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TO: Office of the Agency Administrator
ATTN: Deborah Edgerly
FROM: Community and Economic Development
DATE: January 11, 2005
RE: AGENCY AND CITY RESOLUTIONS AUTHORIZING THE SALE OF

REAL PROPERTY LOCATED AT 1728 SAN PABL.O AVENUE FOR $1.3
MILLION TO SILVER SOUND ELECTRONICS, INC, FOR
REHABILITATION AS A RETAIL AND OFFICE PROJECT, AND
AUTHORIZING A DISPOSITION AND DEVELOPMENT AGREEMENT
FOR THE PROJECT.

SUMMARY

Two resolutions have been prepared authorizing the Redevelopment Agency to sell to Silver
Sound Electronics, Inc., Agency-owned real property located at 1728 San Pablo Avenue on the
block bounded by San Pablo Avenue, 18th Street, 17th Street and Telegraph Avenue (“Exhibit
A”), known as the Cal-Art building, for the purchase price of $1.3 million for development and
rehabilitation of the existing building to be used as retail and commercial space (the “Project”).
The resolutions will authorize the Agency Administrator to enter into a Disposition and
Development Agreement (“DDA”) with Silver Sound Electronics, Inc., to sell the property for
$1.3 million. The project proposed by Silver Sound Electronics, Inc., includes approximately
8,000 to 9,000 square feet of retail and 2,000 to 3,000 square feet of associated office space.

Staff recommends that the Agency and the City following a public hearing to be scheduled on
January 18, 2004 approve the resolutions authorizing the Agency to sell the Cal-Art building for
$1.3 million and authorizing a DDA for the Project. Adoption of these Resolutions satisfies
Mayor and City Council Priority Goal # 1 (Make Oakland a Safe City), Goal # 2 (Develop a
Sustainable City) and Goal #3 (Improve Oakland Neighborhoods).

FISCAL IMPACT

Approval of the DDA and sale of the Cal-Art Building will generate $1.3 million in sales
proceeds for the Redevelopment Agency. Close of escrow is anticipated in March of 2005. Upon
completion of sale of the Property, $1.3 million will be returned to Fund 9504 Project P132780
and will be reallocated for redevelopment projects in the next budget cycle. The Project will also
produce an estimated $13,000 per year in tax increment revenue for the Redevelopment Agency,
net of all pass - through and set-asides.
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BACKGROUND

The original Central District Urban Renewal Plan dates back to June 12, 1969. On July 24,
2001, the Agency approved an amended redevelopment plan for the Central District
Redevelopment Project Area of Qakland to be carried out in accordance with Califorma
Community Redevelopment Law (Health & Safety Code Section 33000. et seq.). According to
the Plan, in order to eliminate blight influences and to improve the Project Area, all properties
which are designated in the Retail Center/Uptown Project and Rehabilitation Area may be
acquired by negotiation or eminent domain, and shall be sold, leased or conveyed for reuse in
accordance with this plan.

In the past two decades, the Agency has been purchasing properties and relocating businesses in
the Uptown Area for the purpose of assembling parcels in connection with the future Uptown
Redevelopment Project. In November of 2002, the Agency acquired the subject property known
as the Cal-Art building, which housed the Cal-Art Supply Store located at 1728 San Pablo
Avenue (APN: 008-0641-011-01), and a noncontiguous vacant parcel located at 568 18™ Street
(APN: 008-0642-005-01) behind the Fox Theater that was used as the parking lot for the Cal-
Art’s patrons {the owner would only sell the two parcels together) via a voluntary acquisition for
a total price of $2 million. The Cal-Art Supply Store that had been operating in this building
closed its operation, and therefore the Agency did not incur any relocation costs as a result of the
acquisition. The main purpose of the acquisition was to complete site control over the entire Fox
Theater block in order to ensure that the Agency would be able to provide a developer with the
assembly of all parcels within the Fox Theater block 1dentified by Exhibit “A.”

The General Plan for the land use of the subject area is the “Central Business District”, and it is
zoned C-55 (Central Core District). The building 1s located within the Uptown Redevelopment
Area, but it will not be incorporated in the Uptown Redevelopment Project Area (Forest City
Development). Since the acquisition, the Cal-Art Building has been used to house a portion of
the programs for the Oakland School of the Arts and to assist the Film Office with various
projects. The Agency also worked with several developers who were interested in redeveloping
the site for housing and retail purposes, but the proposed projects did not prove to be feasible. On
August 11, 2004 City staff reached agreement on terms to sell the Cal-Art Building to Silver
Sound Electronics, Inc., for its fair market value of $1.3 million. Silver Sound Electronics, Inc.
plans to use the building as a retail and associated office center.

KEY ISSUES AND IMPACTS

Property Description

The Cal-Art building is a streamlined, Art-Deco modern style, one story structure that was
constructed in 1946-47 on an irregular lot size of 9,970 square feet. The 18,400 square-foot
building features 9,900 square feet on the ground floor, with a partial second floor of 3,000
square feet and a basement that is 5,500 square feet. The property is located on the corner of 18"
Street and San Pablo Avenue in the Central District Redevelopment Project Area of the City of
Oakland. The building has been rated as a C3 by the City of Oakland’s Cultural Heritage Survey.
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Purpose of the Disposition

The purpose of the sale is to return the property to productive economic use by rehabilitating the
structure into a mixed-use project with a retail and associated office component. As a result, the
building will contribute to the revitalization of the Uptown district and generate tax revenues for
the City and Agency. The building will be fully rehabilitated and brought into compliance with
current building codes. The property will be sold in its “as-is” condition. The revenues from this
sale are part of the planned financing for the Uptown Project.

Project Scope and Description

The Cal-Art building was first designed as a furniture store, but later used to house an art supply
store for more than 40 years. Silver Sound Electronics, Inc. has hired the Oakland-based
architectural firm Komoros—Towey to begin the design for the rehabilitation of the building. The
focus of the rehabilitation will be the building exterior (repairing the facade, cleaning, painting
etc.) and upgrading the mechanical, HVAC, and electrical systems. Silver Sound Electronics will
relocate its current retail outlet store in Kaiser Shopping Center at Broadway and MacArthur to
the Cal-Art building.

The Developer

Silver Sound Electronics, Inc. is an Oakland-based holding company that owns a retail chain of
sport-related clothing and shoes called “The Spot” in the Bay Area. The company operates
branches in Concord, Richmond, Hayward, Milpitas, West Oakland, and Berkeley. Their
flagship store called “The Outlet”is located in Oakland at the comer of MacArthur and
Broadway in the Kaiser Shopping center. Parvez Postionchian is the owner of the company
which recently completed a major award winning renovation of another building located at 1715
-1721 Broadway in downtown Qakland.

Project Budget and Financing
Silver Sound Electronics, Inc. has deposited as down payment $150,000 in escrow, which wiil be

applied towards the purchase price. The remaining funds needed for the purchase and
rehabilitation of the building will be provided in the form of a loan to Silver Sound Electronics,
Inc., by the Pacific Funding Group, Inc.

Project Schednle

The predevelopment phase under the DDA is for three months with the sale of the site taking
place in March of 2005. Silver Sound Electronics, Inc. has approximately 30 days after executing
the DDA to complete planning approvals and to close escrow on the site. Completion of the
design, construction documents and permits will take another two months, until early 2005,
Construction will require up to 3 months, with occupancy of the building by September of 2005.

F Date Due Task
January 18, 2005 Resolutions approved by Agency & City
March 1, 2005 DDA is executed
April 1, 2005 Closing of Escrow, completion of planning review, submit building
plans

Ttem:
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{ May 1, 2005 Obtain building permits, commence construction

September 1, 2005 Complete rehabilitation, move — in

CEQA Review

The Agency’s proposal to convey the property to Silver Sound Electronics, Inc. and the
Developer’s proposal to restore and retrofit the building as a retail and office center have been
reviewed according to the California Environmental Quality Act (CEQA) guidelines.

The Agency has determined that the proposal will be exempt under CEQA Section 15301:
Existing Facilities. This categorical exemption states that minor alterations to existing facilities
involving negligible or no expansion of use would not have a significant effect on the
environment. However, CEQA Section 15300.2f states that a categorical exemption shall not be
used if the project may cause an adverse change in a historic resource. The existing building on
the property is a Potentially Designated Historic Property (PDHP) with a rating of C3 but is not
located in a historic district. The building does not meet the Local Register of Historic Resources
definition and therefore is not subject to CEQA historical review. Since the conveyance or
retrofit work is not expected to cause a substantial adverse change to the significance of a
historic resource and there is no anticipated change of use or expansion, the proposals are
consistent with the CEQA Existing Facilities exemption.

Hazardous Materials Abatement

In April of 2002, the Agency completed investigations for the presence of asbestos and lead
based paint in the building. The findings indicated no evidence of asbestos and a minor presence
of lead based paint in the building. As part of the negotiated price, Silver Sound Electronics, Inc.
will purchase the property in an “as is” condition.

SUSTAINABLE OPPORTUNITIES

Economic: The proposed project will take an underutilized semi-vacant building and convert it to
better economic use. The rehabilitation of the Cal-Art Building will improve the gateway to the
Uptown Redevelopment Area and will enhance the appearance of other buildings in the
downtown area. The opening of the new retail and office space will contribute to job creation,
other new retail openings and increased sale and business tax revenues to the City.

Environmental: The excellent location of the property in the Uptown Area in proximity to major
public transportation nodes will likely encourage use of BART and AC Transit by retail
customers and office users, which will ease general pressure on the region’s congested
transportation infrastructure.

Social Equity: The rehabilitation work will be designed and build by locals firms in Qakland.
The retail center will expand the supply of jobs in Oakland.
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DISABILITY AND SENIOR CITIZEN ACCESS

Rehabilitation work for the building will be completed in full compliance with the Americans
with Disabilities Act, as well as other applicable laws.

RECOMMENDATION

Staff recommends that the Agency and the City approve the resolutions authorizing the sale of
Agency-owned real property located at 1728 San Pablo Avenue for $1.3 million to Silver Sound
Electronics, Inc., for rehabilitation as a retail and associated office space and authorizing a
Disposition and Development Agreement for the Project.

