Acquisition Costs $ 30,440,000 $ 400,526  72.9% 
Construction Hard Costs  $ 5,959,065  $ 78,409  14.27% 
Hard Cost Contingency $ 893,860 $ 11,761  2.14% 
Architecture & Engineering   $ 375,000  $ 4,934  0.90% 
Financing/ Legal   $ 776,365  $ 10,215  1.86% 
Capitalized Reserves   $ 200,000 $ 2,632  0.48% 
Soft Costs $ 1,376,000 $ 18,105  3.30% 
Soft Cost Contingency $ 200,000 $ 2,632  0.48% 
Developer Fee $ 1,535,000 $ 20,197  3.68% 
Non- Residential  $0   
TOTAL $ 41,755,290  $ 549,412  100% 

 
OPERATING SUBSIDIES 
The developer will be targeting chronically homeless individuals. In order to generate $3,780,000 in 
HomeKey operating subsidy, the developer is requesting $11,096,000 in LAHD operating subsidy, to 
create a four year operating reserve.  
 
PROJECT SITE AMENITIES 
 
 Distance Name Address 
Proximity to 
Transit 

Within ½ mile of a 
bus rapid station 

Metro E Line Palms Station (Manning 
and National) 

Grocery Store Within ½ mile 
radius 

Vons Supermarket 9860 National Blvd Los 
Angeles, CA 90034 

Health Facility Within ½ mile 
radius 

Exer Medical Corp 8985 Venice Blvd., Los 
Angeles, CA 90034 

Library Within 1 mile 
radius 

Palms-Rancho Park 
Branch Library 

Palms Park, 2920 
Overland Ave, Los 
Angeles, CA 90064 

Pharmacy  Within ½ mile 
radius 

CVS Pharmacy 3010 S Sepulveda Blvd, 
Los Angeles, CA 90034 

Park Within ½ mile 
radius 

Woodbine Park 3409 Vinton Ave, Los 
Angeles, CA 90034 
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TIMELINE 
 

Milestone Estimated Date 
Open Escrow 6/23/2023 
Apply to HomeKey 7/7/2023 
HomeKey Award 9/30/2023 
Standard Agreement finalized  10/30/2023 
Funds received, Construction begins 11/30/2023 
Construction end 4/30/2024 
Placed in service 5/1/2024 
Project meets HomeKey occupancy requirements 7/1/2024 

 



  N 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

GRANT DEED



















  O 

TERRAZA OF CHEVIOT HILLS  APPRAISAL

COPYRIGHT © 2023 BBG, INC. ALL RIGHTS RESERVED. 

HOMEKEY 3.0 GUIDELINES



STATE OF CALIFORNIA - BUSINESS, CONSUMER SERVICES AND HOUSING AGENCY GAVIN NEWSOM, Governor 

DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT 
DIVISION OF STATE FINANCIAL ASSISTANCE 
2020 W. El Camino Avenue, Suite 670 
Sacramento, CA  95833 
www.hcd.ca.gov 

March 29, 2023 

MEMORANDUM FOR: All Potential Applicants 

FROM: Jennifer Seeger, Deputy Director 
Division of State Financial Assistance 

SUBJECT: Homekey Program 
Notice of Funding Availability, Round 3 

The California Department of Housing and Community Development (HCD/Department) 
is pleased to announce the availability of approximately $736 million of Homekey 
Program (Homekey) grant funding through this Round 3 Notice of Funding Availability 
(NOFA). Building on the success of both Project Roomkey and the first two rounds of 
Homekey, this significant investment continues a statewide effort to sustain and rapidly 
expand housing for persons experiencing homelessness or At Risk of Homelessness, 
and who are, thereby, disproportionately impacted by and at increased risk for medical 
diseases or conditions due to the COVID-19 pandemic or other communicable 
diseases. 

Of the $736 million in Homekey funding, $435 million is derived from the Coronavirus 
State Fiscal Recovery Fund (CSFRF) established by the federal American Rescue Plan 
Act of 2021 (ARPA) (Public Law 117-2) and $301 million is State General Fund. The 
$301 million in State General Fund money is intended to supplement the acquisition of, 
and to provide initial operating subsidies for, Homekey sites to promote Project 
feasibility. This NOFA will be supplemented by a separate Homekey NOFA for 
approximately $75 million for tribes, targeted for release later in 2023. Projects 
receiving an award from the state's direct allocation of the federal ARPA must expend 
the funds within eight months of the date of award, pursuant to NOFA Section 204. The 
portion of a Project's award associated with State General Fund must be expended by 
June 30, 2026, pursuant to NOFA Section 204. 

Due to the potential for program oversubscription, Eligible Applicants are encouraged to 
submit their completed application as soon as possible. The Department will be 
accepting the applications on a continuous, over-the-counter (OTC) basis from the 
release of the Homekey application on April 24, 2023 through July 28, 2023, or until the 
available funds are exhausted, whichever occurs first. Applicants must submit a 
complete application available on the Homekey website.  

http://www.hcd.ca.gov/
https://www.cdss.ca.gov/inforesources/cdss-programs/housing-programs/project-roomkey
https://www.hcd.ca.gov/grants-and-funding/homekey/program-forms


 

 

To receive information on the upcoming Homekey NOFA webinar and other updates, please 
subscribe to the Department’s Homelessness Prevention Programs listserv at 
https://www.hcd.ca.gov/contact-us/email-signup. 

 

If you have any questions, please submit them to Homekey@hcd.ca.gov. 

https://www.hcd.ca.gov/contact-us/email-signup.  
mailto:Homekey@hcd.ca.gov


 

 

Homekey Program 

Notice of Funding Availability, Round 3 

 

 
Lourdes M. Castro Ramírez, Secretary 

Business, Consumer Services and Housing Agency 

Gustavo Velasquez, Director 
California Department of Housing and Community Development 

2020 West El Camino Avenue, Sacramento, CA 95833  

Telephone: (916) 263-2771  

Website: https://www.hcd.ca.gov/grants-and-funding/homekey 
 

Homekey Program Email: Homekey@hcd.ca.gov 
 
 

March 29, 2023

https://www.hcd.ca.gov/grants-and-funding/homekey
mailto:Homekey@hcd.ca.gov
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Article I – Program Overview 
 

Section 100. Notice of Funding Availability (NOFA) 
 

The California Department of Housing and Community Development (Department) is 
pleased to announce the availability of approximately $736 million in Homekey funding 
to sustain and rapidly expand the inventory of housing for people experiencing 
homelessness or At Risk of Homelessness and who are, thereby, inherently impacted 
by or at increased risk for medical diseases or conditions due to the COVID-19 
pandemic or other communicable diseases. Before the COVID-19 pandemic, 
homelessness data showed Black, Indigenous, and People of Color (BIPOC) were 
overrepresented in the homelessness system. The pandemic made racial disparities 
more apparent, and communities are dealing with the additional disproportionate impact 
of illness and death among people experiencing homelessness. Homekey recognizes 
these impacts and encourages Eligible Applicants to examine disproportionate impacts 
in their own communities and to develop strategies to address these impacts. 
 

Homekey is an opportunity for state, regional, and Local Public Entities to develop a 
broad range of housing types, including but not limited to hotels, motels, hostels, single-
family homes and multifamily apartments, adult residential facilities, manufactured 
housing, and to convert commercial properties and other existing buildings to Permanent 
or Interim Housing for the Target Population. 
 

Of the $736 million in Homekey grant funds, $435 million is derived from the state's 
direct allocation of the federal Coronavirus State Fiscal Recovery Fund (CSFRF), which 
was established by the American Rescue Plan Act of 2021 (ARPA) (Pub.L. No. 117-2). 
In addition, $301 million is derived from the state's General Fund to supplement the 
acquisition of, and to provide initial operating subsidies for, Homekey sites. 
 
Section 101. Authorizing Legislation and Applicable Law 
 

Assembly Bill No.140 (2021-2022 Reg. Sess.) provided the statutory basis for Round 3 
of the Homekey Program by adding section 50675.1.3 to the Health and Safety Code 
(HSC), and it exempted certain Round 3 Homekey Projects from the California 
Environmental Quality Act (CEQA) by adding section 50675.1.4 to the HSC. The 
statutory scheme includes new construction of dwelling units as an eligible use and 
establishes an allocation of funds for Projects serving Homeless Youth and Youth at 
Risk of Homelessness. 
 

HSC section 50675.1.3, subdivision (e) states, “The Department of Housing and 
Community Development may adopt guidelines for the expenditure of the funds 
appropriated to the Department, and for the administration of this program. The 
guidelines shall not be subject to the requirements of Chapter 3.5 (commencing with 
Section 11340) of Part 1 of Division 3 of Title 2 of the Government Code.” 
 

This NOFA serves as the Department’s guidelines for the expenditure of Homekey 
funds and the administration of the Homekey Program. As such, this NOFA establishes 
the terms, conditions, forms, procedures, and other mechanisms that the Department 
deems necessary to exercise its powers and to perform its duties pursuant to the 
Homekey Program. The matters set forth herein are regulatory mandates and are 
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adopted as regulations that have the dignity of statutes. (Ramirez v. Yosemite Water 
Company, Inc. (1999) 20 Cal. 4th 785, 799 [85 Cal.Rptr.2d 844].) 
 

The Multifamily Housing Program (MHP) (Chapter 6.7 (commencing with Section 50675) 
of Part 2 of Division 31 of the HSC), and as subsequently amended, is hereby 
incorporated by reference. In accordance with HSC section 50675.1.3, subdivision (d), 
in the event of a conflict between this NOFA and the MHP, the provisions of this NOFA 
are controlling. 
 

The MHP Final Guidelines (MHP Guidelines), effective March 30, 2022, and as 
subsequently amended, are hereby incorporated by reference. In the event of a conflict 
between any of this NOFA and the MHP Guidelines, the provisions of this NOFA are 
controlling. 
 
The Uniform Multifamily Regulations (UMR) (Cal. Code Regs., tit. 25, § 8300 et seq.), 
effective November 15, 2017, and as subsequently amended, are hereby incorporated 
by reference, except to the extent that any UMR provision would be inconsistent with 
the provisions of this NOFA. 
 

The Department will only amend this NOFA as necessary and in accordance with the 
Department's guideline authority pursuant to HSC section 50675.1.3, subdivision (e). 
 
All other criteria and matters set forth within the NOFA shall also govern Tribal Entity 
applications submitted under this NOFA, unless and except to the extent expressly 
provided to the contrary by terms set forth within this NOFA and subject to any potential 
modification or waiver under or pursuant to Assembly Bill No. 1010 (Stats.2019, c. 660), 
which is set forth in HSC section 50406, subdivision (p). 

 
Section 102. Program Timeline 
 

Homekey funds will be available to Eligible Applicants on a continuous, OTC basis, 
rather than on a competitive basis. The following table summarizes the anticipated 
Homekey Program timeline. 
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Table 1: Anticipated Timeline for Homekey Applications 
 

NOFA release March 29, 2023 

Application release April 24, 2023 

Stakeholder webinar mid-April, 2023 

Final application due date 
July 28, 2023, or until funds 
are exhausted, whichever 
occurs first 

Award announcements 

Continuous, with individual awards 
generally announced within 60 to 90 
days of the Department’s receipt of a 
complete and accurate application 
and all required supplemental 
documentation 

Standard Agreements issued 

Continuous, after award 
announcement and the 
Department’s receipt of required 
information and documentation 
needed to execute the Standard 
Agreement   

Disbursement of funds 

Continuous after Standard 
Agreement execution, satisfaction of 
all conditions precedent to 
disbursement, and completion of a 
request for funds form.   

Grantee Expenditure and 
Program Report due, annually 
for five years subsequent to 
contract execution 

Annually by January 31 

 
The Department reserves the right to modify the projected timeline at any time. 

 

Article II – Program Requirements 
 

Section 200. Eligible Applicants  
 

i. Cities, counties, cities and counties, and all other state, regional, and Local 
Public Entities, including councils of government, metropolitan planning 
organizations, and regional transportation planning agencies designated in 
Section 29532.1 of the Government Code; or 

 

ii. Tribal Entities. 
 

Tribal Entities are encouraged to apply for Homekey via a forthcoming Homekey Tribal 
Entity NOFA of approximately $75 million, to be released under separate cover later in 
2023, that will be developed exclusively for and in consultation with tribes.  
 
Each of the foregoing entities may apply independently, or each entity may apply jointly 
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with a nonprofit or for-profit corporation, a limited liability company (LLC), and/or a limited 
partnership (LP) as a Co-Applicant. 
 
A special purpose entity may only have an ownership interest in a Homekey Project if it 
applied for that Project’s Homekey funding as a Co-Applicant. Section 8313.2 of the 
UMRs is applicable to special purpose entities that participate in the Homekey program.  
 
The requirements set forth in this NOFA are subject to AB 1010 (Stats.2019, c. 660), 
which is set forth in HSC section 50406, subdivision (p). Accordingly, and pursuant to 
HSC section 50406, subdivision (p), (a) where the provisions of tribal law, tribal 
governance, tribal charter, or difference in Tribal Entity or legal structure would cause a 
violation or not satisfy the requirements of this NOFA, said requirements may be 
modified as necessary to ensure program compatibility; and (b) where provisions of 
tribal law, tribal governance, tribal charter, or difference in Tribal Entity legal structure or 
agency create minor inconsistencies (as determined by the Director of the Department 
or a duly authorized designee thereof) with the requirements set forth in this NOFA, the 
Department may waive said requirements, as deemed necessary, to avoid an 
unnecessary administrative burden. Matters set forth or otherwise provided for in this 
NOFA that may be modified or waived include, without limitation, threshold scoring 
requirements and any other matters set forth in HSC section 50406, subdivision (p)(2). 
tribal Applicants are accordingly encouraged to discuss any such potential modifications 
or waivers and their options in that regard at the pre-application consultation. 
 
Section 201. Eligible Uses 
 

Awarded funds must be used to provide housing for the Target Population of individuals 
and families experiencing Homelessness or who are At Risk of Homelessness and who 
are inherently impacted by or at increased risk for medical diseases or conditions due to 
the COVID-19 pandemic or other communicable diseases. For Grantees utilizing 
HOME-ARP funds as match, the Target Population also includes individuals and 
families who are “Fleeing, or Attempting to Flee, Domestic Violence, Dating Violence, 
Sexual Assault, Stalking, or Human Trafficking” and “Other Populations” as defined in 
HUD Community Planning and Development (CPD) Notice 21-10. With respect to the 
list of eligible uses below, an Eligible Applicant may choose to target Project Roomkey 
properties, or other, non-Project Roomkey properties. The list of eligible uses is as 
follows: 
 

i. Acquisition or Rehabilitation, or acquisition and Rehabilitation, of motels, hotels, 
hostels, or other sites and assets, including apartments or homes, adult 
residential facilities, residential care facilities for the elderly, manufactured 
housing, commercial properties, and other buildings with existing uses that could 
be converted to Permanent Housing or Interim Housing, subject to any limitations 
set forth in this NOFA, including those provided in Section 301. 
 

ii. Master leasing of properties for non-congregate housing. 
 

iii. Conversion of units from nonresidential to residential. 
 

iv. New construction of dwelling units. 
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v. The purchase of affordability covenants and restrictions for units. 
 

vi. Relocation costs for individuals who are being displaced as a result of the 
Homekey Project. 
 

vii. Capitalized operating subsidies for units purchased, converted, constructed, or 
altered with funds provided pursuant to HSC section 50675.1.3. 

 

Section 202. Eligible Projects 
 

The Department welcomes and will consider a variety of innovative housing solutions as 
eligible Projects. The following list of eligible Projects is not exhaustive. 
 

i. Conversion of nonresidential structures to residential dwelling units. 
 

ii. Conversion of commercially zoned structures, such as office or retail 
spaces, to residential dwelling units. 
 

iii. Adult residential facilities, residential care facilities for the elderly, 
manufactured housing, and other buildings with existing residential 
uses. 
 

iv. Multifamily rental housing Projects. 
 

v. Excess state-owned properties. 
 

vi. Scattered site housing on multiple contiguous or non-contiguous sites is 
permitted as long as the resulting housing has common ownership, 
financing, and property management. 

 
vii. Shared housing in a structure shared by two or more households, 

where each household is in a separate private bedroom that can be 
locked. 