ACTION REQUESTED OF THE AGENCY ADMINISTRATOR

Adopt the Agency and the City resolutions authorizing the sale of Agency-owned real property
located at 1728 San Pablo Avenue for $1.3 million to Silver Sound Electronics, Inc., for
rehabilitation and use as a retail space with associated office, and authorizing a Disposition and

Development Agreement for the Project. ‘
Respe?Wmitted,

Danieﬁfanderpriem, Director of Redevelopment,
Economic Development and Housing and
Community Development

Forwarded by: Prepared by:
Frank Fanelli, Manager Hamid Ghaemmaghami, Real Estate Agent
CEDA, Real Estate Division CEDA, Real Estate Division

APPROVED AND FORWARDED TO THE
COMMUNITY AND ECONOMIC DEVELOPMENT COMMITTEE

L 4 Aty

OFFICE OF THE AGENCY A@MI?ISTRATOR
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Exhibit A

Property Description

, (attached)
PARCEL ONE:

lots 27 and 28 and a portion of Lot 29 and 3"0, "Map of The Campbell Tract," filed March
30, 1878, Map Book 2, Page 64, Alameda Gounty Records, described as follows:

Beginning at the point of intersection of the Eastern line of San Pablo Avenue, with the
Southern line of 18th Street, as said Avenue and Street are shown on said Map; running
thence along said line of San Pablo Avenue Southerly 106.58 feet to the Southern line of
said Lot 30; thence along the last mentioned line Easterly 60.85 feet; thence at right
angles Northerly 118.0G feet to the Northern common corner of said Lots 28 and 29 on
the said Southern line of 18th Street; thence along said line of 18th Street; Westerly 61.58
feet to an angle pomnt therein; thence continuing along said line of 18th Street, 50.33 feet
to the point of beginning.

PARCEL TWO:

Beginning at a point on the kastern line of San Pablo Avenue, distant thereon North 14°
30" West 119.22 feet from the Northern line of 17th Street; and running thence along said
line of San Pablo Avenue North 14° 30" West 0.55 of a foot to the Southern line of Lot
30, as said lot is shown on the "Map of The Campbell Tract, Oakiand," filed March 30,
1878, in Book 2 of Maps, Page 64, In the Office of the County Recorder of Alameda
County; thence along the last named line South 78° 53" East 60.82 feet to the Western
line of the land secondly described in the Deed by Leslie Berger, et al, to Kahn Investment
Company, et al, dated June 19, 1946, recorded July 1, 1946 under Recorder's Series
TT/56009 in the Office of the County Recorder of Alameda County; thence South 11° 07'
West 0.50 of a foot to a line drawn South 78° 53" East from the point of beginning;
thence North 78° 53" West 60.58 feet to the point of beginning.

Assessor's Parcel No: 00B-0641-011-01



AWCRM@ITY:

oFfice BERY ity Atiorey
QAKLAND

OAKLAND CITY COUNCIL200:DFC 29 PHI2: L8

RESOLUTION NoO. C.M.S.

A RESOLUTION APPROVING THE SALE OF REAL PROPERTY
LOCATED AT 1728 SAN PABLO AVENUE FOR $1.3 MILLION TO
SILVER S OUND E LECTRONICS, INC., FOR REHABILITATION AS A
RETAIL AND OFFICE PROJECT

WHEREAS, the California Community Redevelopment Law, Health and
Safety Code Section 33430, authorizes a redevelopment agency within a survey
(Project) area or for purposes of redevelopment to sell real property; and

WHEREAS, the California Community Redeveiopment Law, Heaith and
Safety Code Section 33433, requires that before any property of a redevelopment
agency that is acquired in whole or in part with tax increment moneys is sold for
development pursuant to a redevelopment plan, the sale must first be approved by the
legislative body, i.e., the City Council, by resolution after a public hearing; and

WHEREAS, the City and the Redevelopment Agency of the City of Oakland
(the “Agency”) are actively involved in eliminating blight and encouraging retail and office
development within the Central District Redevelopment Project Area; and

WHEREAS, the Agency has been implementing the Uptown
Redevelopment Plan to attract residential, commercial and retail developments into the
Central District, and the Agency has determined that it desires to encourage new retail and
commercial development by offering Agency-owned buildings to developers for
development and rehabilitation; and

WHEREAS, the Agency owns the building at 1728 San Pablo Avenue and
known as the Cal-Art Building, more fully described in Exhibit A attached to this Resolution
(the “Property”), located within the Central District; and

WHEREAS, Silver Sound Electronics, Inc., desires o purchase the Property
from the Agency in order to rehabilitate and use the building as a retail/commercial
project consisting of between 8,000 and 9,000 square feet of retail space and 2,000 to
3,000 square feet of associated office space (the "Project”); and

WHEREAS, staff has negotiated and proposes entering into a Disposition
and Development Agreement ("DDA") with Silver Sound Electronics, Inc., which sets forth
the terms and conditions of the sale of the Property to Silver Sound Electronics, Inc., or its
affiliate and governs the development of the Project and the use of the Property by Silver
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Sound Electronics, Inc., and any successors to the Property subsequent to sale through
recorded covenants running with the land; and

WHEREAS, the DDA provides that the Agency will dispose of the Property
to Silver Sound Electronics, Inc., at fair marketed value appraisal of $1.3 million; and

WHEREAS, the DDA requires that Silver Sound Electronics, Inc., or its
affiliate construct and operate the Project consistent with the Redevelopment Plan and
restricts the use of the Property to retail and commercial uses; and

WHEREAS, the DDA and the grant deed that will convey the Property to
Silver Sound Electronics, Inc., or its affiliate adequately condition the sale of the Property
on the redevelopment and use of the Property in conformity with the Central District
Redeveilopment Plan, and such documents prohibit discrimination in any aspect of the
Project as required under the Central District Redevelopment Plan and the Califomia
Community Redevelopment Law; and

WHEREAS, the Project uses are in conformity with the Central District
Redevelopment Plan, the Project will assist in the elimination of blight in the Central
District, and the Project will help meet the objectives of the Central District Redevelopment
Plan; and

WHEREAS, the California Community Redevelopment Law (Health and
Safety Code Section 33433) requires that before any property of a redevelopment agency
that is acquired in whole or in part with tax increment moneys is soid for development
pursuant to a redevelopment plan, the sale must first be approved by the legislative body,
i.e., the City Council, by resolution after a public hearing; and

WHEREAS, as required by the California Community Redevelopment Law,
the Agency has made available to the public for inspection, no later than the first date of
publication of the notice for the hearing, a report that contains a copy of the draft DDA and
a summary of the cost of the agreement o the Agency, the estimated fair market value of
the Property at its highest and best use permitted under the Redevelopment Plan, and an
explanation of why the sale of the Property and development of the Project will assist in
the elimination of blight, with supporting facts and material; and

WHEREAS, a joint public hearing between the Agency and the City Council
was held to hear public comments on the sale of the Property for the Project; and

WHEREAS, notice of the sale of the Property and the public hearing was
given by publication at least once a week for not less than two weeks prior to the public
hearing in a newspaper of general circulation in Alameda County; and

WHEREAS, the City is the Lead Agency for this Project for purposes of
environmental review under the California Environmental Quality Act of 1970 ("CEQA");
and

WHEREAS, the conveyatice of the Praperty and the proposed use were
reviewed and considered by the City in evaluating the zoning consistency and compliance

Resohtion City Calart
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with CEQA, the Guidelines for Impiementation of the California Environmental Quality Act
(14 CCR Sections 15000, et seq., the "CEQA Guidelines”), and the City’s Environmental
Review Regulations; and

WHEREAS, the City has determined that the Project involves negligible or
no expansion of use, will not have a significant effect on the environment, and is therefore
exempt from CEQA per Section 15301 {Existing Facilities) of the CEQA Guidelines; now,
therefore, be it

RESOLVED: That the City Council hereby finds and determines that the
Project will not have significant effect on the environment and is exempt from CEQA per
Section 15301 (Existing Facilities) of the CEQA Guideiines; and be it further

RESOLVED: That the City Council hereby finds and determines that the -
sale of the Property by the Agency to Silver Sound Electronics, Inc., or its affiliate for the
Project furthers the purposes of the California Community Redevelopment Law,
contributes to the elimination of blight in the Central District Redevelopment Project Area,
conforms to the Central District Redevelopment Plan, including its Implementation Plan,
and furthers the goals and objectives of said Redevelopment Plan in that: (1) the Project
will increase the stock of retail and office space in the Central District, (2) the Project will
provide necessary neighborhood-serving commercial facilities lacking in the Central
District; (3) the Project, once completed, will create permanent jobs for low and moderate
income people, including jobs for area residents; (4) the Project will redevelop and reuse
a key underutilized site and building in the Central District, (5) the rehabilitation of the Cal-
Art Building once completed will improve the environmental design within the Central
District; and (6) the Project, once developed, will enhance the upcoming Forest City
Redevelopment Project in the surrounding area, and will encourage efforts to alleviate
economic and physical blight conditions in the area, including high business vacancy
rates, and excessive vacant lots, by enhancing the development potential and overall
economic viability of neighboring properties; and be it further

RESOLVED: That the City Council hereby approves the sale of the Property
to Silver Sound Electronics, Inc., or to an affiliated entity satisfactory to the Agency, for the
purchase price of $1.3 million, subject to the terms and conditions of the DDA; and be it
further

RESOLVED: That the City Council finds and determines that the purchase
price of $1.3 million equals or exceeds the fair market vaiue of the Property at its highest
and best use permitted under the Redevelopment Plan; and be it further

RESOLVED: That the City Administrator or his or her designee is directed
to file a Notice of Exemption within five (5) working days of this Resolution in accordance
with the CEQA Guidelines; and be it further

RESOLVED: That the custodians and locations of the documents or other
materials which constitute the record of proceedings upon which the City's decision is
based are respectively: (a) the Community and Economic Development Agency, Projects
Division, 250 Frank H. Ogawa Plaza, S5th Floor, Oakland; (b) the Community and
Economic Development Agency, Planning Division, 250 Frank H. Ogawa Plaza, 3rd Floor,

Resolution City Calart
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Oakland and (c) the Office of the City Clerk, 1 Frank H. Ogawa Plaza, 1st Floor, Oakland,;
and be it further

RESOLVED: That the Council hereby appoints the City Administrator or his
or her designee as agent of the City to take any other action with respect to the Property
and the Project consistent with this Resclution and its basic purpose.