 

viii. Existing Homekey Assisted Units, previously awarded under Rounds 1 
and 2 of Homekey funding, are ineligible for funding under this NOFA. 
 

ix. The Homekey program is intended to support the development of housing 
units and will not fund congregate shelter. Other funding sources should be 
considered for congregate shelter types of Interim Housing. 

 
 

Section 203. Geographic Distribution and Allocations 
 

COVID-19 disproportionately impacts people who are experiencing or who are At Risk 
of Homelessness throughout California. As such, the Department would like to ensure 
jurisdictions throughout the state have an equitable opportunity to apply for Homekey 
funds to protect the health and safety of their most vulnerable residents. 
 

To this end, the Department has divided the state into eight regions, as outlined in Table 
2, below. The regions are largely aligned with the various Councils of Government 
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(COGs). As detailed in Table 3 below, each region has funding reserved. Each region's 
share of the Homekey allocation is calculated based on its proportionate share of 
persons experiencing homelessness as indicated by the sheltered and unsheltered 
2021 Homeless Point-in-Time Counts (PIT), plus its proportionate share of Extremely 
Low Income (ELI) renter households that are paying more than 50 percent of their 
income for rent. 

 
The Department will deploy unused funds from any undersubscribed region(s) to fund 
applications in the manner described in the Discretionary Reserve. The Department will 
also redeploy undersubscribed and unused funds, as specified at Section 400 of this 
NOFA. 

 
 

Table 2: Homekey Geographic Distribution 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  

Counties by Region 

Los Angeles County 
San Joaquin 
Valley 

Central Coast 
Balance of 
State (Cont.) 

Bay Area Fresno Monterey Lassen 

Alameda Kern San Benito Mariposa 

Contra Costa Kings 
San Luis 
Obispo 

Mendocino 

Marin Madera Santa Barbara Modoc 

Napa Merced Santa Cruz Mono 

San Francisco San Joaquin 
Balance of 
State 

Nevada 

San Mateo Stanislaus Alpine Plumas 

Santa Clara Tulare Amador Shasta 

Solano 
San Diego 
County 

Butte Sierra 

Sonoma 
Sacramento 
Area 

Calaveras Siskiyou 

Southern California El Dorado Colusa Tehama 

Imperial Placer Del Norte Trinity 

Orange Sacramento Glenn Tuolumne 

Riverside Sutter Humboldt 

  San Bernardino Yolo Inyo 

Ventura Yuba Lake 
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Table 3: Estimated Homekey Geographic Allocations 

 

Region  
Severely 

Rent-
Burdened 

ELI 

2022 PIT 
Count 

Round 3 
Allocation 

Los Angeles 
County 

415,350 69,144 $211,813,531 

Bay Area 199,165 38,118 $111,112,027 

Southern CA 203,610 15,672 $68,783,638 

San Joaquin 
Valley 

105,430 12,085 $43,252,159 

Central Coast 37,165 8,113 $22,657,376 

Sacramento 
Area 

70,340 12,379 $37,158,338 

San Diego 95,570 8,427 $34,345,268 

Balance of 
State 

32,265 7,583 $20,708,081 

Totals 1,158,895 171,521 $549,830,418 
 

Allocations 
 

The $736 million in Homekey funds are allocated as follows: 
 

Table 4: Homekey Funding Allocations 
 

Total Homekey Round 3 NOFA $735,988,501  

Total Geographic Allocation $549,830,418  

Homeless Youth Allocation - 10% of NOFA $75,759,808  

Discretionary Reserve - 10% of NOFA $73,598,850  

Rural Target Allocation - 5% of NOFA $36,799,425  

 
Homeless Youth Allocation 

 
Pursuant to HSC section 50675.1.3, subdivision (c), the Department shall allocate not 
less than eight percent (8%) of the total Homekey funding appropriated for Projects serving 
Homeless Youth, or Youth at Risk of Homelessness, as defined in 24 Code of Federal 
Regulations (CFR) part 578.3. This NOFA allocates ten percent (10%) of the funding 
available in Round 3 to Homeless Youth Projects as set forth in Table 4.  
 
Unless otherwise indicated, all scoring criteria and other NOFA provisions shall govern 
the allocation awards provided under this NOFA. Homekey Projects are not required to 
serve only Homeless Youth, or Youth at Risk of Homelessness. Homekey Projects 
proposing to serve Homeless Youth, or Youth at Risk of Homelessness, may also serve 
other qualifying members of the Target Population. At the close of the application 
period, any unused funds from this allocation shall be reallocated to the Discretionary 
Reserve and shall be subject to the prioritization methods therein.   
 

Projects that meet the threshold requirements of Article III, as well as the following 

criteria, will be prioritized for Homeless Youth allocation funds: 
 

• Have at least 25 percent (25%) of Assisted Units reserved for Homeless Youth or 
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Youth at Risk of Homelessness; (See Section 304, 3a for points awarded) 
 

• Have jointly applied and/or partnered with a nonprofit corporation(s), including 

community-based organization(s), with at least three years of experience serving 

current or former Foster Youth, Homeless Youth, or Youth at Risk of 

Homelessness; and (see Section 304, 2a-c for points awarded) 

 

• Provide Supportive Services for Youth Assisted Units using a Positive Youth 

Development (PYD) model and trauma- informed care. Services may include, but 

are not limited to, case management, income supports, educational and 

employment counseling, life skills, legal assistance, health and wellness, and 

family connection services. 

 
The Department will also award up to two (2) additional points in the application scoring 

to Projects that meet the following criteria: 
 

• Site is within a one-mile radius of youth-centered amenities, such as community 

colleges, universities, trade schools, apprenticeship programs, employment 

programs, childcare centers for parenting youth, and community centers for 

youth (e.g., LGBTQ+ centers, drop-in youth centers). (See 

Section 304, 3e (viii) for potential points) 
 
Rural Target Allocation 

 
The Department will allocate five percent (5%) of the available Homekey Round 3 
funding for Projects in Rural Area jurisdictions as set forth in HSC Section 50199.21. At 
the close of the application period, any unused funds from this allocation shall be 
reallocated to the Discretionary Reserve and shall be subject to the prioritization 
methods therein.   

 
Discretionary Reserve 

 
The Department will allocate ten percent (10%) of available funds for a Discretionary 
Reserve to address the following:  

 

• Covering overages from other allocations, where there are funds available, but 
the funds are insufficient to fully fund the next eligible Project in the region or 
allocation. The Department may award up to $30 million in aggregate for this 
purpose at any point during the open application period. 
 

• Funding single family home-scattered site Projects with a limit of four Projects in 

this Project type, up to $10 million each. The Department may make these 

awards at any point during the open application period. The $40 million will 

remain available for this purpose for any application submitted by June 30, 2023. 
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• Funding high scoring Projects from oversubscribed regions. These awards will 

not be made until after the application period closes, to the extent funds are 

available.  

 
Section 204. Program Deadlines 
 

Homekey capital funds must be expended within eight months of the date of award.  
“Date of award” means the date on the award letter issued from the Department to the 
awardee. In order to account for the time between the award letter and fund 
disbursement, and the fact that Grantee payments to contractors are made in arrears, 
the Department may extend the eight (8) month expenditure deadline by up to seven (7) 
months, upon the request of the awardee. The request shall be submitted in electronic 
format on a form provided by the Department. 

 

Awardees will be subject to the following deadlines: 
 

1. Acquisition, Rehabilitation, and/or construction must be completed 12 

months from the date of award letter; 

 

2. Capital expenditure must be completed within eight (8) months, or up to 

15 months from the date of award if requesting an expenditure deadline 

extension; and  

 

3. Full occupancy must be achieved by 15 months from date of award letter. 

 

The Department may, in its sole and absolute discretion, approve an extension of the 

acquisition, Rehabilitation, construction, and/or occupancy deadlines if the Grantee 

demonstrates, to the Department’s satisfaction, that the relevant delay is caused by 

reasonably unforeseeable events, conditions, or circumstances. Construction labor 

shortages and supply chain issues do not constitute reasonably unforeseeable events, 

conditions, or circumstances for purposes of an extension request.   

 

Pursuant to 31 CFR part 35.5, the Department may reimburse eligible costs incurred 
beginning on March 3, 2021. Applicants are encouraged to discuss their options at 
the pre-application consultation. 
 
All operating funds must be fully disbursed by the Department by June 30, 2025, 
and fully expended by the Grantee by no later than June 30, 2026. 

 
Section 205. Maximum Grant Amounts and Capital Funding Match 
 

Homekey will fund a maximum grant amount per door, pursuant to the conditions of this 
section, which includes both the acquisition cost and any needed Rehabilitation or new 
construction. The award will be the lower of the following: (1) the maximum grant 
amount; or (2) the sum of the acquisition amount and any additional construction or 
Rehabilitation expenses, as supported by an appraisal and such other reasonable 
documentation required by the Department.  "Door" refers to units at the time of the 
acquisition, which may differ from the number of units that are available after a conversion 
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of the property. For those Projects that undergo a conversion, the number of units may 
need to be reduced in order to accommodate kitchenettes, additional bedrooms, space for 
Supportive Services and other amenities. For new construction and conversion of office, 
commercial, or other non- residential structures into residential dwelling units, Homekey will 
fund a maximum grant amount per completed Assisted Unit serving the Target Population, 
or an amount as supported by an appraisal, whichever is lower. “Assisted Unit” refers to 
units that are available after the construction or conversion of the property. 
 
The Department will contribute a baseline amount per door, as outlined below, in whichever 
category is higher for the Assisted Unit. This baseline contribution does not require a local 
match. 
 

Unit Size -- Baseline Capital Amounts: 
 

i. Studio or one-bedroom units will receive a baseline amount of $150,000 
per door; 

 

ii. Two-bedroom units will receive a baseline amount of $175,000 per door; 
and 

 

iii. Three-bedroom or larger units will receive a baseline amount of $200,000 
per door. 

 

Note that Homekey will fund “doors” based upon the number of units and unit size 
at the time of acquisition. In situations where units are combined to make larger 
units, awards will default to the number of doors and size of units at acquisition. In 
situations where multi- bedroom (two or more bedrooms) units at acquisition are 
divided into smaller unit sizes, awards will default to the number of doors and size 
of units with the lower baseline amount per door. 
 

OR 
 

Sub-Populations Served -- Baseline Capital Amounts: 
 

i. Assisted Units reserved for those experiencing Chronic 
Homelessness will receive a baseline amount of $200,000 per door. 

 

ii. Assisted Units reserved for Homeless Youth or Youth at Risk of 
Homelessness will receive a baseline amount of $175,000 per 
door. 

 

Additional Contribution Amount – Local Match 
 

Beyond the applicable baseline amount, the Eligible Applicant may leverage a 1:1 local 
match to provide up to $100,000 in additional funds per door. For example, where the 
Applicant shows $100,000 in matching funds, the Department will fund no more than 
$250,000 for a 1-bedroom Assisted Unit, $275,000 for a 2-bedroom Assisted Unit, 
$300,000 for a 3+ bedroom Assisted Unit, $300,000 for an Assisted Unit serving those 
experiencing Chronic Homelessness, and $275,000 per door for an Assisted Unit 
serving Homeless Youth/Youth at Risk of Homelessness. 
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Appendix A shows how maximum funding awards from Homekey vary with different per-
door costs, unit types, and Applicant contribution levels. 
 

For relocation costs, the Department will pay for one-half of the relocation cost per door 
in addition to the capital award. For example, if a Project includes $15,000 in relocation 
costs, then the Department will pay for $7,500 of that relocation cost. 
 

For the purchase of affordability covenants and restrictions, and for master-leasing, the 
Department may size the award per door based on a recent market study within the 
past year which conforms to guidelines adopted by the Tax Credit Allocation Committee 
(TCAC), and/or a rent roll, and/or other supporting documentation. For these uses, the 
maximum Homekey contribution per door shall not exceed the maximum amounts 
referenced in this section for acquisition, Rehabilitation, and new construction. 
 

Section 206. Operating Awards and Match 
 

i. Where an operating award is requested, the total amount of operating 
award per Assisted Unit is limited as follows: 

 

a. Assisted Units reserved for those experiencing Chronic Homelessness, 
for Homeless Youth, or for Youth at Risk of Homelessness shall not 
exceed $1,400 per month; and 

 

b. All other Assisted Units shall not exceed $1,000 per month. 
 

ii. The total duration of the operating award (as described in i. above) is tied 
to the amount of the Applicant’s matching funds, and is limited as follows: 

 

a. If Projects can demonstrate a commitment of three years of non-
Homekey operating funds for Assisted Units, the Department will 
provide an operating award sized for two years. 

 

b. If Projects can demonstrate a commitment of four or more years 
of non-Homekey operating funds for Assisted Units, the 
Department will provide an operating award sized for three 
years. 

 

iii. Operating awards are determined based on need, exclusive of 
any debt service. The amounts and durations referenced in (i) 
and (ii) above represent maximums.  

 
iv. Operating awards may pay for a Project’s necessary, recurring 

Operating Expenses in an amount approved by the Department. 
Qualifying expenses include utilities, maintenance, management 
fees, taxes, licenses, and Supportive Services costs, but not 
debt service or required reserve account deposits. Operating 
Expenses should be included in the Project’s submitted budget. 
 

v. If requesting an operating award for a Permanent Housing Project, the 
Eligible Applicant must submit a letter of support from the applicable 
housing authority confirming the need for an operating award and 
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evidencing why other subsidies, such as Project-based vouchers (PBVs), 
are not available. A letter template and a list of potential Homekey 
complementary funding can be found on the Homekey webpage. 

 

vi. The Homekey-funded portion of the operating award must be 
disbursed by the Department by June 30, 2025 and expended by the 
Grantee by June 30, 2026, with the Grantee establishing a 
capitalized operating subsidy reserve and disbursing the funds as 
outlined in this NOFA. No extensions will be granted on the 
Grantee’s expenditure deadline for the operating award. 

 

vii. Eligible Applicants are required to demonstrate a minimum five-year 
commitment to provide operating funds for the proposed Project. The first 
two years of operating funds may include an award from Homekey. 
Operating match may be obtained from any source, including any federal, 
state, local, private, or philanthropic source. Applicants are encouraged to 
consider Project-based vouchers; Veterans Affairs Supportive Housing 
(HUD-VASH) Vouchers; Faircloth to Rental Assistance Demonstration 
(RAD) conversions; Homeless Housing Assistance and Prevention 
Program (HHAP) funding; Permanent Local Housing Allocation (PLHA) 
funding; and HOME-ARP funding. The preceding list of potential match 
sources is not exhaustive. Eligible Applicants will have an opportunity to 
discuss the match requirements and potential match sources during the 
pre-application consultation. 

 

Additionally, the following requirements apply to operating match contributions: 
 

viii. The Eligible Applicant must ensure the laws governing any 
funds to be used as matching contributions do not prohibit 
those funds from being used to match Homekey funds; and 

 

ix. If the State General Funds are used to satisfy the matching 
requirements of another program, then funding from that program 
may not be used to fulfill the matching requirements of the 
Homekey program. 

 
Section 207. Funding Limits 
 

1. In addition to the capital funding limits and match requirements described in 
Section 205, and the Homekey operating award funding limits and match 
requirements described in Section 206, Round 3 will implement additional 
funding limits as follows: 

 
a. Per Project Funding Limit: No more than $35 million in total Department 

sources may be used per Project. This per Project cap applies to 
Homekey Round 3 capital and operating funds, and to all Department 
sources of permanent loans for onsite development costs and operating 
costs. Grants from other Department programs are excluded from this per 
Project cap. 

  

https://www.hcd.ca.gov/grants-and-funding/homekey
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i. At the sole discretion of the Director of the Department or the 
Director’s designee, per Project Funding Limit requests in excess of 
$35 million may be approved as an exemption to the Project 
funding limits, if the Projects uniquely advance state policy 
priorities, are high scoring, are located in high or highest resource 
areas as identified in the 2023 Opportunity Maps – Adopted 
January 2023, and/or are located in high-cost regions. Applicants 
asserting the Project is in a high-cost area shall provide data from 
HUD, the United States Census Bureau, or another authoritative 
source to validate the assertion. All exemption requests shall not 
exceed ten percent (10%) above the per Project Funding Limit. 

 
To request an exemption, Applicants must submit justification at the 
time of application. The justification will be reviewed with the 
application package in accordance with Section 400. A form to 
request an exemption is available on the Homekey website.  

 
If this exemption is approved, Applicants must submit 
documentation of Department approval with any subsequent 
applications for other Department funding, when requested. 

 
b. For single family home scattered-site Projects, the per Project funding limit 

is $10 million total. The Department will fund up to four (4) Projects in this 
Project type in the manner described in Section 302. 

 
2. The Department’s Repeal of Stacking Prohibition of Multiple Department 

Funding Sources memo (Administrative Notice Number: 21-06), dated August 
20, 2021, is hereby incorporated by this reference as if set forth in full herein, 
and it shall be applicable. Applicants must ensure that all Department funding 
sources in the Project are represented pursuant to the memo. Homekey 
awards shall not be layered with other Department funding sources in a 
manner that causes either the per unit or total Project funding to exceed the 
total development cost.  

 
Section 208. Affordability Covenant 
 

The Grantee shall duly encumber all Interim Housing Projects with a 30-year 
Affordability Covenant that (a) is recorded in first position against the Project real 
property for the benefit of the Department, (b) restricts the use, operation, 
occupancy, and affordability of the Project in accordance with all applicable 
requirements of this NOFA and all other Homekey Program Requirements, (c) 
incorporates the Homekey Program Requirements by reference, and (d) is 
otherwise in form and substance acceptable to the Department. 
 
The Grantee shall duly encumber all Permanent Housing Projects with a 55-year 
Affordability Covenant that (a) is recorded in first position against the Project real 
property for the benefit of the state, regional, local, or tribal Grantee, (b) restricts 
the use, operation, occupancy, and affordability of the Project in accordance with 
all applicable requirements of this NOFA and all other Homekey Program 

https://belonging.berkeley.edu/2023-ctcac-hcd-opportunity-map
https://belonging.berkeley.edu/2023-ctcac-hcd-opportunity-map
https://www.hcd.ca.gov/grants-funding/docs/admin_memo21-06_stacking_prohibition_repeal.pdf
https://www.hcd.ca.gov/grants-funding/docs/admin_memo21-06_stacking_prohibition_repeal.pdf
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Requirements, (c) duly names the Department as a third party beneficiary with 
the right and privilege, but not the obligation, of enforcement thereof, (d) 
incorporates the Homekey Program Requirements by reference, and (e) is 
otherwise in form and substance acceptable to the Department. Permanent 
Housing Projects located on tribal trust land shall be duly encumbered with 
Affordability Covenants containing all of the terms listed above excepting that 
they shall have an initial term of 50 years to match the period of affordability 
restrictions under the Low- Income Housing Tax Credit (LIHTC) program, 
commencing with the date of recordation of the Department’s Affordability 
Covenant. 

 

Upon its execution, the Affordability Covenant shall be binding, effective, and 
enforceable against all successors, transferees, and assignees, and it shall 
continue in full force and effect for a period of not less than 55 years for 
Permanent Housing Projects (or 30 years for Interim Housing Projects) after a 
certificate of occupancy or its equivalent has been issued for the Project, or if no 
such certificate is issued, from the date of initial occupancy of the Project. 

 

Article III – Threshold and Scoring Criteria 

 
Section 300. Threshold Requirements 

 

To be eligible to receive funding, all applications must meet the following 
requirements: 

 

i. Applications may be submitted independently by an Eligible Applicant, as 
defined in Section 200 and Article VII. Alternatively, each of the foregoing 
Eligible Applicants may apply jointly with a Co-Applicant, as specified.  No 
additions of Co-Applicants or special purpose entities will be considered 
subsequent to the date of application. 

 

ii. Projects must serve persons qualifying as members of the Target 
Population. 

 
iii. Applications must include a Project-specific Supportive Services plan, that 

shall be consistent with any representations made in the application, and it 
shall meet the program requirements. The Department in its sole discretion 
shall make the determination (1) if the Supportive Services plan is 
sufficiently complete to pass threshold and (2) if the Supportive Services 
plan and property management plan is compliant with Housing First and 
other evidence-based practices. Applications must include: 

 
a. A description of the services to be offered, how frequently each service 

will be offered or provided depending on the nature of the service, who 
is anticipated to be providing the services, and the location, whether on 
or off-site, and general hours of availability of the services. Applicants 
must ensure that the Supportive Services are made available to 
Homekey tenants and participants in a manner that is voluntary, 
flexible and individualized, so Homekey tenants and participants may 
continue to engage with Supportive Services providers, even as the 
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intensity of services needed may change. Furthermore, access to or 
continued occupancy in housing cannot be conditioned on participation 
in services or on sobriety. Adaptability in the level of services should 
support tenant and participant engagement and housing retention. 
 
i. The following Supportive Services shall be made available to 

Homekey tenants and participants based on tenant/participant need. 
The lead service provider for the Project shall coordinate the 
provision of or referral to services needed by individual tenants and 
participants. The following required services can be provided onsite 
at the Project or offsite at another location easily accessible to 
tenants and participants: 

  
1. Case management performed by a Case Manager, as defined 

in Article VIII. Definition below;  
 

2. Peer support activities, including 24/7 telephone, online, or in-
person support;  

 
3. Mental health care, such as assessment, crisis counseling, 

individual and group therapy, and peer support groups;  
 

4. Substance use services, such as treatment, relapse prevention, 
and peer support groups;  

 
5. Support in linking to physical health care, including access to 

routine and preventive health and dental care, medication 
management, and wellness services;  

 
6. Benefits counseling and advocacy, including assistance in 

accessing SSI/SSP, enrolling in Medi-Cal; and 
 

7. Basic housing retention skills (such as unit maintenance and 
upkeep, cooking, laundry, and money management). 

 
ii. The following Supportive Services are not required to be made 

available but are encouraged to be part of the Applicant’s Supportive 
Services plan.  

 
1. Supportive Services for persons with co-occurring mental and 

physical disabilities or co-occurring mental and substance use 
disorders not listed above;  
 

2. Recreational and social activities, including peer-led groups 
and events;  
 

3. Educational services, including assessment, GED, school 
enrollment, assistance accessing higher education benefits and 
grants, and assistance in obtaining reasonable 
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accommodations in the education process;  
 

4. Employment services, such as supported employment, job 
readiness, job skills training, job placement, and retention 
services, or programs promoting volunteer opportunities for 
those unable to work, and  
 

5. Obtaining access to other needed services, such as civil legal 
services, or access to food and clothing. 

 
b. Description of the Target Population to be served, and identification of 

any additional subpopulation target or occupancy preference for the 
Homekey Project that the Applicant wishes to undertake beyond what is 
permitted under the Target Population requirements;  

 
c. A tenant and participant engagement plan (i.e., plan to encourage 

voluntary tenant and participant participation in services as well as in 
community building, such as resident councils or similar forums) 
including a description of tenant/participant outreach, engagement and 
retention strategies to be used; 

 
d. For services provided off-site, the plan must describe what public or 

private transportation options will be available to tenants and 
participants in order to provide them reasonable access to these 
services. Reasonable access is access that does not require walking 
more than one-half mile;  

 
e. Description of how the Supportive Services will be culturally and 

linguistically competent for persons of different races, ethnicities, 
sexual orientations, gender identities, and gender expressions. This 
includes explaining how services will be provided to Homekey tenants 
and participants who do not speak English, or have other 
communication barriers, including sensory disabilities, and how 
communication among the services providers, the property manager 
and these tenants and participants will be facilitated;  

 
f. A staffing plan with staffing levels sufficient to meet the needs of the 

Target Population. Where one or more of the Restricted Units are 
limited under Department Regulatory Agreements to occupancy by 
Chronically Homeless, services must be provided with a household to 
staffing ratio not exceeding 20 to 1. Where one or more of the 
Restricted Units are limited under Department Regulatory Agreements 
to occupancy by Homeless Youth, or Youth at Risk of Homelessness, 
services must be provided with a household to staffing ratio not 
exceeding 15 to 1. Where one or more of the Restricted Units are 
limited under Department Regulatory Agreements to occupancy by 
Homeless persons with disabilities, services must be provided with a 
household to staffing ratio not exceeding 25 to 1. Where one or more 
of the Restricted Units are limited under Department Regulatory 
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Agreements to occupancy by other special needs populations, 
services must be provided with a household to staffing ratio not 
exceeding 40 to 1.   

 
g. Estimated itemized budget, and sources of funding for services;  

 
h. Identification of outcome measures to be tracked, description of the 

data to be collected for each measure, and explanation of the methods 
for data collection and entry. Sample forms may be requested by the 
Department; and  

 
i. Other information needed by the Department to evaluate the 

Supportive Services to be offered consistent with the Program. 
 

j. If a service provider has been selected, Commitment letter(s) or 
MOU(s) documenting how the complete development and 
management team (which may include the Applicant, developer, 
property manager, lead service provider, etc.) are connected and 
will work together on the Project. (See Section 304, 2.c. for 
potential points) 
 

k. Property management and tenant and participant selection 
policies submitted with the Homekey application will be 
evaluated for the following consistent with state Housing First 
requirements. These documents must identify, describe, and 
utilize Housing First and low-barrier tenant/participant selection 
processes that prioritizes those with the highest needs for 
available housing. The descriptions of the use of Housing First 
and tenant/participant selection in this Supportive Services plan 
must be consistent with the property management and 
tenant/participant selection policies. Applicants should review the 
recently passed Assembly Bill No. 1991 (Chapter 645, Statutes 
of 2022) to inform the Project’s property management and 
tenant/participant selection policies. The property management 
and tenant/participant selection policies should address the 
following and be consistent with state Housing First 
requirements, as well as other Homekey Program Requirements: 
 
ii. Applicant eligibility and screening standards 

 
iii. Confidentiality 

 
iv. Substance abuse policy 

 
v. Communication between property manager and Supportive 

Services staff 
 

vi. Eviction policies and eviction prevention procedures 
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vii. Process for assisting tenants and participants to apply for 
different forms of cash and non-cash benefits to aid the 
household in retaining their housing, if needed 

 
viii. How potential tenants and participants and in place tenants 

and participants will be assisted in making reasonable 
accommodation requests, in coordination with the services 
provider and persuasive to outside entities, such as Housing 
Authorities, to ensure that persons with disabilities have 
access to and can maintain housing 

 
ix. Policies and practices to facilitate voluntary moving on 

strategies 
 

x. Appeal and Grievance Procedures 
 

iv. Applicants shall provide a written non-discrimination policy that complies 
with the requirements in Section 505. 

 
v. Applications must include an overview of the plan and timeline for any 

required entitlements, permits, and environmental clearances. Eligible 
Applicants will have an opportunity to discuss their land use and 
environmental clearance plans, and related statutory authorities during the 
pre-application consultation. 

 

vi. Applications must answer the following question: what specific actions will 
the Applicant take to ensure equitable access to housing and services for 
groups that are overrepresented among residents experiencing 
homelessness in its jurisdiction, including racial, ethnic and LGBTQ+ 
groups? The response shall reference the latest Continuum of Care (CoC) 
HMIS demographics data to explain.  

 
vii. Applications must provide a concise and reasonably detailed answer to the 

following question: how did the Applicant engage or will engage with the 
Target Population to inform the design of the Project operations and 
Supportive Services?  

 

viii. The Grantee shall have site control of the property at the time of 
application, and such control shall not be contingent on the approval of any 
other party. The status and nature of the Grantee's title and interest in the 
property shall be subject to the Department's approval. Site control may 
be evidenced by one of the following: 

 

a. Fee title, evidenced by a current title report (within 90 days of 

application) showing the Applicant holds fee title, or for tribal trust land, 
a title status report (TSR) or an attorney’s opinion regarding chain of 
title and current title status; 

 

b. A leasehold interest on the property with provisions that enable the 
lessee to make improvements on and encumber the property provided 
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that the terms and conditions of any proposed lease shall permit 
compliance with all program requirements; 

 
c. A leasehold estate held by a Tribal Entity in federal tribal trust lands 

property, or a valid sublease thereof that has been or will be approved 
by the Bureau of Indian Affairs; 

 

d. An executed disposition and development agreement, or irrevocable 
offer of dedication to a public agency; 

 

e. A sales contract, or other enforceable agreement for the acquisition of 
the property; 

 

f. A letter of intent, executed by a sufficiently authorized signatory of the 
Eligible Applicant, that expressly represents to the Department, without 
condition or reservation, that, upon successful application, the Eligible 
Applicant shall purchase or otherwise acquire a sufficient legal interest 
in the property to accomplish the purpose of the award. The letter of 
intent must also be acknowledged by the party selling or otherwise 
conveying an interest in the subject property to the Eligible Applicant. If 
this form of evidence is relied upon at the time of application, the 
Department may impose additional milestones, in the Standard 
Agreement, regarding increased evidence of eventual site control 
closer to the likely close of escrow; or 

 

g. Other forms of site control that give the Department assurance 
(equivalent to items a. through f. above) that the Applicant will be able 
to complete the Project in a timely manner and in accordance with all 
the Program's objectives and requirements. 

 

h. For Applicants proposing sites that will require a use change for 
permanent housing, there should be a commitment and plan to facilitate 
or expedite those processes, so as to not delay expenditure and 
occupancy requirements. 

 

ix. A preliminary title report for each site, dated within 15 days of the 
application submittal. 

 
x. The Eligible Applicant or Co-Applicant applying for the Homekey funding is 

the entity that the Department relies upon for experience and capacity, and 
will control the Project during acquisition, development, and occupancy. 

 

xi. A detailed development plan that supports acquisition of a site, completion 
of Rehabilitation or construction, occupancy, and fund expenditure before 
all program deadlines, factoring in entitlements, permits, procurement, 
potential construction delays and supply chain issues, and demonstrates 
evidence of strong organizational and financial capacity to develop the 
Project. 

 

xii. Assisted Units and other units of the Project must meet all applicable state 
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and local building standards pertaining to rental housing and manufactured 
housing, including but not limited to requirements for minimum square 
footage, and requirements related to maintaining the Project in a safe and 
sanitary condition. 