IN COUNCIL, CAKLAND, CALIFORNIA, , 2006

PASSED BY THE FOLLOWING VOTE:

AYES- BROOKS, BRUNNER, CHANG, NADEL, QUAN, REID, WAN, and PRESIDENT DE
LA FUENTE

NOES-
ABSENT-
ABSTENTION-

ATTEST:

CEDA FLOYD
City Clerk and Clerk of the Council
of the City of Oakland, California

Resolution City Calart
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OF THE CITY OF OAKLAND
RESOLUTION NoO. C.M.S.

A RESOLUTION AUTHORIZING THE SALE OF REAL PROPERTY
LOCATED AT 1728 SAN PABLO AVENUE FOR $1.3 MILLION TO
SILVER S OUND E LECTRONICS, INC., FOR REHABILITATION AS A
RETAIL AND OFFICE PROJECT, AND AUTHORIZING A DISPOSITION
AND DEVELOPMENT AGREEMENT FOR THE PROJECT

WHEREAS, the California Community Redevelopment Law, Health and
Safety Code Section 33430, authorizes a redevelopment agency within a survey (Project)
area or for purposes of redevelopment to sell real property, Section 33432 requires that
any sale of real property by a redevelopment agency in a project area must be conditioned
on redevelopment and use of the property in conformity with the redevelopment plan, and
Section 33439 provides that a redevelopment agency must retain controls and establish
restrictions or covenants running with the land for property sold for private use as provided
in the redevelopment plan; and

WHEREAS, the Central District Urban Renewal Plan adopted on June 12,
1969, as subsequently amended, as well as the Five-Year implementation Plan for the
Central District {together, the “Central District Redevelopment Plan” or “Redevelopment
Plan™}, authorizes the Redevelopment Agency to sell tand in the Central District
Redevelopment Project Area (the “Central District”), and

WHEREAS, the Redevelopment Agency of the City of Oakland (the
“Agency”) is actively involved in eliminating blight and encouraging retail and office
development within the Central District; and

WHEREAS, the Agency has been implementing the Uptown
Redevelopment Plan to attract residential, commercial and retail developments into the
Central District, and the Agency has determined that it desires to encourage new retail and
commercial development by offering Agency-owned properties to developers for
development and rehabilitation; and

WHEREAS, the Agency owns the buiiding at 1728 San Pablo Avenue and
known as the Cal-Art Building, more fully described in Exhibit A attached to this Resolution
(the “Property”), located within the Central District; and

WHEREAS, Silver Sound Electronics, Inc., desires to purchase the Property
from the Agency in order to rehabilitate and use the building as a retail and associated
office project consisting of between 8,000 and 9,000 square feet of retail space and 2,000
to 3,000 square feet of associated office space (the "Project"); and



WHEREAS, staff has negotiated and proposes entering into a Disposition
and Development Agreement ("DDA") with Silver Sound Electronics Inc., which sets forth
the terms and conditions of the sale of the Property to Silver Sound Electronics, Inc., orits
affiliate and governs the development of the Project and the use of the Property by Silver
Sound Electronics, Inc., and any successors to the Property subsequent to sale through
recorded covenants running with the land; and

WHEREAS, the DDA provides that the Agency will sell the Property to Silver
Sound Electronics, Inc., at its fair marketed value appraisa! of $1.3 million; and

WHEREAS, the DDA requires that Silver Sound Electronics, Inc., or its
affiliate construct and operate the P roject consistent with the Redevelopment Plan and
restricts the use of the Property to retail and commercial uses; and

WHEREAS, the DDA and the grant deed that will convey the Property to
Silver Sound Electronics, Inc., or its affiliate adequately condition the sale of the Property
on the redevelopment and use of the Property in conformity with the Central District
Redevelopment Plan, and such d ocuments p rohibit discrimination in any aspect of the
Project as required under the Central District Redevelopment Plan and the California
Community Redevelopment Law; and

WHEREAS, the Project uses are in conformity with the Central Disfrict
Redevelopment Plan, the Project will assist in the elimination of blight in the Central
District, and the Project will help meet the objectives of the Central District Redevelopment
Plan; and

WHEREAS, the California Community Redevelopment Law (Health and
Safety Code Section 33433) requires that before any property of a redevelopment agency
that is acquired in whole or in part with tax increment moneys is sold for development
pursuant to a redevelopment plan, the saie must first be approved by the legislative body,
i.e., the City Council, by resolution after a public hearing; and

WHEREAS, as required by the California Community Redevelopment Law,
the Agency has made available to the public for inspection, no later than the first date of
publication of the notice for the hearing, a report that contains a copy of the draft DDA and
a summary of the cost of the agreement to the Agency, the estimated fair market value of
the Property at its highest and best use permitted under the Redeveiopment Plan, and an
explanation of why the sale of the Property and development of the Project willi assist in
the elimination of blight, with supporting facts and material; and

WHEREAS, a joint public hearing between the Agency and the City Council

of the City of Oakland was held to hear public comments on the sale of the Property for the
Project; and

Resolution Agency Calart



WHEREAS, notice of the sale of the Property and the public hearing was
given by publication at least once a week for not less than two weeks prior to the public
hearing in a newspaper of general circulation in Alameda County; and

WHEREAS, the City Council has approved the sale of the Property by
resolution after the public hearing; and

WHEREAS, the Agency is a Responsible Agency for this Project for
purposes of environmental review under the California Environmental Quality Act of 1970
("CEQA"); and

WHEREAS, the conveyance of the Property and the proposed use were
reviewed and considered by the Agency in evaluating the zoning consistency and
compliance with CEQA, the Guidelines for Implementation of the California Environmental
Quality Act {14 CCR Sections 15000, et seq., the “CEQA Guidelines”), and the City's
Environmental Review Regulations; and

WHEREAS, the Agency has determined that the Project involves negligible
or no expansion of use, will not have a significant effect on the environment, and is
therefore exempt from CEQA per Section 15301 (Existing Facilities) of the CEQA
Guidelines; now, therefore, be it

RESOLVED: That the Agency hereby finds and determines that the Project
will not have significant effect on the environment and is exempt from CEQA per Section
15301 (Existing Facilities) of the CEQA Guidelines,; and be it further

RESOLVED: That the Agency hereby finds and determines that the sale of
the Property by the Agency to Silver Sound Electronics, Inc., or its affiliate for the Project
furthers the purposes of the California Community Redevelopment Law, contributes to the
elimination of blight in the Central District Redevelopment Project Area, conforms to the
Central District Redevelopment Plan, including its Implementation Plan, and furthers the
goals and objectives of said Redevelopment Plan in that: (1) the Project will increase the
stock of retail and office space in the Central District, (2) the Project will provide necessary
neighborhood-serving commercial faciiities facking in the Central District; (3) the Project,
once completed, will create permanent jobs for low and moderate income people,
including jobs for area residents; (4} the Project will redevelop and reuse a key
underutilized site and building in the Central District; (5) the rehabilitation of the Cal-Art
Building once completed will improve the environmental design within the Central District;
and (6) the Project, once developed, will enhance the upcoming Forest City
Redevelopment Project in the surrounding area, and will encourage efforts to alleviate
economic and physical blight conditions in the area, including high business vacancy
rates, and excessive vacant lots, by enhancing the development potential and overail
economic viability of neighboring properties; and be it further

RESOLVED: That the Redevelopment Agency hereby authorizes the
Agency Administrator or his or her designee to sell the Property to Silver Sound

Resolution Agency Catart



Electronics, Inc., or to an affiliated entity satisfactory to the Agency Administrator, for the
purchase price of $1.3 million, subject to the terms and conditions of the DDA; and be it
further

RESOLVED: That the Agency finds and determines that the purchase price
of $1.3 million equals or exceeds the fair market value of the Property at its highest and
best use permitted under the Redevelopment Plan, that there are no Agency or City
subsidies to the developer in this transaction, and that therefore the Agency's
employment and contracting programs do not apply; and be it further

RESOLVED: That the transaction shall include the following terms and
conditions:

« $1.3 million, the purchase price, to be paid in the form of cash;

e Siiver Sound Electronics, Inc., or its affiliate to be responsible for the cost
of required off-site improvements in connection with the Project;

s Silver Sound Electronics Inc., or its affiliate to take the Property in its “as-
is” condition;

o Silver Sound Electronics Inc., or its affiliate to comply with provisions of the
Central District Redevelopment Plan and nondiscrimination provisions of
redevelopment law;

» The plans and specifications for the Project to be reviewed and approved
by the Agency;

o Transfer of the Property to be restricted prior to Project completion;

» Project commencement and completion dates to be set in the DDA as
negotiated by the Agency Administrator;

¢ No required application of the Agency’s employment and contracting
programs (prevailing wage, local employment, local/small local business
enterprise contracting, apprenticeship, living wage, or first-source hiring)
to the Project;

* The Project to be restricted to retail and commercial office uses;

Any other appropriate terms and conditions as the Agency Administrator or
his or her desighee may establish in his or her discretion or as the Califomia
Community Redevelopment Law or the Redevelopment Plan may require;
and be it further

RESOLVED: That upon completion of sale of the Property, $1.3 million will
be returmed to Fund 9504, Project P132780 and will be reallocated for redevelopment
projects in the next budget cycle; and be it further

RESOLVED: That the Agency Administrator or his or her designee is hereby
authorized to negotiate and execute a Disposition and Development Agreement with Silver
Sound Electronics, Inc., or an affiliated entity or entities approved by the Agency
Administrator, for the Project, and other documents with Silver Sound Electronics Inc., or
its affiliate, Project funding sources, or other parties as necessary to facilitate the sale and
development of the Property for the Project; and be it further

Resolution Agency Calart



RESOLVED: That all documents related to this transaction shall be
reviewed and approved by Agency Counsel prior to execution, and copies will be placed
on file with the Agency Secretary; and be it further

RESOLVED: That the Agency Administrator or his or her designee is
directed to file a Notice of Exemption within five (6) working days of this Resolution in
accordance with the CEQA Guidelines; and be it further

RESOLVED: That the custodians and locations of the documents or other
materials which constitute the record of proceedings upon which the Agency's decision is
based are respectively: (a) the Community and Economic Development Agency,
Redevelopment Division, 250 Frank H. Ogawa Plaza, 5th Floor, Oakland; (b) the
Community and Economic Development Agency, Planning Division, 250 Frank H. Ogawa
Plaza, 3rd Floor, Oakland; and (c) the Office of the City Clerk, 1 Frank H. Ogawa Plaza,
1st Floor, Oakland; and be it further

RESOLVED: That the Agency hereby appoints the Agency Administrator or
his or her designee as agent of the Redevelopment Agency to conduct negotiations and
execute documents with respect to the sale of the Property as necessary to effectuate this
transaction, and to take any other action with respect to the Property and Project
consistent with this Resolution and its basic purpose.

IN AGENCY, OAKLAND, CALIFORNIA, , 2005

PASSED BY THE FOLLOWING VOTE:

AYES- BROOKS, BRUNNER, CHANG, NADEL, QUAN, REID, WAN, AND
CHAIRPERSON DE LA FUENTE,

NOES-

ABSENT-

ABSTENTION-

ATTEST:

e

CEDA FLOYD
Secretary of the Redevelopment Agency
of the City of Gakland

Resolution Agency Calart



Exhibit A-

Property Description

, (attached)
PARCEL ONE:

Lots 27 and 28 and a portion of Lot 29 and 3le, "Map of The Campbell Tract," filed March
30, 1878, Map Book 2, Page 64, Alameda Qounty Records, described as foliows:

Beginning at the point of intersection of the Eastern line of San Pablo Avenue, with the
Southern line of 18th Street, as said Avenue and Street are shown on said Map; running
thence along said line of San Pablo Avenue Southerly 106.58 feet to the Southern line of
said Lot 30; thence along the last mentioned line Easterly 60.85 feet; thence at right
angles Northerly 118.00 feet to the Northern common corner of said Lots 28 and 29 on
the said Southern fine of 18th Street; thence along said fine of 18th Street; Westerly 61.58
feet 1o an angle point therein; thence continuing along said line of 18t Street, 50.33 feet
to the point of beginning.

PARCEL TWO:

Beginning at a point on the Eastern line of San Pablo Avenue, distant thereon North 14°
30" West 119.22 feet from the Northern line of 17th Street; and running thence along said
line of San Pablo Avenue North 14° 30" West 0.55 of a foot to the Southern line of Lot
30, as said lot is shown on the "Map of The Campbell Tract, Oakland," filed March 30,

- 1878, in Book 2 of Maps, Page 64, in the Office of the County Recorder of Alameda
County; thence along the last named line South 78° 53’ Last 60.82 feet 1o the Western
line of the land secondly described in the Deed by Leslie Berger, et al, to Kahn investment
Company, et al, dated June 19, 1946, recorded July 1, 1946 under Recorder's Series
T1/56009 in the Office of the County Recorder of Alameda County; thence South 11° 07"
West 0.50 of a foot to a line drawn South 78° 53' East from the point of beginning;
thence North 78° 53" West 60.58 feet to the point of beginning.

Assessor's Parcel No: 008-0641-011-01
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SUMMARY REPORT PURSUANT TO
SECTION 33433 OF THE CALIFORNIA COMMUNITY REDEVELUPMENT Fi{: 49
ON THE DISPOSITION AND DEVELOPMENT AGREEMENT BY AND BETWEEN
THE REDEVELOPMENT AGENCY OF THE CITY OF OAKLAND AND
SILVER SOUND ELECTRONICS, INC., FOR THE CAL-ART BUILDING LOCATED
AT 1728 SAN PABLO AVENUE, OAKLAND CALIFORNIA

I. INTRODUCTION

The Californta Community Redevelopment Law (Section 33433 of the California Health and Safety
Code) requires that if a redevelopment agency wishes to sell or lease property to which it holds title,
and if that property was acquired in whole or in part with property 1ax increment funds, the agency
must first secure approval of the proposed sale or lease agreement from its local legislative body
after a public hearing. A copy of the proposed sale and a summary report that describes and
contains specific financing elements of the proposed transaction must be available for public
inspection prior to the public hearing. As required by the Community Redevelopment Law, the
following information must be included in the summary report for the sale of property:

1. The cost of the agreement o the redevelopment agency, including land acquisition
costs, clearance costs, relocation costs, the costs of any improvements to be provided
by the agency, plus the expected intercst on any loans or bonds to finance the
agreement.

2. The estimated value of the interest to be conveyed, determined at the highest and
best use permitted under the redevelopment plan.

3. The estimated fair market value of the interest to be conveyed, at the use and with
the conditions, covenants, and development costs required by the sale.

4. The purchase price of the property. If the sale price is less than the fair market value
of the interest to be conveyed, determined at the highest and best use consistent with
the redevelopment plan, then the agency shall provide as part of the summary an
explanation of the reasons for the difference.

5. An explanation of why the sale of the property will assist in the elimination of
blight, with reference to supporting facts and materials.

This report outlines the salient parts of the Disposition and Development Agreement (“Agreement”)
by and between the Redevelopment Agency of the City of Qakland (“Agency”) and Silver Sound
Electronics, Inc. (“Developer™), for the proposed Cal-Art rehabilitation project. (Please note that the
proposed Agreement is being attached to this report only to illustrate in general terms the proposed



transaction, and is subject to further negotiation between the parties and possible modification.)
Under this Agreement, the Developer will purchase Agency-owned property (the “Property”),
located on the City Block 641 bounded by 18th Street, 17th Street, San Pablo Avenue, and
Telegraph Avenue located within the Central District Urban Renewal Area (“Central District”) of
downtown Oakland, from the Agency and will rehabilitate the property to develop approximately
8,000 to 9,000 square feet of retail and 2,000 to 3,000 square feet of associated office space. (Please
note that the specific components of the Project as set forth m this report are subject to change.)

This report is based upon information in the proposed Agreement dated November 8, 2004 (unless
otherwise noted) and is organized into the following six sections:

II.

HI.

V1.

VIL.

Summary of the Proposed Agreement - This section includes a description of the
site, the proposed development, and the major responsibilities of the Agency and the
Developer.

Cost of the Agreement to the Agency - This section outlines the cost of the
Agreement to the Agency. It presents the terms of the land conveyance to the
Developer by the Agency, and sets forth the net cost of the Agreement to the
Agency.

Estimated Value of the Interest to be Conveyed at Its Highest and Best Use -
This section summarizes the value of the Property to be conveyed to the Developer.

Estimated Value of the Interest to be Conveyed with Disposition and
Development Agreement Restrictions - This section describes the purchase price
to be paid by the Developer to the Agency.. The proposed purchase price is the fair
market value at the highest and best use consistent with the redevelopment plan for
the interests conveyed.

Elimination of Blight - This section includes an explanation of why the sale or lease
of the Property will assist in the elimination of blight and the supporting facts and
materials.

Conformance with Central District Redevelopment Plan and its Five Year
Implementation Plan - This section describes how the Agreement is in
conformance with the Agency’s Central District redevelopment plan (known as the
“Central District Urban Renewal Plan’) and it’s Five Year Implementation Plan.

1L SUMMARY OF THE PROPOSED AGREEMENT



The proposed Disposition and Development Agreement and all accompanying exhibits are attached
(see Exhibit A, Draft Disposition and Development Agreement). A summary of the proposed
Agreement 1s as follows (also see Exhibit C, Term Sheet):

A

Description of the Property

The Cal-Art building, located at 1728 San Pablo Avenue (APN: 008-0641-011-01), is
located at the comer of 18th Street and San Pablo Avenue in the Central District
Redevelopment Project Area of the City of Qakland. The building is a streamlined, Art-
Deco modern style; one story building that was constructed in 1946-47. The 18,500 square
foot building features 9,900 square feet on the ground floor, with a partial second floor of
3,000 square feet and a basement that is 5,500 square feet. The building has been rated as a
C3 by the City of Oakland Cultural Heritage Survey. The Property is irregular in shape,
measuring 9,970 square feet

Developer

Silver Sound Electronics, Inc., is an Oakland-based holding company that owns a retail
chain of sport-related clothing and shoes called “The Spot” in the Bay Area. The company
operates branches in Concord, Richmond, Hayward, Milpitas, West Oakland, and Berkeley.
Their flagship store called “The Outlet” is located in Oakland at the corner of Macarthur and
Broadway in the Kaiser Center shopping center. Parvez Postionchian is the owner of the
company and he recently completed a major award winning renovation of his building
located at 1715 -1721 Broadway in downtown Qakland.

Project Description

The Cal-Art Building was first designed as a furniture store, but later used to house an art
supply store for more than 40 years. Silver Sound Electronics Inc. has hired the Oakland-
based Architectural firm, Komoros—Towey, to begin the design for the rehabilitation of the
building. The focus of the rehabilitation will be on repairing the fagade (cleaning, painting
etc.) and upgrading the mechanical, HVAC, and electrical systems. Silver Sound Electronics
will relocate its current retail outlet store in Kaiser shopping Center at Broadway and
Macarthur to the Cal-Art Building.

Agency Responsibilities

The Agency has no significant pre-conveyance obligations, other than to deliver the
Property as set forth in the Agreement and to review and approve developer submissions as
provided under the Agreement.

Subject to the specific terms and conditions stated in the Agreement, the Agency shall:

3



1. Sell the Property to the Developer “as is” for the price of $1,300,000.
2. Cover closing costs in an estimated amount of $30,000.

The Agency has no further significant financial or transactional obligations under the
proposed Agreement.