 

xiii. Applicants and Co-Applicants must be in good standing with the State of 
California and all agencies and departments thereof. By way of example 
and not limitation, an Applicant and Co-Applicant must be qualified to do 
business in the State of California and must be in good standing with the 
California Secretary of State and the California Franchise Tax Board. 
Applicants that are delinquent in meeting the material requirements of 
previous Department awards may, in the Department’s reasonable 
discretion, fail threshold review. 

 
xiv. The Department will require Eligible Applicants to submit a complete 

application with all required documents. The Department reserves the right 
to request clarification of unclear or ambiguous statements made in an 
application and other supporting documents. The following items must be 
submitted with the application: 

 
a. Completed application workbook with all worksheets and supplemental 

information completed; 
 

b. Required documents from each Eligible Applicant and Co-Applicant as 
applicable, including but not limited to: 

 
i. Executed resolutions attested to by a person other that the person 

identified as the authorized signatory. If there is more than one 
authorized signatory identified, state whether one or all signatories 
are required to submit and execute program documents. If the 
application is being signed by a designee of the authorized 
signatory, the Applicant must also submit a designee letter or other 
proof of signing authority; 

 
ii. Payee Data Record or Taxpayer Identification Number (TIN) form; 

 
iii. Evidence of tax-exempt status from the Internal Revenue Service 

(IRS) or Franchise Tax Board, if applicable; 
 

iv. Signature block uploaded in Microsoft Word format; 
 

v. Organizational chart that depicts the organizational structure of the 
entities in relation to the Applicants; and 

 
vi. Organizational documents supporting the resolutions submitted with 

the application. The Department reserves the right to request 
additional documentation at any point to verify an entity’s authority 
and/or organizational structure. 
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xv. Appraisal for all conversion, acquisition, and new construction uses as 
defined in Section 201. The appraisal must be in compliance with the 
Homekey requirements outlined in the Homekey Appraisal Guidance 
document on the Homekey website: Homekey 3.0 Appraisal Guidance. 

 
xvi. All Projects seeking funding for Rehabilitation must submit the following: 

 
a. Rehabilitation narrative of current condition of structure(s) and overall 

scope of work; and 
 

b. Physical Needs Assessment (PNA) prepared by a qualified 
independent third-party contractor; 

 
xvii. For Projects seeking funding for master leasing and purchase of 

affordability covenants, a market study prepared within the last year which 
conforms to TCAC guidelines, and/or a rent roll, and/or other supporting 
documentation noted in Section 205; 

 
xviii. All Projects seeking funding for Rehabilitation and new construction are 

required to submit a Phase I Environmental Site Assessment (ESA) which 
was prepared no earlier than 12 months prior to the application due date;  

 

xix. Relocation Assistance Narrative. Applicant shall submit a concise, 
sufficiently detailed narrative to demonstrate its consideration of, and early 
engagement with, applicable relocation assistance laws and requirements. 
This Relocation Assistance Narrative will be evaluated by the Department 
to determine whether a relocation plan is required by law or whether a 
certificate of no-relocation can be issued. The Relocation Assistance 
Narrative does not take the place of these two documents. Grantee shall 
submit either a relocation plan or a certificate of no-relocation as a 
condition of disbursement. See Section 504 for more information.   

 
Applicant’s Relocation Assistance Narrative shall include or identify the 
following: 

 
a. A diagrammatic sketch of the Project site. 

 
b. Clear, high-resolution photographs of the Project site and all 

improvements thereon (e.g., buildings, parking lots, billboards). 
 

c. The projected dates of any Homekey-funded acquisition, construction, 
Rehabilitation, demolition, or similar development activities at the 
Project site. 
 

d. A description of any persons, businesses, or farm operations that will 
or may be displaced from the Project site by the foregoing development 
activities. Applicant shall specify whether any such displacement will 
be permanent or temporary. 
 

https://www.hcd.ca.gov/sites/default/files/docs/grants-and-funding/homekey/Homekey-3-0-Appraisal-Guidelines.pdf
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i. If no such displacement will occur, Applicant shall conclude the 
narrative by expressly confirming that Applicant’s eligible use(s) of 
the funds will not result in the displacement of any persons, 
businesses, or farm operations from the Project site. 

 
ii. If such displacement will occur, Applicant shall further develop the 

narrative by including the additional elements set forth at (e) – (i) 
below. 

 
e. A description and evidence of attempts made to maintain the tenure of 

existing residents that may qualify under the criteria for the Target 
Population. 
 

f. A description of the aggregate relocation needs of the persons, 
businesses, or farm operations that will or may be displaced by the 
Homekey-funded activities. 
 

g. A brief description of how those relocation needs will be met, as well 
as the Applicant’s projected timeline for fully meeting those needs, 
including the dates of planned notices to displaced persons, 
businesses, or farm operations. 
 

h. An identification of the Applicant’s relocation consultant and/or 
relocation services provider in connection with the Project site. 
Applicant shall also submit legible copies of its services contract or 
letter of intent with or to the relocation consultant and/or relocation 
services provider. 
 

i. Applicant’s cost estimate (and associated funding strategy) for 
providing relocation assistance and benefits to the persons, 
businesses, or farm operations that will or may be displaced by the 
Homekey-funded activities. 
 

xx. Enforceable Funding Commitments to cover operations and service costs 

with specific funding sources, including federal, state, local, private, or 

philanthropic sources, for the proposed Project for the first five (5) years, 

and a funding plan covering operations and services costs for ten (10) 

years thereafter, for a total operating budget of fifteen (15) years from the 

recordation of the Affordability Covenant. (See Section 304 1 (b) for 

potential points) 
 

xxi. The Eligible Applicant or Co-Applicant shall demonstrate the following 
minimum experience and capacity requirements: 

 
a. Development, ownership, or operation of a Project similar in scope and 

size to the proposed Project; or development, ownership, or operation 

of at least two affordable rental housing Projects in the last 10 years, 

with at least one of those Projects containing at least one unit housing 
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a tenant or participant who qualifies as a member of the Target 

Population. 

 

b. The property manager and Supportive Services provider shall have 

three or more years of experience serving persons of the Target 

Population. If a property manager or Supportive Services provider is 

not yet selected for the proposed Project, the Eligible Applicant shall 

certify that this requirement will be reflected in any future solicitation or 

memorandum of understanding. 

 

c. Experience administering a Project in accordance with the core 

components of Housing First (Welfare & Institutions Code § 8255). 

 

d. Current capacity to develop, own, and operate the proposed Project. 

For purposes of satisfying this requirement, an Applicant has “capacity” 

if it has adequate staff, capital, assets, and other resources to 

efficiently meet the operational needs of the Project; to maintain the 

fiscal integrity of the Project; and to satisfy all legal requirements and 

obligations in connection with the Project. Evidence of capacity must 

be reasonably acceptable to the Department in form and substance. 

 

xxii. One-for-one replacement of assisted housing 
 

a. If the acquired housing or site is to be redeveloped/repositioned as part 

of the Local Public Entity's overall goal to address the needs of the 

Target Population and the community, the Applicant shall provide as 

part of the application a commitment to ensure one-for-one 

replacement of units. 

 
b. If acquired units will be subsequently combined to add kitchens, create 

larger units, and/or create units with additional bedrooms, the Applicant 

will provide such information in the application and ensure an 

approximate equivalence of square footage available for the benefit of 

Project residents and participants.  
 

c. If the target site is going to be demolished before any occupancy by 

the Target Population, no one-for-one replacement commitment needs 

to be provided. The unit mix will be evaluated based on the Project 

proposal. 
 

d. The application shall include a site map indicating the original target 

housing location and all proposed housing location(s). If all proposed 

housing will be located within the neighborhood, no additional 

documentation is necessary. If replacement housing is proposed 

outside the target neighborhood, the application must also include a 

justification explaining why it is necessary to locate this replacement 
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housing outside the target neighborhood (i.e., offsite) and how doing so 

supports and enables the Target Population to maintain housing. 

 
Section 301. Interim Housing Requirements 
 

1. The Department will only consider an Interim Housing Project application if 
the Applicant demonstrates a need for Interim Housing in its Homekey 
application. The Department in its sole discretion may fail on threshold any 
Interim Housing Project application that does not sufficiently demonstrate a 
need, as described in this Section 301.  

 
In addition to Section 300, Interim Housing Projects will also be evaluated on a 
demonstration of need for Interim Housing based on the following requirements: 
  

i. The Eligible Applicant shall provide the following data:  

 

a. The number of available shelter beds in Applicant’s jurisdiction. 

 

b. The number of people experiencing unsheltered homelessness in the 

homeless PIT. 

 

c. Shelter vacancy rate in the summer and winter months. 

 

d. Percentage of exits from emergency shelters to Permanent Housing.  

 

e. A plan to connect participants to Permanent Housing, describing the 

number and type of Permanent Housing opportunities, how the Project 

will leverage Supportive Services staff to navigate to Permanent 

Housing, and the funding plan to make connections to Permanent 

Housing. 

 

ii. If the Eligible Applicant is entitled to apply directly to the HHAP program, 

then the Eligible Applicant shall provide a description of how the proposed 

Homekey Interim Housing Project aligns with the Local Homelessness 

Action Plan it submitted pursuant to HHAP Round 4, including the extent 

to which HHAP funding does not fully meet the need for Interim Housing. 

  

iii. If the Eligible Applicant did not receive a direct funding allocation under 

HHAP, the Eligible Applicant shall describe how it has worked with HHAP 

recipients in the region and the Continuum of Care (CoC) to coordinate 

and align the proposed Homekey Project with the Local Homelessness 

Action Plan goals and strategies. 

 

iv. If the Eligible Applicant is entitled to apply directly to the HHAP program, 

the Homekey application must also include the Eligible Applicant’s 

approved Local Homelessness Action Plan pursuant to HHAP Round 4, 

which clearly states the need for Interim Housing.  
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2. Interim Housing Projects awarded Homekey funding pursuant to this NOFA 

may apply to convert to Permanent Housing in accordance with this section. 
Approval to convert an Interim Housing Project to a Permanent Housing 
Project shall be within the Department’s sole and reasonable discretion. 
Grantees shall meet the following requirements in order to convert Interim 
Housing Projects to Permanent Housing Projects:  
 
i. The Project shall operate as an Interim Housing Project for a minimum of 

five (5) full years following the recordation of the Affordability Covenant 

referenced in Section 208 of this NOFA and prior to relocating participants 

to begin conversion to Permanent Housing.  

 

ii. Any new special purpose entity with a proposed ownership interest in the 

converted Homekey Project must be already formed and approved by the 

Department.  

 

iii. Submission of a Department-approved conversion plan, which must 

include the following:  

 

a. Brief overview of conversion strategy, including the details of the 

Rehabilitation or construction (e.g., whether the conversion will 

involve an occupied Rehabilitation or a phased conversion), 

 

b. Timeline for conversion, including estimated start and completion 

dates,  

 

c. An identification of the supplemental sources of funding being used 

to complete the Rehabilitation or construction, 

 

d. An identification of the Target Population to be served. If the Project 

was awarded additional points to serve specific subsets of the 

Target Population (such as Chronically Homeless, Homeless, 

Homeless Youth, or Youth at Risk of Homelessness), then the 

specific Target Population and count must be maintained unless 

otherwise approved by the Department. 

 

e. Planned number of units and amenities after conversion.  

 

1. The number of post-conversion units must be greater than or 

equal to the number of pre-conversion units, or the post-

conversion living space square footage must be greater than 

or equal to the pre-conversion living space square footage. 

  

2. Post-conversion amenities must be greater than or equal to 

pre-conversion amenities (both in quality and in number).  
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f. An acknowledgement of all applicable federal, state, and local 

relocation law. 
 

Section 302. Single-Family Scattered Site Housing Requirements  
 

As described in Section 203 and Section 207(1)(b), the Department may conditionally 
award up to four (4) single-family home scattered site housing Projects up to $10 million 
each to a single Applicant. Applicants for this Project type must meet all requirements 
identified in Section 300, and submit all documents required in the Application Upload 
Checklist with the following exceptions: 

 
i. Eligible Projects under this Project type must meet the following threshold 

requirement, sixty (60) days from the date of the conditional award. Failure to 
meet this requirement will rescind the conditional award. 

 
a. Evidence of site control, as defined in Section 300. 

 
ii. Eligible Projects under this Project type must meet the following threshold 

requirements, ninety (90) days from the date of the conditional award. 
Failure to meet these requirements will rescind the conditional award. 

 
a. Relocation narrative, as defined in Section 300; 

 
b. Appraisal, as noted in the Application Upload Checklist; 

 
c. PNA or equivalent evidence of Rehabilitation costs, as noted in the 

Application Upload Checklist; and 
 

d. Phase 1 ESA or equivalent, as noted in the Application Upload 
Checklist.  

 
Section 303. Other Requirements 
 

i. Homekey may fund all units in a Project or a portion of the units. If 
seeking Homekey funding for a portion of the units in a given Project, 
Applicants must identify committed sources for the non-Homekey 
units. The non-Homekey units are not required to serve the Homekey 
Target Population and may therefore be restricted at higher AMI 
levels, which may help promote Project feasibility.   
 

a. If, at the time of acquisition, an existing tenant’s household 
income is at or below 50 percent AMI, but the tenant does not 
qualify as a member of the Target Population, the tenant may 
remain in place and the unit may still be funded by Homekey. 
When, in the course of normal tenant turnover, the ineligible 
household moves from the unit, the unit shall thereafter be 
occupied by the Target Population. There should be no more 
than 49 percent of the Assisted Units that do not meet the 
Target Population at the time of acquisition. An existing 
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household who meets the Target Population definition or was a 
member of the Target Population at the time they moved into 
the property will not be counted towards the 49 percent cap. 
Evidence confirming that existing tenants qualify as either at or 
below 50 percent AMI or Target Population will be required of 
the Applicant. 

 
ii. At year 15 from the recordation of the Affordability Covenant, in 

circumstances where the Grantee has exhausted available operating funding 
and demonstrated to the Department that the Project is no longer feasible, 
the Department may approve an increase in income levels, to the minimum 
extent required for fiscal integrity, in five percent increments of Assisted Units 
up to 50 percent AMI. 
 

iii. The Department reserves the right to set restrictions on the unit mix, rent 
levels, and other factors deemed necessary. To the maximum extent 
possible, these changes shall minimize the impact on the lowest income 
Project residents and shall be phased in as gradually as possible. If, following 
any increase in rents and income limits, or modification of Target Population 
occupancy requirements, new resources become available, or market 
demand changes, allowing reversion to the former income and rent limits or 
Target Population occupancy requirements, the Department may re- impose 
these income limits and rent limits or Target Population occupancy 
requirements, in whole or in part, subject to an analysis of Project feasibility. 
 

iv. In addition to Section 300 above, Applicants purchasing affordability 
covenants and restrictions will also be evaluated on the following 
requirements: 
 

a. The Grantees that purchase affordability covenants and restrictions for 
existing residential units shall restrict those units to individuals and 
families who are Homeless or who are At Risk of Homelessness, as 
defined in 24 CFR part 578.3. Such restriction shall run for 55 years. 
 

v. In addition to Section 300 above, master leasing Projects will also be 
evaluated on the following requirements: 

 
a. The Grantee shall provide a 15-year plan from the recordation of the 

Affordability Covenant to cover operations and service costs for the 
Project with specific funding sources 
(government/philanthropic/private).  
 

vi. The Grantee shall not, for the duration of this Agreement, sell, assign, 
transfer, or convey the Project, or any interest therein or portion thereof, 
without the express prior written approval of the Department. 

 
Section 304. Application Scoring Criteria 
 

In addition to meeting the other minimum program requirements outlined in Article III, 
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Applicants must score a minimum of 100 points to be eligible for funding. Scores will 
be based on the following: 

Table 5: Homekey Application Scoring Criteria 

Categories and 
Maximum Point 

Scores 
Evaluation Criteria 

1. Ability to secure

site and 
demonstration of 
sustained 
operating 
leverage
(Up to 70 Points) 

a. Identification of the site suitable for development and evidence of
site control, or a plan and timeline for obtaining site control along
with other supporting evidence (e.g., letter of intent, an exclusive
negotiating agreement, ground lease, etc.). NOTE: Sections 300-
303 of this NOFA further outline site control requirements related
to specific Project type. (up to 20 points)

- Fee title/leasehold (20 points)

- Option agreement/sales contract (20 points)

- Exclusive negotiating agreement (15 points)

- Letter of intent (15 points)

b. Documented commitment of non-Homekey rental or operating
subsidies that will be used to maintain the ongoing affordability of
the Project. (up to 40 Points)

i. Applicant contribution of non-Homekey Enforceable Funding
Commitments for operating subsidies, including, but not limited
to, Project-based vouchers, VASH vouchers, Faircloth to RAD
conversions, tenant-based vouchers, or locally funded rental
assistance.