Developer Responsibilities

Subject to the specific terms and conditions stated in the Agreement, the Developer shall,
among other things:

1. Purchase the Property “as is” from the Agency for $1,300,000.

2. Commence and complete construction of the Project by the dates specified in the
Agreement. Silver Sound Electronics Inc. has approximately 30 days after
executing the DDA to complete planning approvals, and to close escrow on the
site. Completion of the design, construction documents and permits will take
another two months, until early 2005. Construction will require up to 3 months,
with occupancy of the building starting in late summer by beginning September of
2005. (Please note that all dates specified in the Project schedule are subject to
change by mutual agreement. )

’7 Date Due Task

January 18, 2005 Resolutions approved by Agency and City
March 1, 2005 DDA 1s executed,

April 1, 2005 Closing of Escrow, completion of planning review, submit
building plans

May 1, 2005 Obtain building permits, commence construction —

September 1, 2005 | Complete rehabilitation, move — in

3. Post-construction obligations are such that the Developer shall, among other things:
a. Operate the Project and Property in conformance with the requirement of the
Central District Urban Renewal Plan.

b. Restrict the use of the Project and Property to retail, as well as office space
associated with retail uses, as permitted under the Agreement,

c. Agree not to engage in discriminatory practices with reference to the Project
as defined by redevelopment law

4



III. COST OF THE AGREEMENT TO THE AGENCY

This section presents the total potential cost of the Agreement o the Agency, as well as the "net
cost" of the Project after consideration of the Project revenues. The net cost can be either an actual
cost, when expenditures exceed receipts, or a net gain, when revenues created by implementation of
the Agreement exceed expenditures. The revenues from this sale are part of the planned financing
for the Uptown Project.

A. Estimated Cost to the Agency

In the past two decades, the Agency has been purchasing properties and relocating businesses in the
Uptown Area for the purpose of assembling parcels for land banking purposes in connection with
the future Uptown Redevelopment Project. In November of 2002, the Agency acquired the subject
property known as the Cal-Art building, which housed the Cal-Art Supply Store, and a
noncontiguous vacant parcel located at 568 18th Street (APN: 008-0642-005-01) behind the Fox
Theater that was used as the parking lot for the Cal-Art’s patrons (the owner would only sell the two
parcels together) via a voluntary acquisition for a total price of $2 million. The Cal-Art Supply Store
that had been operating at the Cal-Art building closed its operation, and as result, the Agency did
not incur any relocation costs as the result of the acquisition. The Agency estimates that the amount
of $1.65 million purchase price is allocable to the value of the Cal-Arts building at the time of
acquisition.

For this Agreement, the net costs that the Agency has incurred are estimated in Table 1 below:

Agency Costs at 2001 Amount
Cal-Art Property and Business Acquisition $1,650,000
Escrow & Closing Costs $20,000
Total Cost to Agency $1,670,000

B. Revenues to the Agency

Per the terms of the Agrecment, the Agency shall sell the Property to the Developer for $1,300,000.
Rehabilitation work will increase the value of the building by $300,000. In addition to the selling
price, the Agency will receive general property tax increment, net of all pass-throughs and set-
asides, estimated at $292,288 over the remaining life of the Central District Urban Renewal (see
Exhibit E, Tax Increment Analysis). The Agency will also receive an estimated $100,852 in tax
increment revenues for the Low and Moderate Income Housing Fund. The total revenue stream to
the Agency is estimated to be $1,693,140. These findings are summarized in Table 2 below:



Table 2

Agency Revenues Amount
Sales Price of Land to Developer $1,300,000
Estimated General Property Tax Increment §292.288
Estimated Housing Tax Increment $100,852
Total $1,693,140

C. Net Cost to the Agency

The Agency's costs for the Property are estimated at $1,670,000 (Table 1). The Agency potential
revenues are estimated at $1,693,140 (Table 2). As a result, the net cost of the Agreement to the
Agency, in so far as they can be determined and based on available information, will be effectively
a net gain. This net gain is estimated at $23,140 as summarized below in Table 3:

Table 3
Net Agency Revenue/Costs Amount
Agency Revenues $1,693,140
Agency Costs - $1,670,000
Net Gain to the Agency $23,140

IV. ESTIMATED VALUE OF THE INTEREST TO BE CONVEYED AT ITS HIGHEST
AND BEST USE

An appraisal dated August 24, 2004, prepared by licensed appraiser, William Wilkins; ASA
estimated the value of the Property at $1,300,000. The building is in a fair condition and it is likely
that a new roof will be required and the interior wall is in poor condition, as are the floors. The “as
is” value of the site is therefore $1,300,000 (see Exhibit E, Appraisal). This report further concluded
that the offer by the Developer is the highest and best use value for the site.

V. ESTIMATED VALUE OF THE INTEREST TO BE CONVEYED WITH
DISPOSITION AND DEVELOPMENT AGREEMENT RESTRICTIONS

Since the purchase price being offered by the Developer is at or above the full fair market price of
the Property at its highest and best use, there is no consideration based upon the restrictions of the
Disposition and Development Agreement.



VI.  HOW PROJECT WILIL ASSIST WITH THE ELIMINATION OF BLIGHT

The Property is in the Central District redevelopment project area of downtown QOakland, on the
block bounded by 18th Street, 17th Street, San Pablo Avenue and Telegraph Avenue. The building
has not been renovated, remodeled or updated since its original development date.

The Project offers several benefits to the City that contributes to the improvement of the Uptown
Area and in Oakland’s downtown, First, the rehabilitation of the building will lead to beautification
of the arca and second, more retail activities will bring in shoppers to downtown area positively
affecting current property values, and enhancing the needs of nearby future neighborhood residents
in the Uptown Area.

The Redevelopment Agency has determined that the highest and best use of the building is retail
and commercial uses. The proposed project will continue to use the building to create more retail
and commercial spaces thus adding more value to the area for a long time in the future.

The Project also supports the Agency’s goal of reinforcing and expanding retail uses downtown and
provides a catalyst for additional private investment in the Central District, also contributing to the
elimination of blight in the Central District. The Project also increases employment, both during the
construction phase and thereafier.

The rehabilitation of the Cal-Art Building will ultimately contribute to a enhancing the gateway to
the Uptown Redevelopment Area and will enhance the appearance of other buildings in the
downtown area. The opening of the new retail and associated office will contribute to job creation,
other new retail openings and increased sale and business tax revenues to the City.

VII. CONFORMANCE WITH THE CENTRAL DISTRICT REDEVELOPMENT PLAN
AND ITS FIVE-YEAR IMPLEMENTATION PLAN

The sale of the Property by the Agency to Silver Sound Electronics Inc., for the Project furthers the
purposes of the Califorma Community Redevelopment Law, contributes to the elimination of blight
in the Central District Redevelopment Project Area, conforms to the Central District
Redevelopment Plan, including its Implementation Plan, and furthers the goals and objectives of
said Redevelopment Plan in that: (1) the Project will increase the stock of retail and associate office
space in the Central District, (2) the Project will provide necessary neighborhood-serving
commercial facilities lacking in the Central District; (3) the Project, once completed, will create
permanent jobs for low and moderate income people, including jobs for area residents; (4) the
Project will redevelop and reuse a key underutilized site and building in the Central District; (5) the
Project will improve environmental design within the Central District; and (6) the Project, once
developed, will enhance the upcoming Forest City Redevelopment Project in the surrounding area,
and will encourage efforts to alleviate economic and physical blight conditions in the area, including



high business vacancy rates, excessive vacant lots, and abandoned buildings, by enhancing the
development potential and overall economic viability of neighboring properties.
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NO FEE DOCUMENT

RECORDING REQUESTED BY:
Redevelopment Agency of the City of Oakland
WHEN RECORDED, MAIL TO:

City of Oakland

Community and Economic Development Agency
250 Frank Ogawa Plaza, 4th Floor

Oakland, Califorma 94612
Attn.: Hamid Gami, Real Estate Agent

DISPOSITION AND DEVELOPMENT AGREEMENT
(1728 SAN PABLO AVENUE)

This Disposition and Development Agreement (the "Agreement") is entered into effective
this day of , 2005, by and between the Redevelopment Agency of the City
of Qakland (the “Agency”), a community redevelopment agency organized and existing under
the California Community Redevelopment Law, and the Silver Sound Electronics, Inc.(the

“Developer”), a , pursuant to Agency Resolution No. - C.M.S.
adopted on | 1, 2005.
RECITALS

A. The Agency owns a site located in Oakland, California, at 1728 San Pablo
Avenue, APN 008-0644-011-01 (the "Property"), now occupied by a vacant retail/commercial
building. The Property is located in the Central District Redevelopment Project Area,

B. Health and Safety Code Section 33430 authorizes a redevelopment agency within
a survey (project) area or for purposes of redevelopment to sell real property. Health and Safety
Code Section 33432 requires that any sale of real property by a redevelopment agency in a
project area must be conditioned on redevelopment and use of the property in conformity with
the redevelopment plan. Health and Safety Code Section 33439 provides that a redevelopment
agency must retain controls and establish restrictions or covenants running with the land for
property sold for private use as provided in the redevelopment plan.

C. The Developer desires to purchase the Property for use as a mixed-use retail and
office building (the “Project”). The Agency desires to sell to the Developer, and the Developer
desires to purchase from the Agency, the Property as set forth in this Agreement. In addition, the
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Developer desires to grant a repurchase option to the Agency to the Property as set forth in this
Agreement in the event that the Developer does not move forward with the Project.

D. The sale of Property to the Developer for redevelopment 1s being made in
conformance with and pursuant to the authority given to the Agency in the Health and Safety Code.

A public hearing on disposition of this site was held by the Agency on , 2005. The sale of
the property to the Developer and the execution of this Agreement was subsequently authorized by
Redevelopment Agency Resolution No. CM.S.

E. This Agreement sets forth the terms and conditions under which the Agency will sell
the Property to the Developer, and by which the Developer will renovate certain improvements on
the property in conformance with the Central District Redevelopment Plan.