- One point five (1.5) points for each 5 percent increment
of non-Homekey operating subsidies covering Operating
Expenses in the first 5 years of Project operations. (up to
30 points)

ii. The length and strength of non-Homekey operating funding
leveraged to cover operating costs committed beyond the
required five years of initial Project operations. Score is based
on weighted commitment type, percentage of costs covered,
and length of commitment.

- One (1) point for each year beyond the first five (5) years
through year fifteen (15) of Project operations. (up to 10
points)
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Categories and 
Maximum Point 

Scores 
Evaluation Criteria 

Weighted Point Value by Type 

Sustained source 1 

Subsidy carried by the tenant or participant 0.5 

Intent to pursue funding 0.25 

 

 
c. For any Project where the average total cost per Assisted Unit is 

below the minimum baseline per door, one (1) point will be 
assigned for every $10,000 under the baseline amount. (up to 10 
points) 

 
 
 
 
 
 
 
 
 
 
 

 
 
 

This section is intentionally blank. 
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Categories and 
Maximum Point 

Scores 
Evaluation Criteria 

2. Experience and 
Coordination 

(Up to 40 points) 

a. Demonstration of Applicant or member(s) of development team’s 
experience in development, ownership, or operation of a 
Project(s) similar in scope and size to the proposed Project. 
NOTE: Sections 300-303 of this NOFA further outline threshold 
experience requirements. 

 
 -  Five (5) points awarded for each additional Project 

beyond the base threshold requirement (development, 
ownership, or operation of affordable rental housing or 
interim Projects in the last ten (10) years serving at least 
one member of the Target Population). (up to 15 points) 

 
b. Demonstration of service provider’s experience helping persons 

address barriers to housing stability and providing other support 
services, not necessarily within a housing Project. Service 
provider may be Applicant, or a member of the development team 
described in Applicant’s response to point category 2.c., below. 
Service provider experience must be with the specific 
population(s) housed within the Homekey units to count toward 
points in this section (e.g., families, singles, Homeless Youth, 
Chronically Homeless) and must describe how the Supportive 
Services are culturally and linguistically competent for persons of 
different races, ethnicities, sexual orientations, gender identities, 
and gender expressions. NOTE: Sections 300-303 of this NOFA 
further outline threshold experience requirements. 
 

-    1 point awarded for each year of service experience, after 3 
years. (up to 10 points) 

 
c. Commitment letter(s) or MOU(s) documenting how the complete 

development and management team (which may include 
Applicant, developer, property manager, lead service provider, 
etc.) are connected and will work together on the Project. 
Applicants are encouraged to complete due diligence checklists to 
ensure all members of the team are aware of roles and 
responsibilities. (up to 15 Points) 
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Categories and 
Maximum Point 

Scores 
Evaluation Criteria 

3. Community 
impact and site 
selection 

(Up to 76 points) 

a. The Project serves specific sub-populations (20 points) 
- 25% or more of Assisted Units are reserved for those 

experiencing Chronic Homelessness (20 points); OR 
- 50% or more of Assisted Units are reserved for those 

experiencing Homelessness (20 points); OR 
- 25% or more of Assisted Units are reserved for Homeless 

Youth or Youth at Risk of Homelessness (20 points); 
 
b. Assisted Units include units for large family housing types (10 

points) 
 

- At least twenty-five percent (25%) of the Assisted Units in the 
Project shall be three-bedroom or larger units, AND 

- At least an additional twenty-five percent (25%) of the Assisted 
Units in the Project shall be two-bedroom or larger units, 
consistent with TCAC Regulations (4 CCR § 10325(g)(1)(A-I)), 
(10 points) 

 
c. If proposed Project is Permanent, Applicant waives any potential 

accommodation by the Department to increase income limits at 
year 15 from the recordation of the Affordability Covenant, as 
described in Section 303 (ii). (up to 20 points) 

 
- At least 25% of Assisted Units restricted (3 points) 
- At least 50% of Assisted Units restricted (5 points) 
- At least 75% of Assisted Units restricted (10 points) 
- 100% of Assisted Units restricted (20 points) 

 
d. The extent to which the Project commits to being accessible to 

persons with disabilities. (up to 10 points) 
 

- Exceeds the state and federal accessibility requirements set 
forth in Section 505, specifically providing a minimum of 15 
percent of units with features accessible to persons with 
mobility disabilities, as defined in 24 C.F.R. Section 8.22 and 
the parallel ADAAG 2010 and CBC provisions; (5 points) 

 
- A minimum of 10 percent of units with features accessible to 

persons with hearing or vision disabilities, as defined in 24 
CFR Part 8.22 and the parallel ADAAG 2010 and CBC 
Chapter 11B provisions. (5 points) 

 
e. Site Selection (Up to 12 points; Up to 16 points for Rural 

Projects; Up to 15 Points for Youth Projects) 
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Categories and 
Maximum Point 

Scores 
Evaluation Criteria 

i. The Project site is located within 1/2 mile of a bus rapid transit 
station, light rail station, commuter rail station, ferry terminal, 
bus station, or public bus stop OR the Project includes an 
alternative transportation service for residents (e.g., van or 
dial-a-ride service), if costs of obtaining and maintaining the 
van and its service are included in the budget and the 
operating schedule is either on demand by tenants and 
participants or a regular schedule is provided. (4 points) 

 
The Project site is in proximity to essential services: 
 

ii. Grocery store – a full-scale grocery store/supermarket where 
staples, fresh meat, and fresh produce are sold.  (up to 2 
points) 
 

-     within 1/2-mile radius of Project (2 points)  
-     within 1 mile radius of Project (1 point) 
-     within 1 mile radius for Projects in Rural Areas (2 points) 
-     within 2 miles radius for Projects in Rural Areas (1 point)  

 
NOTE: If applying for TCAC, it is advisable that the grocery 
store be at least 25,000 gross interior square feet. 
 

iii. Health facility – a medical clinic with a physician, physician’s 
assistant, or nurse practitioner on-site for a minimum of 40 
hours each week, or hospital (not merely a private doctor’s 
office). (up to 1 point) 
 
     -     within 1/2-mile radius of Project (1 point)  
     -     within 1 mile radius of Project (1/2 point) 
     -     within 1 mile radius for Projects in Rural Areas (1 point) 
     -     within 2 miles radius for Projects in Rural Areas (1/2 

point)  
 
A qualifying medical clinic must accept Medi-Cal payments, or 
Medicare payments, or Health Care for the Homeless, or have 
an equally comprehensive subsidy program for low-income 
patients; 
 

iv. Library – a book-lending public library. (up to 1 point)  
     -     within 1/2-mile radius of Project (1 point)  
     -     within 1 mile radius of Project (1/2 point) 
     -     within 1 mile radius for Projects in Rural Areas (1 point) 
     -     within 2 miles radius for Projects in Rural Areas (1/2 

point) 
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Categories and 
Maximum Point 

Scores 
Evaluation Criteria 

v. Pharmacy – may be included in a grocery store or health 
facility. (up to 2 points)  
 
    -      within 1/2-mile radius of Project (2 points)  
     -     within 1 mile radius of Project (1 point) 
     -     within 1 mile radius for Projects in Rural Areas (2 

points) 
     -     within 2 miles radius for Projects in Rural Areas (1 

point)  
 

vi. A public park or a community center accessible to the general 
public. (up to 1 point)  
 
     -     within 1/2-mile radius of Project (1 point)  
     -     within 1 mile radius of Project (1/2 point) 
     -     within 1 mile radius for Projects in Rural Areas (1 point) 
     -     within 2 miles radius for Projects in Rural Areas (1/2 

point)  
 

vii. High speed internet service, with a minimum average 
download speed of 25 megabits/second must be made 
available to each Unit for a minimum of 15 years, free of 
charge to the tenants and participants, and available within six 
months of the Project’s placed-in-service date. Documentation 
of internet availability must be included in the application. (up 
to 2 points)  
 
     -     2 point 
     -     3 points for rural Projects 
 

viii. For Projects with units serving Homeless Youth: community 
colleges, universities, trade schools, apprenticeship programs, 
employment programs, childcare centers for parenting youth, 
and/or community centers for youth (e.g., LGBTQ+ centers, 
drop-in youth centers). (up to 2 points) 

 
- at least two amenities located within 1 mile radius of 

Project (2 points) 
  

4. Relocation 
Impacts 
(Up to -20 
points)  

a. For any Project resulting in the permanent displacement of 
residents (not businesses or farm operations), as outlined below: 

 
- The Project permanently displaces existing residents in 

5% of total units. (- 5 points) 
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In the event of program oversubscription, where Applicants have the same score and 
the same date and time stamp, the Department may consider additional criteria as a 
tiebreaker, including, but not limited to, cost-effectiveness, community impact, 
affirmatively furthering fair housing, innovative housing types, tenant and participant 
stability and proximity to transit, and services and amenities. 

Negative Points Policy 

The Department’s Negative Points Policy (Administrative Notice Number 2022-01), 
dated March 30, 2022 or as amended and in effect prior to the established application 
due date as  published on the Department’s website and as updated herein, is hereby 
incorporated by this reference to the Homekey Round 3 NOFA as if set forth in full 
herein, and shall apply with equal force as all other provisions set forth herein. The 
Department shall implement the Negative Points Policy with reasonable and necessary 
discretion to advance Homekey policy and funding goals. 

As a reminder, if an Applicant receives points in any of the scoring categories and 
subsequently fails to meet the deliverable, the Applicant may be subject to future 
negative points. 

If the Applicant is subject to a negative points assessment based on the criteria outlined 
in the Department’s Negative Points Policy, the Department shall notify the Applicant in 
writing in an initial point score letter, and will provide an opportunity to appeal that 
negative points assessment pursuant to the appeals process as set forth in this NOFA. 

Article IV. Application Submission, Review, and Award Process 

Section 400. Application Process and Submission 

For OTC funding, applications will be accepted and evaluated on a first-come, first-
served basis at any time from the release of the application until July 28, 2023, or until 
the available funds are exhausted, whichever occurs first. Funds are awarded to those 
Applicants that meet the minimum threshold criteria, including the minimum point score. 

Homekey Round 3 application materials must be submitted electronically to the 
Department’s website. 

Electronic Submission - Requirements for uploading the Homekey Round 3 application 
and required supporting documentation, including naming conventions, are described in 

Categories and 
Maximum Point 

Scores 

 5. Negative
Points

   

Evaluation Criteria 

 - Applicants lose one point (up to an additional 15 points)
for each additional percentage point of househol ds 
displaced out of total units.

 

 a. Negative Points assessed by the Department to the Applicant 

https://www.hcd.ca.gov/sites/default/files/docs/grants-and-funding/negative-points-policy-updated-110122.pdf
https://www.hcd.ca.gov/grants-and-funding
https://www.hcd.ca.gov/sites/default/files/docs/grants-and-funding/negative-points-policy-updated-110122.pdf
https://homekey.hcd.ca.gov/
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the Homekey Round 3 application instructions/checklist tab. Applicants must upload all 
complete application materials to the Department’s website no later than 5:00 p.m. 
Pacific Daylight Time on Friday July 28, 2023, to the extent that funds remain available 
at that time. 
 

Application packages that are incomplete or that do not meet the filing requirements will 
not be considered for funding but may be amended and resubmitted. Applications must 
be on the Department’s forms and forms cannot be altered or modified by the Applicant. 
Excel forms must be submitted in Excel format, not as a PDF document. 
 

i. Applications will be prioritized as described in Section 203. 
 

ii. The Department will evaluate applications for compliance with the 
minimum program requirements set forth in this NOFA. 

 

iii. After each Applicant has been certified to meet the minimum program 
requirements, each Project must receive a minimum overall score of 100 
points, as outlined in Section 304, to be considered for a funding award. 

 

iv. Each Applicant and Co-Applicant shall submit an authorizing resolution 
that, in the Department’s reasonable determination, materially comports 
with the Program’s requirements and is legally sufficient. In addition, each 
Co-Applicant shall submit a complete set of its organizational documents 
(including any amendments thereto). The Department will not execute the 
Standard Agreement until it receives the foregoing documentation, as 
specified. 

 

v. Applicant shall provide documentation of its ability to obtain the insurance 
coverages outlined in Article VIII of this NOFA. 

 

vi. The application is a public record, which is available for public review 
pursuant to the California Public Records Act (CPRA) (Division 10 
(commencing with Section 7920.000) of Title 1 of the Government Code). 
After final Homekey awards have been issued, the Department may 
disclose any materials provided by the Applicant to any person making a 
request under the CPRA. The Department cautions Applicants to use 
discretion in providing information not specifically requested, including but 
not limited to, bank account numbers, personal phone numbers, and 
home addresses. By providing this information to the Department, the 
Applicant is waiving any claim of confidentiality and consents to the 
disclosure of submitted material upon request. 

 

vii. The Department reserves the right to do the following: 
 

a. Score an application as submitted even if information is missing from 
the application; 

 

b. Request clarification of unclear or ambiguous statements made in an 
application or request additional clarifying documentation or 
information; and 
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c. Upon the final application due date or the date when funds are 
exhausted, whichever is earlier, deploy unused funds from an 
undersubscribed allocation to fund other Eligible Applicants for other 
subsets of the Target Population. 

 
viii. The Department will review, and score based on information provided in 

the application. If there is a significant departure from the application after 
a Project has been awarded, the Department may re-evaluate the 
Project’s score, reduce the grant amount, or assign negative points to the 
Applicant. 

 

Section 401. Pre-Application Consultation and Technical Assistance 
 

The Department requires all Applicants to engage in a pre-application Project survey 
prior to applying. The survey will allow the prospective Applicant to provide basic 
information about the proposed Project, along with other applicable programmatic 
considerations, including those related to site acquisition; the CEQA, land use and land 
entitlements; CoC coordination and services partnerships; and long-term financing 
approaches. Based on the information provided in the pre-application survey, the 
Department may require a pre-application consultation to further discuss the details of 
the Project. Applicants will also be able to request a pre-application consultation using 
the pre-application survey if they would like to meet with Homekey program staff to 
consult prior to applying. Information on when pre-application consultations will be 
available will be posted on the Homekey website. 
 

Section 402. Award Process 
 

The Department will send an award letter to the successful Applicant. Funds will be 
disbursed after the Standard Agreement has been fully executed and approved by the 
Department unless the Standard Agreement specifies conditions precedent to 
disbursement. 

 
Please see Section 102 for further details on Standard Agreement and fund disbursement 
timelines. 
 

The Department may issue Homekey acquisition funds directly to an escrow company 
that has been approved by the Department if the full award is toward acquisition. The 
Applicant shall identify the name and address of the escrow company, the name of the 
escrow officer, the escrow number, and any other information requested by the 
Department. 
 

Section 403. Appeals  
 

1. Basis of Appeals. 

i. Applicants may appeal the Department’s written determination that an 
application is incomplete, has failed threshold review, or has otherwise 
been determined to provide an insufficient basis for an award. 

 

ii. No Applicant shall have the right to appeal a decision of the Department 

https://www.hcd.ca.gov/grants-and-funding/homekey
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relating to another Applicant’s application (e.g., eligibility, award). 
 

iii. Any request to appeal the Department’s decision regarding an 
application shall be reviewed for compliance with this NOFA. All 
decisions rendered shall be made by the Director or his/her designee. 
The decision shall be final, binding, and conclusive, and shall constitute 
the final action of the Department. 

 
iv. The appeal process provided herein applies solely to decisions of the 

Department made pursuant to this NOFA. 
 

2. Appeal Process and Deadlines. 
 

i. Process: To file an appeal, Applicants must submit to the Department, 
by the deadline set forth below, a written appeal which states all 
relevant facts, arguments, and evidence upon which the appeal is 
based. Furthermore, the Applicant must provide a detailed reference to 
the area or areas of the application that provide clarification and 
substantiation for the basis of the appeal. No new or additional 
information will be considered if this information would result in a 
competitive advantage to an Applicant. Once the written appeal is 
submitted to the Department, no further information or materials will be 
accepted or considered thereafter. Appeals are to be submitted to the 
Department at homekeyappeals@hcd.ca.gov according to the deadline 
set forth in the Department’s review letter. 
 

ii. Filing Deadline: Appeals must be received by the Department no later 
than five (5) business days from the date of the Department’s threshold 
review, or initial score letter, as applicable, representing the 
Department’s decision in response to the application. 

 

3. Decision. 
 

Any request to appeal the Department’s decision regarding an application 
shall be reviewed for compliance with this NOFA. All decisions rendered 
shall be final, binding, and conclusive, and shall constitute the final action 
of the Department.  

 

Article V – Other Program Requirements 
 

Section 500. Article XXXIV 
 

Per HSC Section 37001, subdivision (h)(5), article XXXIV, section 1 of the California 
Constitution (Article XXXIV) is not applicable to development that consists of the 
acquisition, Rehabilitation, reconstruction, alterations work, new construction, or any 
combination thereof, of lodging facilities or dwelling units using moneys received from 
the CSFRF established by the federal American Rescue Plan Act of 2021 (ARPA) 
(Public Law 117-2). As such, Article XXXIV is not applicable to Homekey-funded 
development. 
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Section 501. Housing First 
 

The Eligible Applicant shall certify to employ the core components of Housing First, as 
set forth at Welfare and Institutions Code section 8255, subdivision (b), in its property 
management and tenant and participant selection practices. Projects shall accept 
tenants and participants regardless of sobriety, participation in services or treatment, 
history of incarceration, credit history, or history of eviction in accordance with practices 
permitted pursuant to Housing First practices, including local Coordinated Entry System 
prioritization protocols, or other federal or state Project funding sources. 
 

Section 502. Tenant and Participant Selection 
 

Referrals to Homekey Assisted Units shall be made through the local Coordinated Entry 
System (CES) or another comparable prioritization system based on greatest need. All 
referral protocols for Homekey Assisted Units must be developed in collaboration with 
the local CoC and implemented consistent with the requirements set forth in this NOFA. 
CoC collaboration in Project and Supportive Services design is also strongly 
encouraged to help target and serve greatest need populations. If referrals will be made 
using a prioritization system other than CES, the Applicant must describe the plan for 
tenant and participant selection, and it shall be reasonably detailed and comprehensive, 
as determined by the Department in its sole and absolute discretion. For Grantees 
utilizing HOME-ARP funds as match, this includes descriptions of any systems that are 
consistent with HOME-ARP referral methods as described in HUD Community Planning 
and Development (CPD) Notice 21-10. 
 

Section 503. Participation in Statewide HDIS/HMIS 
 

Pursuant to Assembly Bill 977 (Statutes of 2021-22), Grantees who have been awarded 
Department funding under the Homekey program must enter Universal and Common 
Data Elements as defined by HUD on the individuals and families served into the 
Homeless Management Information System (HMIS), for Projects that will have 
completed permanent conversion of Department funds effective January 1, 2023, and 
later. 
  

Section 504. Relocation 
 
In addition to the Relocation Assistance Narrative required in Section 300 xix. submitted 
at the time of application, before the Homekey award will be disbursed, Grantee must 
submit either: 
 

a. A Department-approved relocation plan; or 
 

b. A Department-issued Certification Regarding Non-Application of Relocation 
Benefits and Indemnification Agreement (certificate of no-relocation), which 
has been duly executed and approved by the Department. 

 

Grantee must comply with all applicable federal, state, and local relocation law. 
Pursuant to relocation law, a Grantee must have a relocation plan prior to proceeding 
with any phase of a Project or other activity that will result in the displacement of 
persons, businesses, or farm operations. To ensure that displaced persons and entities 
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do not suffer a disproportionate impact as a result of Projects which benefit the public, 
all notices to vacate and relocation services must be provided to them in accordance 
with applicable law.  
 
The Department will identify its form, substance, and submittal requirements for these 
relocation documents in the Homekey application materials. Where the Grantee’s 
activities will or may result in displacement, the Grantee’s development budget shall 
include enough funds to pay all costs of relocation benefits and assistance. Any 
modifications to the foregoing process requirements must be approved in advance by 
the Department in writing. 
 

Section 505. Accessibility and Non-Discrimination 
 

All developments shall adhere to the accessibility requirements set forth in California 
Building Code Chapter 11A and 11B and the Americans with Disabilities Act, Title II. In 
addition, developments shall adhere to either the Uniform Federal Accessibility 
Standards (UFAS), 24 C.F.R. Part 8, or HUD's modified version of the 2010 ADA 
Standards for Accessible Design (Alternative 2010 ADAS), HUD-2014-0042-0001, 79 
F.R. 29671 (5/27/14) (commonly referred to as "the Alternative Standards" or "HUD 
Deeming Memo"). Accessible units shall, to the maximum extent feasible and subject to 
reasonable health and safety requirements, be distributed throughout the Project and be 
available in a sufficient range of sizes and amenities consistent with 24 CFR part 8.26. 
 

Grantees shall adopt a written non-discrimination policy requiring that no person shall, 
on the grounds of race, color, religion, sex, gender, gender identity, gender expression, 
sexual orientation, marital status, national origin, ancestry, familial status, source of 
income, disability, age, medical condition, genetic information, citizenship, primary 
language, immigration status (except where explicitly prohibited by federal law), 
arbitrary characteristics, and all other classes of individuals protected from 
discrimination under federal or state fair housing laws, individuals perceived to be a 
member of any of the preceding classes, or any individual or person associated with any 
of the preceding classes be excluded from participation in, be denied the benefits of, or 
be subjected to discrimination under, any program or activity funded in whole or in part 
with program funds made available pursuant to this NOFA. 
 

Grantees shall comply with the requirements of the Americans with Disabilities Act of 
1990, the Fair Housing Amendments Act, the California Fair Employment and Housing 
Act, the Unruh Civil Rights Act, Government Code section 11135, Section 504 of the 
Rehabilitation Act of 1973, and all regulations promulgated pursuant to those statutes, 
including 24 CFR Part 100, 24 CFR Part 8, and 28 CFR Part 35. 
 

Section 506. Prevailing Wages 
 

Applicant's contemplated use of Homekey funds is subject to California's prevailing wage 
law (Lab. Code, § 1720 et seq.). Applicant is urged to seek professional legal advice 
about the law's requirements. Prior to disbursing the Homekey funds, the Department 
will require a certification of compliance with California's prevailing wage law, as well as 
all applicable federal prevailing wage law. The certification must verify that prevailing 
wages have been or will be paid, and that labor records will be maintained and made 
available to any enforcement agency upon request. The certification must be signed by 
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the general contractor(s) and the Grantee. 
 

Section 507. Environmental Clearances 
 

The Department encourages Eligible Applicants to fully engage with the Department’s 
technical assistance and to consider the CEQA exemption set forth at HSC section 
50675.1.4 and the provision for land use consistency and conformity set forth at HSC 
section 50675.1.3, subdivision (i). 
 

Applicants should consult with their counsel for legal advice in construing application of 
the foregoing exemptions to their Project. It is entirely within an Applicant’s discretion to 
determine whether to use the statutory CEQA exemption, whether the exemption 
applies to the Applicant’s proposed activity, or whether some other mechanism applies 
and could be used to satisfy obligations under CEQA. 

 
Applicants must provide National Environmental Clearance Act (NEPA) clearance, as 
applicable. According to the National Environmental Policy Act (NEPA), Grantees must 
consider environmental impacts early in the planning process before decisions are 
made, and actions are taken. The Project must assess environmental impacts if a 
Project has applied for HUD assistance (HOME, CDBG, PBVs, Choice Neighborhoods 
Grant, ShelterCare Plus, etc.). HUD’s regulations prohibit grant recipients and their 
partners/contractors from committing or spending HUD or non-HUD funds on an activity 
that could limit the choice of reasonable alternatives before completing the 
environmental review process. The prohibition of choice-limiting actions does not apply 
to commitments of non-federal funds before the Project has applied for HUD funding. 
When an application is submitted for a federal grant/loan, all activity must stop until the 
environmental review process is complete. 
 
There is no flexibility or waiver of NEPA environmental review requirements. The 
Project must receive an Authority to Use Grant Funds (AUGF) before the Project 
proceeds with the acquisition or physical activities, including non-HUD-funded activities. 
A choice-limiting action can result in a violation that jeopardizes HUD funding for the 
Project. 
 

The prohibition on choice-limiting actions prohibits physical activity, including 
acquisition, Rehabilitation, and construction, as well as contracting for or committing to 
any of these actions before completion of the environmental review. Some examples of 
choice-limiting actions are: 

 

• Acquisition 

• Rehabilitation 

• Demolition 

• Site improvements (including site clearance/grubbing) 

•    Leases or Transfers 

• Entering into contracts such as construction bidding 

• A change in Project conditions or unexpected conditions arise 
 
Choice-Limiting Actions are not: 
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• Plans or designs 

• Activities necessary to support an application for federal, state, tribal, or local 
permits 

•   Option agreement on a proposed property (make sure that the contract is    
contingent on environmental review clearance and don’t close escrow before the 
review process is complete) 

 
The Department does not determine which Projects will require NEPA clearance.  
Applicants shall provide the Department a status of any required NEPA review at the 
time of application. 

 
For more information, visit the HUD Exchange, review the Department’s CDBG-DR 
Environmental Review guidance, or contact the Department’s Environmental Services 
Team at NEPA@hcd.ca.gov. 

 
Section 508. Land Use 
 
Pursuant to HSC section 50675.1.3, subdivision (i), Homekey Projects “shall be deemed 
consistent and in conformity with any applicable local plan, standard, or requirement, 
and any applicable coastal plan, local or otherwise, and allowed as a permitted use, 
within the zone in which the structure is located, and shall not be subject to a conditional 
use permit, discretionary permit, or any other discretionary reviews or approvals.” 

 
Section 509. State Requirements 

 
All Assisted Units and other Units of the Projects must meet all applicable state and 
local requirements pertaining to rental housing, including but not limited to, 
requirements for minimum square footage, and requirements related to maintaining the 
property in a safe and sanitary condition. 

 
Section 510. Grantee Liability 

 
All entities in the Grantee structure (to include the Eligible Applicant, any Co-Applicants, 
and any other entities added to the ownership structure of the Project pursuant to 
[Section 303 vi.] of this NOFA) shall be bound by the Homekey Program Requirements; 
and shall remain jointly and severally liable to the Department for performance under 
the Standard Agreement and for compliance with all Homekey Program Requirements. 
This provision shall remain applicable notwithstanding any Department-approved 
transfer or assignment of interest, or any designation of a third party for the undertaking 
of all or any part of the Scope of Work in the Standard Agreement. 
 

Article VI – Program Operations 
 

Section 600. Program Oversight 
 

As specified by the Department and upon request, Grantees shall provide progress 
reports in connection with the development plan and any updates to the timeline for 
completion of the Project. The development plan should include the Project's completion 
milestones and any updates or substantial changes. 

https://www.hudexchange.info/programs/environmental-review/orientation-to-environmental-reviews/#overview
https://www.hcd.ca.gov/community-development/disaster-recovery-programs/ndrc/docs/13.revisedgamforwebsite-apr2019-sec-xiii-environmentalreview.pdf
https://www.hcd.ca.gov/community-development/disaster-recovery-programs/ndrc/docs/13.revisedgamforwebsite-apr2019-sec-xiii-environmentalreview.pdf
mailto:NEPA@hcd.ca.gov
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Grantees shall promptly notify the Department upon any changes in Grantee 
organization, authorization, or capacity. 
 
Section 601. Reporting 
 
Grantees shall submit an annual Homekey program and expenditure report to the 
Department for five years following Standard Agreement execution. The report will be 
due no later than January 31 for the prior calendar year of January 1 to December 31. 
The report shall be in such form and contain such information as required by the 
Department in its sole and absolute discretion. At minimum, the report shall include the 
following data: 
 

i. The amount of funds expended for the Project. 
 

ii. The location of any properties for which the funds are used. 
 

iii. The number and bed size of habitable housing units produced, or planned 
to be produced, using the funds. 

 
iv. The number and demographics of individuals housed, or likely to be 

housed, using the funds. 
 

v. The racial and ethnic composition of the tenants and participants assisted. 
 

vi. The number of units, and the location of those units, for which operating 
subsidies have been, or are planned to be, capitalized using the funds. 

 

vii. Detail of Supportive Services offered to tenants and participants. 
 

viii. The number and demographics of tenants and participants who moved out 
of the Project and whether the move was voluntary or involuntary. The 
data shall detail the reason for the move and include returns to 
homelessness and engagement with voluntary moving on strategies. 

 
ix. Any lessons learned from the use of the funds. 

 

x. The proposed development vision that identifies the financial and 
regulatory mechanisms to be used to maintain the long-term affordability of 
the Project. 

 

xi. The progress and status in securing any required entitlements, permits, 
environmental clearances. 

 

xii. The proposed timeline for the completion of the Project. 
 

If a Project received an operating award, Grantees shall also report their operating 
expenditures in the annual report. 
 

In addition to the foregoing, the Grantee shall submit to the Department such periodic 
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reports, updates, and information as deem necessary by the Department to monitor 
compliance and/or perform program evaluation. Any requested data or information shall 
be submitted in electronic format on a form provided by the Department. 

 
The Grantee shall ensure that the expenditure of Homekey funds is consistent with the 
requirements of the Program. The Department shall monitor the expenditures to ensure 
that those expenditures comply with this NOFA. 
 

The Department may request the repayment of funds or pursue any other remedies 
available, at law or in equity, for failure to comply with Program requirements. 
 

Section 602. Disbursement of Grant Funds 
 

Pursuant to 31 CFR part 35.5, the Department may disburse funds to cover Homekey- 
critical expenditures that were incurred beginning March 3, 2021. Homekey program 
funds will be disbursed to the Grantee after the Department has approved the relocation 
plan or issued a certificate of no-relocation, received a request for funds from the 
Grantee and a Standard Agreement between the Grantee and the Department is fully 
executed. The Standard Agreement will set forth the general conditions of 
disbursement, any conditions precedent to disbursements (e.g., documentation 
requirements for pre-Standard Agreement expenditures or conditional performance 
measures), and the Department’s remedies upon an event of default. The Standard 
Agreement will also identify the payee. 

 
Where Co-Grantees wish to receive the grant award outside of escrow, they must 
identify, and memorialize in the Standard Agreement, which Grantee will serve as the 
designated payee for all award amounts. Homekey funds awarded to an Applicant may 
not be transferred to another entity to expend on an eligible use unless that other entity 
is a signatory on the Standard Agreement. 

 
To avoid any disbursement delays, funds may be issued directly to an escrow 
company after the transaction has been approved by the Department, for the portion of 
the grant awarded acquisition. The Applicant shall identify the name and address of the 
escrow company, the name of the escrow officer, the escrow number, and any other 
information requested by the Department. 
 
Section 603. Legal Documents 
 

Upon the award of Homekey funds to a Project, the Department shall enter into one or 
more agreements with the Grantee, including a Standard Agreement, which shall 
encumber funds from the Homekey program, subject to specified conditions. The 
agreement or agreements shall include, but not be limited to: 
 

i. A description of the approved Project and the permitted uses of funds; 
 

ii. The amount and terms of the program grant; 
 

iii. The use, income, occupancy, and rent restrictions to be imposed on the 
Project through the Affordability Covenant; 
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iv. Performance milestones, and other progress metrics, governing the 
completion of the Project, along with the remedies available to the 
Department in the event of a failure to meet such milestones or metrics; 

 

v. Provisions governing the manner, timing, and conditions of the 
disbursement of the program grant; 

 

vi. Special conditions imposed as part of the Department's approval of the 
Project; 

 

vii. Terms and conditions required by federal and state law; 
 

viii. Requirements for reporting to the Department; 
 

ix. Remedies available to the Department in the event of a violation, breach, 
or default of the agreement; and 

 
x. Provisions regarding Grantee liability. Specifically, the Grantee will remain 

liable to the Department for compliance with and the performance of all 
Program requirements regardless of any Department-approved transfer or 
assignment of interest. Likewise, each co-Grantee will remain jointly and 
severally liable to the Department for compliance with and the 
performance of all Program requirements regardless of any Department-
approved transfer or assignment of interest, and notwithstanding the co- 
Grantees' identification of a designated payee. 