NOW, THEREFORE, in consideration of the foregoing recitals and the covenants and
mutual obligations contained in this Agreement, and in reliance on the representations and
warranties set forth herein, the Agency and the Developer agree as follows:

1. DEFINITIONS

1.1. The following terms and their derivatives have the meanings set forth below wherever
used in this Agreement, attached exhibits, or documents incorporated into this
Agreement by reference:

1.1.1. Agency. The “Agency” means the Redevelopment Agency of the City of
Oakland, a community redevelopment agency organized and existing under the
California Community Redevelopment Law (Health and Safety Code Sections
33000, et seq.). Any reference hereafter to "Agency” shall also be deemed to
include any successors or assigus of the Redevelopment Agency of the City of
Oakland.

1.1.2. Developer. The “Developer” means the Silver Sound Electronics, Inc., a
. Any reference hereafter to "Developer” shall also be deemed to
include any successors to or assigns of the Silver Sound Inc.

1.1.3.  Project. The “Project” means the construction and rehabilitation of the Property
according to the terms of this Agreement.

1.1.4. Property. The “Property” means that real property located in Oakland,
California, at 1728 San Pablo Avenue, APN 008-0644-011-01, more fully
described in that map attached as Exhibit A-1 and the legal description attached
as Exhibit A-2, which are both incorporated into this Agreement by this
reference.

1.1.5. Redevelopment Plan. The “Redevelopment Plan” means both the Central
District Urban Renewal Plan adopted on June 12, 1969, as subsequently
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amended, as well as the Five Year Implementation Strategy for the Central
District Redevelopment Project adopted on December 7, 1999, including any
subsequent amendments to either document. The Redevelopment Plan is hereby
incorporated by reference into this Agreement.

1.1.6. Schedule. The “Schedule” means that Project Schedule attached to this
Agreement as Exhibit B-1 incorporated herein by this reference. The Schedule
outlines Project tasks that the Developer must perform by the referenced due
date. The Schedule may be modified or amended by mutual agreement of the
parties in writing executed by a designee of the Agency Administrator and the
Developer.

2. DISPOSITION OF THE PROPERTY

2.1

2.2,

Purchase price. The purchase price for the Property shall be one million three hundred
thousand dollars ($1,300,000) (the “Purchase Price”). Prior to close of Escrow, the
Developer shall deliver said sum (less the Good Faith Deposit) in cash, cashier’s check,
or electronic transfer to the Escrow account.

Condition of title. The Agency shall convey to the Developer title of the Property free
and clear of all title defects, liens, encumbrances, deeds of trust, covenants, conditions,
resirictions, assessments, casements, leases and taxes except those exceptions which the
Developer has previously approved in writing, and:

2.2.1.  All the conditions, covenants and restrictions set forth or referred to elsewhere in
this Agreerment, which Agreement shall be recorded with the Alameda County
Recorder upon conveyance as an encumbrance against the Property senior to all
other private liens and encumbrances except those preexisting liens and
encumbrances referenced in this Section 2.2,

2.2.2.  The covenants, conditions and restrictions specified in the Redevelopment Plan;
2.2.3.  Applicable building and zoning laws and regulations;

2.24. Any lien for taxes accrued subsequent to and applicable to the period following
the recordation of the Grant Deed;

2.2.5. All casements, encumbrances and exceptions of record appearing on that certain
Preliminary Report dated December 10, 2004, prepared by Fidelity National
Title Company, a copy of which is attached to this Agreement as Exhibit C and
incorporated into this Agreement by this reference;

2.2.6. Any other easements for public utilities or improvements, such as, but not limited
to, tree wells, lamps, electrification, storm drains and gas mains necessary for
successful development of the Project; and
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2.3.

24.

2.5.

2.2.7. Such additional conditions, covenants, restrictions or easements as may be agreed
upon by the Developer and the Agency.

Title shall be in such condition at the time of conveyance as shall enable the Developer to
obtain an ALTA owner's policy of title insurance, if the Developer so desires, and enable
any lenders for the Project to obtain an ALTA loan policy of title insurance, if any such
lender so desires, subject only to the exceptions set forth in the subsections above.

Physical condition of the Property. The Agency is not in any way responsible for the
condition of the Property or any structures on the Property, or for removing, demolishing,
or relocating any structures, debris, rubble, demolition material, or subsurface
construction on the Property, including, without limitation, structures associated with
previous City uses of the Property or any underground utility facilities or improvements.
The Agency expresses no warranty, express or implied or other representation to the
Developer other than those expressed within this Agreement as to the fitness or condition
of the Property or any structures on the Property. The Property and all structures on the
Property shall be conveyed in an "as is" physical condition. After the Agency's
conveyance, it shall be the Developer's sole responsibility and obligation to: (1) take such
action as may be necessary to place the Property in all respects in a physical condition
entirely suitable for the development of the Project (including without limitation
undertaking any remediation work with respect to Hazardous Materials); (2) take such
action to remove or demolish or otherwise accommodate any structures or improvements
on the Property (both above ground and underground); and (3) take such action to
remove, demolish relocate or otherwise accommodate any utility facilities (both above
ground and underground), including, without limitation, any telephone cables, as
required by the appropriate governmental or public utility entity as a condition for
vacating,

Time of disposition; contingencies; escrow. No later than the closing date set forth in the
Schedule, the Agency shall sell and the Developer shall purchase the Property. The
Agency’s obligation to sell the Property is contingent on the following conditions
precedent: (1) the Developer’s representations and warranties contained herein or
otherwise made to the Agency are true and correct as of the closing except as
otherwise disclosed in writing, (2) the Developer has delivered the Purchase Price into
Escrow, and (3) the Developer is not otherwise in default under this Agreement. The
sale and purchase shall be accomplished through an escrow established with a title
company mutually agreed upon by the parties (the “Escrow™). The parties shall provide
the title company with instructions consistent with this Agreement.

Convevyance. At close of Escrow, the Agency shall convey the Property to the
Developer by a grant deed in substantially the form set forth in Exhibit D attached hereto
(the "Grant Deed"). Possession of the Property shall be delivered to the Developer
concurrently with the conveyance of title. The Developer shall accept title on the date of
conveyance.
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2.6. Reversionary Grant Deed. As a further condition precedent to the close of Escrow, the
Developer shall deposit into Escrow a fully executed grant deed reconveying fee title to
the Property from the Developer to the Agency in the form attached hereto as Exhibit E
(the “Reversionary Grant Deed”). The Escrow holder shall be instructed to hold the
Reversionary Grant Deed in Escrow until the Agency has provided the Escrow holder
with either (a) a written notice to record the Reversionary Grant Deed pursuant to Section
8 following a default by the Developer prior to completion of construction of the Project
and the Agency’s election to exercise any of its optional rights of repurchase, or (b) a
written notice to refurn the unrecorded Reversionary Grant Deed to the Developer
following completion of construction of the Project and the Agency’s issuance of a
Certificate of Completion.

2.7.  Good faith deposit. The Developer has previously delivered to the Agency a deposit
(the “Good Faith Deposit”) in the amount of $150,000. The Good Faith Deposit shall
be credited to the Developer against the Purchase Price at the time of conveyance of
the Property. Should the Property not be conveyed to the Developer by the closing
date set forth in the Schedule, for any reason other than an Agency default hereunder,
the Agency may retain the Good Faith Deposit as its liquidated damages. The
Developer understands that by entering into this Agreement, the Agency is precluded
from negotiating with other developers for the sale and development of the Property,
and the Agency therefore suffers a detriment, should the conveyance of the Property to
the Developer not occur, from limiting competition for selling and developing the
Property and from the loss of time in getting the Property sold and developed. The
parties agree that it would be impractical and extremely difficult to estimate the
damages which the Agency may suffer in the event that the Developer fails to meet its
obligations herein. Therefore, the parties do hereby agree that a reasonable estimate of
the total net detriment that the Agency would suffer in the event of any such
Developer default is and shall be, as the Agency’s sole and exclusive remedy, the right
to retain the Good Faith Deposit set forth above as liguidated damages.

2.8. Closing costs. At the close of Escrow, the Developer and the Agency shall pay equally
the cost of all escrow, recording, and notary fees, title report costs, City real estate
transfer tax, and other costs and expenses of Escrow, except for ad valorem taxes and
assessments, if any, for any period prior to close of Escrow. The Agency shall be solely
responsible for the cost of the County of Alameda real estate transfer tax. The Developer
shall be solely responsible for the cost of obtaining its title insurance policy.

3. RIGHTS OF ACCESS.

3.1.  Developer access. The Developer and its agents, contractors and representatives shall
have the right to enter upon the Property at any time prior to conveyance to conduct
investigations, tests, topographical surveys, appraisals, and studies, including
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3.2.

geotechnical studies, soils and groundwater tests, and environmental site assessments.
The Developer shall not alter the Property except as needed to conduct the testing and
other activities thereon as authorized by this Agreement, and the Developer agrees
upon completion of any testing or other activity under this Agreement to remove all
debris, litter, equipment, and other materials placed on the Property by the Developer
and its agents, and to restore the Property as much as reasonably possible to its
original condition.

The Developer shall indemnify, defend and hold the Agency, the City, and their
respective officers, agents and employees, harmless from any and all claims, demands,
damages, losses, actions, liabilities, causes of action or judgments, including
reasonable attorney's fees, which the Agency, City, or other indemnified party may
incur or be required to pay by reason of entry onto the Property and activities thereon
by the Developer or Developer’s agents, employees, contractors or consultants,
including, without limitation, any damages, injury or death to any person or property
suffered by any person, firm or corporation, except to the extent the same are
attributable to the negligence or willful misconduct of the Agency or any person or
entity acting on the Agency's behalf or under the Agency's authority. Prior to any
entry, and thereafter until conveyance, the Developer shall cause the Agency, the City,
and their respective officers, agents and employees, to be named as additional insured
on a commercial general liability insurance policy with coverage of at least one
million dollars (51,000,000) and shall cause certificates of such insurance to be
delivered to the Agency.

Notwithstanding any other provision in this Agreement, this right of entry shall not
relieve the Developer from the necessity of obtaining any applicable governmental
approvals or permits that may be necessary to perform such tests or conduct other
activities on the Property. The Agency reserves the right to require all persons entering
the Property to sign a waiver of liability.

Agency access. The Agency and its employees, agents, architects, engineers and
contractors shall have the right to enter upon the Property following close of escrow to
inspect the Property and the Project at reasonable times to ensure development in
conformance with this Agreement. The Agency shall indemnify, defend and hold the
Developer and its officers, agents and employees, harmiess from any and all claims,
demands, damages, losses, actions, liabilities, causes of action or judgments, including
reasonable attorney's fees, which the Developer may incur or be required to pay by
reason of entry onto the Property and activities therecon by the Agency or the Agency’s
agents, employees, contractors or consultants, including, without limitation, any
damages, injury or death to any person or property suffered by any person, firm or
corporation, except to the extent the same are attributable to the negligence or willful
misconduct of the Developer or any person or entity acting on the Developer’s behalf
or under the Developer’s authority.
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4. HAZARDOUS MATERIALS

4.1.

4.2

4.3.

Hazardous Matenals. For purposes of this Agreement, the term "Hazardous Materials"
shall mean any substances that are toxic, corrosive, inflammable, or ignitable, petroleum
and petroleum byproducts, lead, asbestos, any hazardous wastes, and any other
substances that have been defined as "hazardous substances, "hazardous materials,"
"hazardous wastes," "toxic substances," or other terms intended to convey such meaning,
including those so defined in any of the following federal statutes, beginning at 15 U.S.C.
section 2601, et seq., 22 U.S.C. section 1251, et seq., 42 U.S.C. section 6901, et seq.
(RCRA), 42 U.S.C, section 7401, et seq., 42 U.S.C. section 9601, et seq. (CERCLA}, 49
U.S.C. section 1801, et seq. (HMTA); or California statutes beginning at California
Health and Safety Code section 25100, et seq., section 25249.5, et seq., and 25300, et
seq., and California Water Code section 13000, et seq., the regulations and publications
adopted and promulgated pursuant to such statutes and any similar statutes and
regulations adopted hereafter. Hazardous Materials shall not include substances stored
on the Property that are stored as part of the normal construction and operation of a
commercial project.

Notice. The Agency hereby gives notice to the Developer that, to the best of its
knowledge and relying on analysis performed by its environmental consultants, there are
no Hazardous Materials present on or beneath the Property other than those set forth in
those environmental assessments and reports referenced in Exhibit F (together, the
"Environmental Assessments"), incorporated herein by reference. The Developer
acknowledges that it is aware of the conditions described in the Environmental
Assessments, and acknowledges that it has reviewed the contents of the Environmental
Assessments. This notice constitutes the notice required under California Health and
Safety Code Section 25359.7 and other laws. The Developer agrees to accept the
Property “as is” in its current condition without warranty express or implied by the
Agency with respect to the presence of Hazardous Materials known or unknown on or
near the Property.

Remediation. The Developer shall be solely responsible for all costs of investigation,
removal, cleanup, treatment, transportation, disposal, and monitoring of any
contamination by Hazardous Materials on or near the Property as required in connection
with the Project, whether such contamination occurred prior to or following conveyance
of the Property to the Developer. The Developer shall be solely responsible for
developing, submitting, and implementing any risk assessments or remediation work
plans for the Property as required by the appropriate regulatory agencies.

The Developer and the Agency hereby waive and release each other from any claims,
causes of action, liabilities or costs arising from the presence of or associated with the
investigation, monitoring or remediation of any Hazardous Materials contamination on or
near the Property as of the date of this Agreement, except as otherwise specifically
provided for in this Agreement, whether or not such contamination was known as of the
date of this Agreement.
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4.4.

4.5.

Environmental investigation. The Developer may engage its own environmental
consultant to make such environmental site assessments or investigations of the Property
with respect to possible contamination by Hazardous Materials as the Developer deems
necessary, including conducting any “Phase I”” and/or “Phase 1I” investigations of the
Property. The Developer shall promptly deliver to the Agency a copy of all reports and
assessments provided by the Developer’s consultants.

Use and operation of Project. Neither the Developer, nor any agent, employee, nor
contractor of the Developer, nor any authorized user, occupant, or lessee of the Property
or Project shall use the Property or Project or allow the Property or Project to be used for
the generation, manufacture, storage, disposal, or release of Hazardous Materials
following conveyance of title to the Property to the Developer.

5. CONSTRUCTION OF THE PROJECT

5.1.

5.2,

Land Use Entitiements. The Developer shall file substantially complete applications for
all required governmental land use approvals for the Project, including without limitation
zoning approvals, conditional use permit approvals, and subdivision approvals, but not
including building permits (such land use approvals are referred to herein as the “Land
Use Entitlements™), no later than the date set forth in the Schedule. The Developer shall
diligently take all reasonable steps necessary to obtain all final Land Use Entitlements no
later than the date set forth in the Schedule. The Developer is responsible for
incorporating any mitigation measures identified in the environmental review process
and imposed by the City as a condition of approval into the plans for Project
development and operations. Copies of all Land Use Entitlements shall be submitted to
the Agency immediately upon receipt by the Developer.

Financial Plan. Not later than the date set forth in the Schedule, the Developer shall
submit to the Agency for its review and approval the following, which together will be
referred to as the "Financial Plan™:

5.2.1. A detailed cost breakdown of construction of the Project (the “Project
Development Budget”). The Project Development Budget shall be an itemized
Project budget for the construction of the Project, showing all construction
related and nonconstruction related costs including the funding sources of
payment for each item. The Project Development Budget shall provide for a
ten percent {10%) retainage for all items of construction.

5.2.2. A copy of letters of commitment obtained by the Developer for interim
construction financing and permanent financing from a reputable institutional
lender, grant funding, equity contributions, and other financing from external
sources (including proposed joint ventures and partnerships) as necessary to
finance development of the entire Project. The letters of commitment for
financing shall be in such form and content reasonably acceptable to the Agency
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5.3.

54.

as is normally furnished by lenders and other financing sources for this type of
project.

5.2.3. A certified financial statement or other financial statement in such form
reasonably satisfactory to the Agency evidencing other sources of capital,
sufficient to demonstrate that the Developer has adequate funds available and is
committing such funds to cover the difference, if any, between the Developer's
costs of development and construction, as set forth in cost estimates for the
Project approved by the Agency, and the amount available to the Developer from
external financing sources.

5.2.4. Any other evidence reasonably requested by the Agency demonstrating the
economic and financial feasibility of the Project.

Any subsequent material change to the approved Financial Plan must be first
submitted to and approved by the Agency. If such change is not approved, the latest
approved Financial Plan shall continue to control development of the Project.

Commencement of construction. The Developer shall commence construction work on
the Project no later than the date set forth in the Schedule. For purposes of this
Agreement, construction shall be deemed commenced upon the permanent installation of
physical improvements on the Property.

Construction plans. The Agency will review schematic design and outline specifications
for the Project. Any subsequent Material Change to the approved Schematic Design
Plans (including any material deviation from the Schematic Design Plans that may be
included in the final construction plans for the Project) must first be submitted to and
approved by the Agency.

5.4.1. Material Changes. For purposes of this Agreement, the term “Material Change”
shall include the following changes for the Project:

54.1.1. Significant changes in exterior elevations, building bulk, site
coverage, floor area ratio, number of floors;

5.4.1.2, Significant changes in color, size, type, or design or use of exterior
finishing materials substantjally affecting architectural appearance;

54.1.3. Significant changes affecting off-street parking facilities;

5.4.14, Significant changes in perimeter landscape planting and design, and
changes in size or quality of exterior pavements or exterior lighting;

54.15. Significant changes in Project unit mixes or unit types.
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5.5.

5.6.

5.7.

5.8.

5.9.

Construction obligations. Construction of the Project shall be in accordance with the
Schematic Design Plans approved by the Agency. The Developer shall be solely
responsible for all aspects of the Project, including, but not limited to, the quality and
suitability of the construction plans, the supervision of construction work, and the
qualifications, financial conditions, and performance of all architects, engineers,
contractors, subcontractors, suppliers, consultants, and property managers. The
Developer shall be solely responsible at its own expense for installing any off-site
improvements in connection with the Project.

Environmentally sustainable project. The Developer shall use its good faith efforts to
design, develop, rehabilitate and construct the Project to be environmentally
sustainable in conformance with the LEED Green Building Rating System (Version
2.0, March 2000) published by the U.S. Green Building Council, which is on file with
the Agency. The Developer and its design consultants shall work with the Agency’s
economic development staff to develop appropriate and economically feasible
sustainable building goals and strategies using the Agency’s Sustainable Building
Guide and Project Management Tool. Principles of environmental sustainability,
including substantial use of such green building techniques as energy-conserving
design and appliances, water-conserving fixtures and landscape, recycled-content
building materials and low waste construction techniques, shall be incorporated into
the final construction plans for the Project.

Changes in Plans. Following commencement of construction of the Project, if the
Developer wishes to make any Material Change in the construction plans then in effect,
the Developer shall first submit the proposed Material Change to the Agency for its
written approval. The Agency shall approve or disapprove the Material Change by
notifying the Developer in writing within ten working days of receipt by the Agency’s
Project Manager. Failure of the Agency to approve or disapprove within this time period
shall be deemed approval.

Completion of Project. The Developer shall diligently prosecute construction of the
Project, and shall complete the entire Project, as evidenced by issuance of a temporary
certificate of occupancy or certificate of occupancy for the entire Project by the
appropriate officer of the City of Oakland, no later than the date set forth in the Schedule.

Employment nondiscrimination, The Developer and its contractors and subcontractors
shall not discriminate against any employee or applicant for employment in connection
with the use of the Property or the Project on the basis of race, color, ancestry, national
origin, religion, sex, sexual preference, marital status, AIDS or AIDS-related complex, or
physical or mental disability. Each of the following activities shall be conducted in a
nondiscriminatory manner: hiring; upgrading; demotion and transfers; recruitment and
recruitment advertising; layoff and termination; rates of pay and other forms of
compensation; and selection for training, including apprenticeship.

10
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6.

5.10.

5.11.

5.12.

5.13.

5.14.

5.15.

Disabled access. The Developer shall develop the Project in compliance with all
applicable federal, state, and local requirements for access for disabled persons.