 
The agreement will also include such other provisions as are necessary to ensure 
adherence to the objectives and requirements of the program. 

 
Section 604. Sales, Transfers, and Encumbrances 

 
An Applicant(s) shall not sell, assign, transfer, or convey the awarded Project, or any 
interest therein or portion thereof, without the express prior written approval of the 
Department, which may be granted, delayed, or withheld in the Department’s sole and 
absolute discretion. All Applicants and Co-Applicants must be signatories on the 
Standard Agreement and may not be removed, even upon an approved transfer to 
another entity. 

 
Section 605. Defaults and Grant Cancellations 
 

Funding commitments may be canceled by the Department under any of the following 
conditions: 

 
i. The objectives and requirements of the Homekey program cannot be met, 

and the implementation of the Project cannot proceed in a timely fashion 
in accordance with the timeframes established in the Standard Agreement 
or the regulatory agreement. 
 

ii. In the event of a breach or violation by the Grantee, the Department may 
give written notice to the Grantee to cure the breach or violation. If the 
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breach or violation is not cured to the satisfaction of the Department within 
a reasonable time period, the Department, at its option, may declare a 
default under the relevant document and may seek legal remedies for the 
default including the following: 
 
a. The Department may seek, in a court of competent jurisdiction, an 

order for specific performance of the defaulted obligation or the 
appointment of a receiver to complete the Project in accordance with 
Homekey Program Requirements; and 
 

b. The Department may seek such other remedies as may be available 
under the relevant agreement or at law, or in equity. 
 

Article VII – Definitions 
 

Below are the definitions for purposes of the Homekey program: 
 

i. “Affordability Covenant” means the legally binding instrument which (a) is 
recorded in first position against Project real property in consideration for 
the Homekey Program Award to the Grantee; (b) imposes use, operation, 
occupancy, and affordability restrictions on the real property and 
improvements; and (c) incorporates the Homekey Program Requirements 
by reference. Upon its execution, the Affordability Covenant shall be 
binding, effective, and enforceable against all successors, transferees, 
and assignees, in accordance with Section 208 of this NOFA, after a 
certificate of occupancy or its equivalent has been issued for the Project, 
or if no such certificate is issued, from the date of initial occupancy of the 
Project.  

 
ii. "Applicant" means the “Eligible Applicant,” as that term is defined in this 

NOFA, as well as the Eligible Applicant’s Co-Applicant(s), if applicable. As 
allowed or required by context, the term “Applicant” shall refer to all such 
entities in their individual and/or collective capacity. 

 
iii. “Application Upload Checklist” is a form in the application to be completed 

by the Applicant prior to submission to verify that required documents are 
submitted pursuant to this NOFA.  

 
iv. "Area Median Income" or "AMI" means the most recent applicable county 

median family income published by the California Tax Credit Allocation 
Committee (TCAC) or the Department. 

 
v. "Assisted Unit" means a Homekey-funded residential dwelling unit that is 

subject to rent, income, occupancy, or other restrictions associated with 
Homekey requirements. See also “Youth Assisted Unit.” 

 
vi. "At Risk of Homelessness" has the same meaning as defined in Title 24 

CFR Part 578.3. 
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vii. “Case Manager” is a social worker or other qualified person who assists in 
individualized service planning, and the assessment, coordination, 
monitoring, referral, and advocacy of services to meet tenants’ and 
participants’ Supportive Services needs, including, but not limited to, 
access to medical and mental health services, substance abuse services, 
vocational training, employment, home and community-based services 
and crisis management and interventions. Resident service coordinators 
are not Case Managers. 

 
viii. "Chronic Homelessness" means a person who is chronically homeless, as 

defined in Title 24 CFR Part 578.3. 
 

ix. "City" means a city or city and county that is legally incorporated to 
provide local government services to its population. A city can be 
organized either under the general laws of this state or under a charter 
adopted by the local voters. 

 
x. “Co-Applicant” means the nonprofit corporation, for-profit corporation, 

limited liability company (LLC), and/or limited partnership (LP) that is 
jointly applying for Homekey funds with a state, regional, or Local Public 
Entity, or with a Tribal Entity. 

 
xi. "Continuum of Care" means the same as defined by Title 24 CFR Part 

578.3. 
 

xii. "Department" means the California Department of Housing and Community 
Development. 

 
xiii. “Eligible Applicant” means a city; county; a city and county; any other 

state, regional, and Local Public Entity, including a council of government, 
metropolitan planning organization, and regional transportation planning 
agency designated in Section 29532.1 of the Government Code; or a 
Tribal Entity(ies) as defined in this NOFA. For purposes of this definition, a 
“Local Public Entity” is further defined in accordance with HSC section 
50079. As allowed or required by context, “Applicant” shall be interpreted 
to include any of the foregoing entities, as well as that entity’s Co-
Applicant. Upon receiving an award of Homekey funds, the Eligible 
Applicant and any Co-Applicant(s) will, both individually and collectively, 
be referred to as the “Grantee” for purposes of this NOFA. 

 
xiv. “Enforceable Funding Commitment” (EFC) means a letter or other 

document, in form and substance satisfactory to the Department, which 
evidences an enforceable commitment of funds or a reservation of funds 
by a Project funding source, and which contains the following: 

 
a. The name of the Applicant; 

 
b. The Project name; 
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c. The Project site address, assessor’s parcel number, or legal 
description; and 

 
d. The amount, interest rate (if any), and terms of the funding source. 

 
The Enforceable Funding Commitment may be conditioned on certain 
standard underwriting criteria, such as appraisals, but may not be 
generally conditional. Examples of unacceptable general conditions 
include phrases such as “subject to senior management approval,” or a 
statement that omits the word “commitment,” but instead indicates the 
lender’s “willingness to process an application” or indicates that financing 
is subject to loan committee approval of the Project. 
 
Contingencies in commitment documents based upon the receipt of tax-
exempt bonds or low-income housing tax credits will not disqualify a 
source from being counted as committed. 
 
Where local sources may be dependent upon future budget allocations or 
are in the process of being allocated, Applicants can demonstrate funding 
commitments by submitting one of the following:  

 
i. An executed authorizing resolution from the governing body of the 

Local Public Entity describing the intent to commit the funds to the 
Eligible Project (by name) upon allocation approval, or  

 
ii. A formal letter, on official letterhead, from the Local Public Entity’s 

governing body or from an official with authority, that demonstrates 
the Local Public Entity’s intent to commit funds to the Eligible Project 
(by name) upon allocation approval. These funding commitments will 
be noted in the Homekey Standard Agreement. 

 
xv. “Extremely Low Income” or “ELI” has the same meaning as in Title 24 CFR 

Part 93.2. 
 

xvi. “Fleeing, or Attempting to Flee, Domestic Violence, Dating Violence, 
Sexual Assault, Stalking, or Human Trafficking” has the same meaning as 
defined in HUD Community Planning and Development Notice 21-10, 
issued September 13, 2021.  

 
xvii. “Foster Youth” means a child or nonminor dependent, as defined by 

Section 475 of Title IV-E of the Social Security Act (42 U.S.C. Sec. 675(8)) 
and subdivision (v) of Section 11400 of the Welfare and Institutions Code, 
who has been removed from the custody of their parent, legal guardian, or 
Indian custodian pursuant to Section 361 or 726 of the Welfare and 
Institutions Code, and who has been ordered into any placement described 
in paragraphs (2) to (9), inclusive, of subdivision (e) of Section 361.2 of, or 
paragraph (4) of subdivision (a) of Section 727 of, the Welfare and 
Institutions Code. 
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xviii. "Grantee" means the Eligible Applicant (and, if applicable, the Co-
Applicant) that has been awarded funds under Homekey, and that will be 
held responsible for compliance with and performance of all Homekey 
Program Requirements. The Grantee may comprise one or more entities, 
so long as the Grantee structure includes an “Eligible Applicant,” as that 
term is defined in this NOFA. All such entities shall, in their individual and 
collective capacity as the “Grantee,” be bound by the Homekey Standard 
Agreement and each and every one of the Homekey program terms, 
conditions, and requirements. 

 
xix. “HDIS” means the statewide Homeless Data Integration System. 

 
xx. “Homekey Program Requirements” means the following, all as amended 

and in effect from time to time: 
 

a. the Homekey Program Notice of Funding Availability and Guidelines, 
Round 3; 

 
b. Chapter 6.7 (commencing with Section 50675) of Part 2 of Division 31 

of the Health and Safety Code; 
 

c. ARPA and related federal guidance; 
 

d. the Grantee’s application for Homekey Round 3 funding; 
 

e. the Project report prepared by the Department in reliance on the 
representations and descriptions included in the Grantee’s application 
for Homekey Round 3 funding;   

 
f. the award letter issued by the Department to the Grantee; 

 
g. the relevant STD 213, Standard Agreement for the Homekey Round 3 

funding; and 
 

h. all other applicable law.   
 

xxi. "Homeless" has the same meaning as defined in Title 24 CFR Part 578.3. 
 

xxii. “Homeless Youth” means a child, youth, or current or former Foster Youth 
through the age of 25 who qualifies as “Homeless” under any of the relevant 
definitions set forth or identified in Title 24 CFR Part 578.3. 

 

xxiii. "Housing First" has the same meaning as in Welfare and Institutions Code 
section 8255, including all of the core components listed therein. 

 
xxiv. "HUD" means the U.S. Department of Housing and Urban Development. 

 
xxv. "Interim Housing" means any facility whose primary purpose is to provide a 

temporary shelter for the Homeless in general or for specific populations 
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identified in this NOFA and which does not require occupants to sign 
leases or occupancy agreements. 

 
xxvi. “Local Public Entity” is defined in accordance with HSC section 50079, 

and means any county, city, city and county, the duly constituted 
governing body of an Indian reservation or rancheria, tribally designated 
housing entity as defined in Section 4103 of Title 25 of the United States 
Code and Section 50104.6.5, redevelopment agency organized pursuant 
to Part 1 (commencing with Section 33000) of Division 24, or housing 
authority organized pursuant to Part 2 (commencing with Section 34200) 
of Division 24, and also includes any state agency, public district, or other 
political subdivision of the state, and any instrumentality thereof, that is 
authorized to engage in or assist in the development or operation of 
housing for persons and families of low or moderate income. “Local Public 
Entity” also includes two or more Local Public Entities acting jointly. 
 

xxvii. "NOFA" means a Notice of Funding Availability. 
  

xxviii. "Operating Expenses" means the amount approved by the Department 
that is necessary to pay for the recurring expenses of the Project, such as 
utilities, maintenance, management fees, taxes, licenses, and Supportive 
Services costs, but not including debt service or required reserve account 
deposits. 

 
xxix. “Other Populations” has the same meaning as defined in HUD Community 

Planning and Development Notice 21-10, issued September 13, 2021. 
 

xxx. "Permanent Housing" means a housing unit where the landlord does not 
limit length of stay in the housing unit, the landlord does not restrict the 
movements of the tenant, and the tenant has a lease and is subject to the 
rights and responsibilities of tenancy. 

 
xxxi. "Permanent Supportive Housing" means housing with no limit on length of 

stay, that is occupied by the Target Population, and that is linked to onsite 
or offsite services that assist the supportive housing resident in retaining 
the housing, improving their health status, and maximizing their ability to 
live and, when possible, work in the community, as defined at HSC 
section 50675.14, subdivision (b)(2), except that "Permanent Supportive 
Housing" shall include associated facilities if used to provide services to 
housing residents. 

 
xxxii. "Point-in-Time Count" or “PIT” means a count of sheltered and unsheltered 

Homeless persons on a single night conducted by Continuums of Care as 
prescribed by HUD. 

 
xxxiii. “Positive Youth Development (PYD)” is an intentional, prosocial approach 

that engages youth within their communities, schools, organizations, peer 
groups, and families in a manner that is productive and constructive; 
recognizes, utilizes, and enhances young people’s strengths; and 
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promotes positive outcomes for young people by providing opportunities, 
fostering positive relationships, and furnishing the support needed to build 
on their leadership strengths. 

 
xxxiv. "Program Award" means the portion of program funds available for a 

Grantee to expend toward eligible program uses. 
 

xxxv. "Project" means a structure or set of structures providing housing or shelter 
with common financing, ownership, and management. 

 
xxxvi. "Rehabilitation" means repairs and improvements to a substandard 

residential structure necessary to make it meet Rehabilitation standards. 
As used in this section, “substandard residential structure” has the same 
meaning as the term “substandard building,” as defined in HSC Section 
17920.3. “Rehabilitation” also includes improvements and repairs made to 
a residential structure acquired for the purpose of preserving its 
affordability and use by the Target Population. 

 
xxxvii. “Rural Area” in accordance with HSC Section 50199.21, means an area, 

which, on January 1 of any calendar year satisfies any of the following criteria: 
 
a. The area is eligible for financing under the Section 515 program, or 

successor program, of the Rural Development Administration of the 
United States Department of Agriculture; 

 
b. The area is located in a nonmetropolitan area as defined in HSC Section 

50090; or 
 

c. The area is either:  
 

i. An incorporated city having a population of 40,000 or less as identified 
in the most recent Report E-1 published by the Demographic 
Research Unit of the Department of Finance; or  

 
ii. An unincorporated area which adjoins a city having a population of 

40,000 or less, provided that the city and its adjoining unincorporated 
area are not located within a census tract designated as an urbanized 
area by the United States Census Bureau. The Department shall 
assist in determinations of eligibility pursuant to this subdivision upon 
request. With respect to areas eligible under subdivision (b) and this 
subdivision, the committee may rely upon the recommendations made 
by the Department. Any inconsistencies between areas eligible under 
subdivisions (a) and (b), and this subdivision, shall be resolved in favor 
of considering the area a Rural Area. Eligible and ineligible areas need 
not be established by regulation. 

 
xxxviii. “Standard Agreement” means the STD 213, Standard Agreement, and all 

exhibits thereto. 
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xxxix. “Supportive Services” means social, health, educational, income support, 
employment, and housing stability services and benefits; coordination of 
community building and educational activities; individualized needs 
assessment and case management; and individualized assistance with 
obtaining services and benefits. 

 
xl. "Target Population" means individuals and families who are experiencing 

homelessness or who are At Risk of Homelessness, as defined at HSC 
section 50675.1.3, subdivision (l), and who are inherently impacted by or 
at increased risk for medical diseases or conditions due to the COVID-19 
pandemic or other communicable diseases.  For Grantees utilizing 
HOME-ARP funding as match, the “Target Population” also includes 
individuals and families who are “Fleeing, or Attempting to Flee, Domestic 
Violence, Dating Violence, Sexual Assault, Stalking, or Human Trafficking” 
and “Other Populations” as defined in HUD Community Planning and 
Development (CPD) Notice 21-10.  

 
xli. “Tribal Entity(ies)” means an Applicant that is any of the following: 

a. Applicant meets the definition of Indian tribe under Section 4103(13)(B) 
of Title 25 of the United State Code; 

 
b. Applicant meets the definition of Tribally Designated Housing Entity 

under 25 USC 4103(22); 
 

c. If not a federally recognized tribe, either: 
 

i. Applicant is listed in the Bureau of Indian Affairs Office of Federal 
Acknowledgement petitioner list pursuant to Section 82.1 of Title 25 
of the Federal Code of Regulations. 

 
ii. Applicant is an Indian tribe located in California that is on the 

contact list maintained by the Native American Heritage 
Commission for the purposes of consultation pursuant to Section 
65352.3 of the Government Code. 

 
xlii. "Unit" means a residential unit that is used as a primary residence by its 

occupants, including individual units within the Project. 
 

xliii. “Youth Assisted Unit” means an Assisted Unit serving Homeless Youth, or 
Youth at Risk of Homelessness, as defined in Title 24 CFR Part 578.3. 
Pursuant to Section 203, Youth Assisted Units may also serve current and 
former Foster Youth through the age of 25. 

 
xliv. “Youth at Risk of Homelessness” means a child, youth, or current or 

former Foster Youth through the age of 25 who qualifies as “At Risk of 
Homelessness” or “Homeless” under any of the relevant definitions set 
forth or identified at Part 578.3 of Title 24 of the Code of Federal 
Regulations.   
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Article VIII – Insurance Requirements 
 
Section 800. Insurance Requirements 
 

i. Commercial General Liability 
 

Applicants shall maintain general liability on an occurrence form with limits 
not less than $1,000,000 per occurrence and $2,000,000 aggregate for 
bodily injury and property damage liability. The policy shall include 
coverage for liabilities arising out of premises, operations, independent 
contractors, products, completed operations, personal and advertising 
injury, and liability assumed under an insured agreement. This insurance 
shall apply separately to each insured against which claim is made, or suit 
is brought subject to the Applicant's limit of liability. The policy must name 
the State of California and the California Department of Housing and 
Community Development, as well as the respective appointees, officers, 
agents, and employees of each, as additional insureds, but only with 
respect to work performed under the contract. 

 
If available in the open market at a reasonable cost, the policy shall also 
include an endorsement for physical abuse and child/sexual molestation 
coverage. Coverage shall include actual or threatened physical abuse, 
mental injury, sexual molestation, negligent hiring, employment, 
supervision, investigation, reporting to proper authorities, and retention of 
any person for whom the Applicant is responsible. This insurance shall 
apply separately to each insured against which claim is made, or suit is 
brought subject to the Applicant's limit of liability. Coverage shall include 
the cost of defense and the cost of defense shall be provided outside the 
coverage limit. 

 
If available in the open market at a reasonable cost, the policy shall also 
include an endorsement for assault and battery. 
 

ii. Automobile Liability 
 

Applicant shall maintain motor vehicle liability with limits not less than 
$1,000,000 combined single limit per accident. Such insurance shall cover 
liability arising out of a motor vehicle including owned, hired, and non-
owned motor vehicles. The policy must name the “State of California and 
the California Department of Housing and Community Development”, as 
well as the respective appointees, officers, agents, and employees of 
each, as additional insureds, but only with respect to work performed 
under the contract. 
 
If Applicant will not have or use any commercially owned vehicles during 
the term of the Standard Agreement, by signing the Standard Agreement, 
the Applicant certifies that the Applicant and any appointees, employees, 
subcontractors, or servants possess valid automobile coverage in 
accordance with California Vehicle Code sections 16450 to 16457, 
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inclusive. The Department reserves the right to request proof at any time. 
 

iii. Workers’ Compensation and Employer’s Liability 
 

Applicant shall maintain statutory worker’s compensation and employer’s 
liability coverage for all its employees who will be engaged in the 
performance of the contract. In addition, employer’s liability limits of 
$1,000,000 are required. By signing the Standard Agreement, Applicant 
acknowledges compliance with these regulations. A Waiver of Subrogation 
or Right to Recover endorsement in favor of the State of California and the 
California Department of Housing and Community Development must be 
attached to the certificate. 
 

iv. Builder's Risk/Installation Floater 
 

If there is installation or construction of property/materials on or within the 
facility at any time during the term of the Standard Agreement, the 
Applicant shall maintain in force, at its own expense, Builders 
Risk/Installation Floater covering the labor, materials, and equipment to be 
used for completion of the work performed under this contract against all 
risks of direct physical loss, excluding earthquake and flood, for an amount 
not less than the full amount of the property and/or materials being 
installed and/or constructed on or within the facility. The Applicant agrees 
as a provision of the contract to waive all rights of recovery against the 
state. 
 

v. Property Insurance 
 

The Applicant shall maintain fire, lightning and extended coverage 
insurance on the facility which shall be in a form of a commercial property 
policy, in an amount equal to one hundred percent (100%) of the then 
current replacement cost of the facility, excluding the replacement cost of 
the unimproved real property constituting the site. The extended coverage 
endorsement shall, as nearly as practicable, include but not be limited to 
loss or damage by an explosion, windstorm, riot, aircraft, vehicle damage, 
smoke, vandalism, and malicious mischief and such other hazards as are 
normally covered by such endorsement. 

 
vi. Self-Insured 

 
If a state, regional, or Local Public Entity is the sole Applicant, and if that 
entity is self-insured in whole or in part as to any of the above-described 
types and levels of coverage, then that entity shall provide the Department 
with a written acknowledgment of this fact before execution of the 
Standard Agreement. If, at any time after the execution of the Standard 
Agreement, the state, regional, or Local Public Entity abandons its self-
insured status, that entity shall immediately notify the Department of this 
fact and shall comply with all of the terms and conditions of this Section 
pertaining to insurance requirements. The Department may accept 



California Department of Housing and Community Development 
2023 Homekey NOFA  59 

evidence of self-insurance from other Eligible Applicants in its sole and 
absolute discretion. 
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APPENDIX A: Capital Contributions to Projects* 

 
 

Assisted Unit, 
1:1 Match 

Homekey Capital Contributions 

Total Cost 
Per Door * 

Maximum 
Homekey 

Contribution 

Applicant 
Contribution 

 
 
 
 
 
 
 

Up to 1 Bedroom 

$140,000 $140,000 $0 

$150,000 $150,000 $0 

$160,000 $155,000 $5,000 

$180,000 $165,000 $15,000 

$200,000 $175,000 $25,000 

$220,000 $185,000 $35,000 

$240,000 $195,000 $45,000 

$260,000 $205,000 $55,000 

$280,000 $215,000 $65,000 

$300,000 $225,000 $75,000 

$320,000 $235,000 $85,000 

$340,000 $245,000 $95,000 

$350,000+ $250,000 $100,000+ 

 
 
 
 
 

 
Two Bedrooms 

$155,000 $155,000 $0 

$175,000 $175,000 $0 

$195,000 $185,000 $10,000 

$215,000 $195,000 $20,000 

$235,000 $205,000 $30,000 

$255,000 $215,000 $40,000 

$275,000 $225,000 $50,000 

$295,000 $235,000 $60,000 

$315,000 $245,000 $70,000 

$335,000 $255,000 $80,000 

$355,000 $265,000 $90,000 

$375,000+ $275,000 $100,000+ 

 
 
 
 
 
 
 

Three or More Bedrooms 

$180,000 $180,000 $0 

$190,000 $190,000 $0 

$200,000 $200,000 $0 

$220,000 $210,000 $10,000 

$240,000 $220,000 $20,000 

$260,000 $230,000 $30,000 

$280,000 $240,000 $40,000 

$300,000 $250,000 $50,000 

$320,000 $260,000 $60,000 

$340,000 $270,000 $70,000 

$360,000 $280,000 $80,000 

$380,000 $290,000 $90,000 

$400,000+ $300,000 $100,000+ 
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Assisted Unit, 

1:1 Match 

Homekey Capital Contributions 

Total Cost 
Per Door * 

Maximum 
Homekey 

Contribution 

Applicant 
Contribution 

 
 
 
 
 
 

Experiencing Chronic 
Homelessness 

$180,000 $180,000 $0 

$190,000 $190,000 $0 

$200,000 $200,000 $0 

$220,000 $210,000 $10,000 

$240,000 $220,000 $20,000 

$260,000 $230,000 $30,000 

$280,000 $240,000 $40,000 

$300,000 $250,000 $50,000 

$320,000 $260,000 $60,000 

$340,000 $270,000 $70,000 

$360,000 $280,000 $80,000 

$380,000 $290,000 $90,000 

$400,000+ $300,000 $100,000+ 

 
 
 
 
 
 

Homeless Youth or Youth At 
Risk of Homelessness 

$155,000 $155,000 $0 

$175,000 $175,000 $0 

$195,000 $185,000 $10,000 

$215,000 $195,000 $20,000 

$235,000 $205,000 $30,000 

$255,000 $215,000 $40,000 

$275,000 $225,000 $50,000 

$295,000 $235,000 $60,000 

$315,000 $245,000 $70,000 

$335,000 $255,000 $80,000 

$355,000 $265,000 $90,000 

$375,000+ $275,000 $100,000+ 

 

* The total cost per door referenced in the table above includes all eligible capital expenses, 
including acquisition, Rehabilitation, and new construction costs. 
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HOMEKEY 3.0 – APPRAISAL GUIDELINES 

1. Appraisal reports shall be prepared and signed by an appropriately California-licensed
Certified General Real Estate Appraiser in good standing (pursuant to Part 3,
commencing with Section 11300 of Division 4 of the Business and Professions Code,
and the California Code of Regulations, Title 10, Section 3701) who possesses the
appropriate background, education, training, knowledge and experience necessary to
accept the assignment and provide credible assignment results.  The subject property
must be physically inspected (exterior and interior inspections) by at least one of the
licensed appraisers signing the report.

2. The appraisal report must be USPAP compliant (current edition as of the date of
appraisal report), and must include the report date, client, intended use, intended user,
definition of fair market value, signed and dated appraiser certification.  Intended users
must include the State of California.

3. Appraisal report must provide the fair market value of the fee simple interest, leased fee
interest, or going concern (as appropriate) of the subject property based on its current
physical condition and recorded or unrecorded title encumbrances under the appraiser’s
concluded highest and best use. Lease conveyances or conveyances through trusts on
tribal lands may also provide a need for leasehold valuations.

4. An appraiser’s concluded highest and best use of the property may or may not be its
existing use. However, the appraiser must, within the body of the appraisal report and in
the letter of transmittal, report the fair market value of its existing use as of the date of
inspection, without consideration to Project Homekey funding, other related affordable
housing funding, the affordable housing regulatory environment, and funding application
status.

5. If an appraiser’s concluded highest and best use of the property is not its existing use,
an appraisal must clearly and sufficiently demonstrate this conclusion by fully
developing valuations under the existing use AND alternate use, accounting for the time
and cost of procuring any entitlement approvals, renovation costs, lease up costs, profit,
demolition, etc. Moreover, the valuation of the alternate use must utilize comparable
data (e.g. sales, rents, expenses, capitalization rates) consistent with the concluded
alternate use.

6. If prior to the close of escrow, owner (seller), at their sole cost and expense, will obtain
all necessary entitlements and/or complete all physical improvements consistent with
the concluded highest and best use, the appraiser should provide a proposed use fair
market value that reflects any seller obligations (e.g. entitlements, improvements, etc),
in addition to the existing use value.

http://www.hcd.ca.gov/


7. If value scenarios are anticipated to be different for any reason, e.g. unique contractual 
requirements, the appraiser must contact HCD for guidance in advance of completion of 
appraisal for instructions, approval of hypotheticals, etc. on how to proceed.

8. All value scenarios need to be market supported with credible market evidence.

9. Appraisal shall utilize the following definition of value:
Fair Market Value: The fair market value of the property taken is the highest price on 
the date of valuation that would be agreed to by a seller, being willing to sell but under 
no particular or urgent necessity for so doing, nor obliged to sell, and a buyer, being 
ready, willing and able to buy but under no particular necessity for so doing, each 
dealing with each other with full knowledge of all the uses and purposes for which the 
property is reasonably adaptable and available.

10.  Full and complete compliance with USPAP Standards Rules 1-5(a) and (b) and 2-2(a) x
(3) as it pertains for documenting the sale history. See Advisory Opinion 1 of USPAP 
from The Appraisal Foundation. If the subject is under contract or under negotiation for 
sale, compliance includes describing how the contract/negotiations came to occur (e.g. 
whether the property was listed for sale or if the buyer made an unsolicited offer), and 
reconciling the fair market value with the contract/negotiation price by explaining any 
differences between price and value, and stating whether the contract/negotiation price 
is below, consistent with, or above fair market value.

11.  All appraisals are subject to review by the State of California. State reserves the right to 
request an independent outside review.

Appraisal report should include the following: 
1. Title page with sufficient identification of appraisal project.

2. Letter of transmittal summarizing important assumptions and conclusions, value
estimate, date of value, date of report, etc.

3. Table of contents.

4. Assumptions and Limiting Conditions.

5. Description of the scope of work, including the extent of data collection and
limitations, if any, in obtaining and analyzing relevant data.

6. Photographs of subject property and comparable data, including significant physical
features and the interior of structural improvements if applicable. (Interior photos of
subject property improvements are required.)

7. Copies of Assessor’s plat maps with the subject parcels marked.
8. A legal description of the subject property if available.
9. Three-year subject property history, including sales, listings, leases, options, zoning,

applications for permits, or other documents or facts that might indicate or affect use
or value.

10. Detailed discussion of any current Agreement of Sale, option, or listing of subject
property.

11. Regional, area, and neighborhood analyses.



12. Market conditions and trends including identification of the relevant market area, a
discussion of supply and demand within the relevant market area (or other areas of
competition), and a discussion of the relevant market factors impacting demand for
site acquisition or leasing within the relevant market area.

13. Discussion of subject land/site characteristics (size, topography, current use, zoning
and land use issues, development entitlements, General Plan designations, utilities,
offsite improvements, access, easements and restrictions, flood and earthquake
information, toxic hazards, taxes and assessments, etc.).

14. Description of subject improvements, including all structures, square footage,
physical age, type of construction, quality of construction, condition, site
improvements, etc.

15. Subject leasing and operating cost history.
16. Opinion of highest and best use for the subject property, based on an in-depth

analysis supporting the concluded use. Such support typically requires a discussion
of the four criteria or tests utilized to determine the highest and best use of a
property. If alternative feasible uses exist, explain and support market, development,
cash flow, and risk factors leading to an ultimate highest and best use decision.

17. All approaches to market value applicable to the property type and in the subject
market. Explain and support the exclusion of any usual approaches to value.

18. Map(s) showing all comparable properties in relation to subject property.
19. Photographs and plat maps of comparable properties.
20. In depth discussion of comparable properties, similarities and differences, and

comparisons and adjustments to the comparable data, and discussion of the
reliability and credibility of the data as it relates to the indicated subject property
value.

21. Comparable data sheets: 1) For sales, include information on grantor/grantee,
sale/recordation dates, listed or asking price as of date of sale, financing, conditions
of sale, buyer motivation, sufficient location information (street address, post mile,
and/or distance from local landmarks such as bridges, road intersections, structures,
etc.), land/site characteristics, improvements, source of any allocation of sale price
between land and improvement, and confirming source. 2). For listings, also include
marketing time from list date to effective date of the appraisal, original list price,
changes in list price, broker feedback, if available. 3). For leases, include significant
information such as lessor/lessee, lease date and term, type of lease, rent and
escalation, expenses, size of space leased, tenant improvement allowance,
concessions, use restrictions, options, and confirming source.

22. Discussion of construction cost methodology, data source used, costs included and
excluded.

23. Discussion relating to remaining economic life.  Depreciation methodology, a
discussion of accrued depreciation from all causes, and remaining economic life.

24. Copies of construction cost data including, section and pages of cost manual (date
of estimate or date of publication of cost manual must be provided if not indicated on
page), copies of cost estimate if provided from another source, and supporting
calculations including worksheets or spreadsheets.

25. Include a copy of a recent preliminary title report (within the past year) as an
appraisal exhibit and discuss the effect of title exceptions on fair market value. If
unavailable, the appraisal should be made contingent upon review of the preliminary
title report and the assumption that there is no effect on value.



26. Reconciliation and final value estimate. Explain and support conclusions reached.
27. Signed Certification consistent with language found in USPAP.
28. A discussion of market conditions and trends including identification of the relevant

market, a discussion of supply and demand within the relevant market area and a
discussion of the relevant market factors impacting demand for site acquisition and
leasing within the relevant market area.

29. These appraisal guidelines must be included in the Addenda of appraisal report.
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