Lead-based paint. The Developer and its contractors and subcontractors shall not use
lead-based paint in the construction of the Project or maintenance of Project units.
The Developer shall insert this provision in all contracts and subcontracts for work
performed on the Project which involves the application of paint.

Site inspections. The Developer shall permit and facilitate observation and inspection
of work at the Project site by the Agency’s authorized representatives during normal
business hours.

Quality of work. The Developer shall construct the Project in conformance with
general industry standards, and shall employ building materials of a quality suitable
for the requirements of the Project. The Developer shall develop the Project in full
conformance with applicable local, state, and federal statutes, regulations, and
building and housing codes.

Insurance, The Developer shall cause to have in full force and affect such policies of
insurance as are required by the Agency pursuant to Exhibit H, which is attached hereto
and incorporated herein by this reference.

Certificate of Completion. Promptly after completion of construction of the Project in
full accordance with the terms of this Agreement, and upon the request of the Developer,
the Agency shall furnish the Developer with a Certificate of Completion so certifying,
The Certificate of Completion shall be a conclusive determination that the covenants in
this Agreement with respect to Developer's construction obligations have been met for
the Project.

POST-CONSTRUCTION REQUIREMENTS AND COVENANTS

6.1.

6.2.

6.3.

Use restrictions. Use of the Property for the remaining term of the Redevelopment Plan
shall be restricted to retail and commercial office uses.

Conformance with Redevelopment Plan. The Developer covenants for itself, its lessees,
SUCCESSOTS, assigns and every successor in interest to the Property that the Developer, its
lessees, successors and assigns shall use the Property in full conformance with the
Redevelopment Plan for so long as the Redevelopment Plan is in effect. The Developer
shall ensure that language substantially similar to the above 1s incorporated as covenants
running with the land into all leases, rental agreements and grant deeds for the Project.

Nondiscrimination. The Developer covenants for itself, its heirs, executors,
administrators and assigns and all persons claiming under or through them, that there
shall be no discrimination against or segregation of any person or group of persons on
account of race, color, religion, creed, sex, sexual preference, marital status, ancestry,

11
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national origin, AIDS or AIDS-related complex, or disability in the sale, lease, sublease,
transfer, use, occuparcy, tenure or enjoyment of the Property nor shall Developer or any
person claiming under or through Developer establish or permit any such practice or
practices of discrimination or segregation with reference to the selection, location,
number, use or occupancy of tenants, lessecs, subtenants, sublessees or vendees in the
Property. The foregoing covenants shall run with the land. The Developer shall ensure
that language substantially similar to the above is incorporated as covenants running with
the land into all leases, rental agreements and grant deeds for the Project.

7. TRANSFERS AND CHANGES IN DEVELOPER

7.1. Definition of Transfer. As used in this Agreement, the term "Transfer” shall mean:

7.1.1.  Any total or partial sale, assignment or conveyance, or creation of any trust or
power by deed of trust or otherwise, or any transfer in any other mode or form of
or with respect to the Property or the Project or any interest therein, or any
contract or agreement to do any of the same, provided, however, the sale or lease
of an individual unit within the Project does not constitute a Transfer;

7.1.2.  Any transfer of any ownership interest greater than a 50% interest in the
Developer, other than a transfer of an ownership interest to a non-managing
equity member of the Developer;

7.1.3.  Any substitution, removal, withdrawal, or addition of a member of the Developer,
other than a non-managing equity member of the Developer;

7.1.4.  Any assignment by Developer of all or any part of this Agreement; or

7.1.5.  Any merger, consolidation, sale or lease of all or substantially all of the assets of
Developer.

7.2.  Purpose of Transfer restrictions. The Developer represents that its purchase of the
Property, and its other undertakings pursuant to this Agreement, will be used for the
purposes of timely redevelopment and rehabilitation of the Property and not for
speculation in landholding. Developer further recognizes that, in view of the following
factors, the qualifications of Developer are of particular concern to the community and
the Agency:

7.2.1.  The importance of redevelopment of the Property to the Agency's interest in the
adjacent blocks, and to the general welfare of the community, with particular
reference to the community's objectives of the elimination of physical and
environmental blight in the redevelopment project area;

7.2.2. The reliance by the Agency upon the unique qualifications and ability of the
Developer to setve as the catalyst for development of the Project; and

12
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7.3.

7.4.

7.2.3. The fact that the Property is not to be acquired for speculation, but only for
development by the Developer in accordance with this Agreement.

The Developer further recognizes that it is because of such qualifications and identity
that the Agency is entering into this Agreement with the Developer. No voluntary or
involuntary successor in interest of the Developer shall acquire any rights or powers
under this Agreement except as expressly set forth herein.

Prohibited Transfers. Except as expressly permitted below, the Developer represents
and agrees that it has not made, and will not make or permit, any Transfer prohibited by
this Agreement, either voluntary or by operation of faw. Any Transfer in contravention
of this Section shall be void and shall be deemed to be a default under this Agreement
whether or not Developer knew of or participated in such Transfer.

Permitted Transfers. The following Transfers shall be permitted:

74.1. Before completion of construction of the Project:

7.4.1.1.

7412,

7.4.1.3.

7.4.14.

7.4.1.5.

The granting of easements or permits to facilitate the development of
the Project;

The granting of any security interest in the Property, if such security
interest is granted to secure financing for the Project and is approved
by the Agency in writing;

The assignment to and assumption of this Agreement by a limited
liability company or partnership of which the Developer is the
managing member or general partner; provided that the entity to
which such Transfer is made, by an instrument in writing reasonably
satisfactory to the Agency and in recordable form, shall for itself and
its successors and assigns, and especially for the benefit of the
Agency, expressly assume all of the obligations of the Developer
under this Agreement and agree to be subject to all conditions and
restrictions to which the Developer is subject, and provided that the
Developer has submitted to the Agency the proposed organizational
documents of such entity for the Agency’s prior review and
approval;

The addition of any non-managing equity members to the Developer;
or

Any Transfer approved by the Agency in writing in the Agency’s
sole discretion.

13



1728 San Pablo Avenue DDA
[11/8/2004]

7.4.2. After completion of Project construction: Subject to the use restrictions herein,
any Transfer shall be permitted.

8. TERMINATION AND REMEDIES

8.1.

8.2.

8.3.

Fault of the Agency. The occurrence of any of the following events shall be an "Event
of Default" by the Agency under this Agreement:

8.1.1. The Agency fails to sell the Property to the Developer in the time period and
manner set forth in Section 2, provided that the conditions precedent to such sale
which are the responsibility of the Developer have been met; or

8.1.2. The Agency breaches any other material provisions of this Agreement.

Developer remedies. 1f an Event of Default on the part of the Agency occurs, the
Developer shall first notify the Agency in writing of the purported breach, giving the
Agency at least 30 calendar days from receipt of such notice to cure or begin in good
faith to cure such breach. If the Agency does not cure or begin to cure the breach
within the time period specified, the Developer may pursue any of the following
remedies: (1) terminating this Agreement; (i1) prosecuting an action for damages; (iii)
seeking equitable relief from a court of competent jurisdiction, including but not
limited to specific performance; or (iv) pursuing any other remedy at law or in equity.

Fault of the Developer. The occurrence of any of the following events shall be an
"Event of Default" by the Developer under this Agreement:

8.3.1. The Developer fails to deliver into Escrow the Purchase Price for the Property by
the closing date set forth in the Schedule.

8.3.2. Except as otherwise entitled under this Agreement, the Developer refuses to
accept conveyance of the Property by the closing date set forth in the Schedule.

8.3.3. The Developer fails to obtain the Land Use Entitlements by the date specified in
the Schedule, or fails to submit the Financial Plan by the date specified in the
Schedule.

8.3.4. The Developer fails to commence or complete construction of the Project in the
manner or within the times set forth m this Agreement, or, after commencement
of construction, the work of construction is abandoned or substantially ceases for
more than 30 consecutive calendar days.

8.3.5. The Developer fails to perform or observe the post-construction requirements set

forth in Section 6 or keep the post-construction covenants in the manner and
within the times set forth in this Agreement.

14
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8.4.

8.3.6. The Developer voluntarily or involuntarily undertakes or attempts to undertake a
Transfer in violation of this Agreement.

8.3.7. A determination by the Agency in its reasonable judgment that any of the
Developer’s representations or warranties made in this Agreement, any
statements made to the Agency by the Developer, or any certificates,
documents, or schedules supplied to the Agency by the Developer were untrue
in any material respect when made, or that the Developer concealed or failed to
disclose a material fact from the Agency.

8.3.8. The Developer, or any partner, managing member, or parent entity of the
Developer, files for bankruptcy, disselution, or reorganization, fails to obtain a
full dismissal of any involuntary filing brought by another party under
bankruptcy or similar laws before the earlier of final relief or 60 days after
filing, makes a general assignment for the benefit of creditors, applies for the
appointment of a receiver, trustee, custodian, or liquidator, or fails to obtain a
full dismissal of any such involuntary application brought by another party
before the earlier of final relief or 60 days after the filing, becomes insolvent,
or fails to pay its debts as they become due.

8.3.9. The Developer breaches any other material provisions of this Agreement.

If an Event of Default on the part of the Developer occurs, the Agency shall notify the
Developer or any of its lenders for the Project in writing of its purported breach or
failure, giving the Developer or lender at least 30 calendar days from receipt of such
notice to cure such breach or failure, or, if such breach cannot reasonably be cured within
the 30-day period, the Developer shall not be in default if the Developer or any Holder
commences such cure within such 30-day period and diligently pursues such cure to
completion. In the event the Developer or lender does not cure within this time period or
begin a cure within this time period and diligently pursue such cure to completion, the
Agency may pursue the remedies set forth below. In addition, if the Event of Default is
not cured and this Agreement is terminated, the Developer shall deliver to the Agency all
plans, specifications, drawings, studies, surveys, test results, and reports concerning the
Project, which shall thereafier become the property of the Agency to the extent of
Developer’s interest therein.

Agency remedies prior to commencement of construction. If an Event of Default by the
Developer occurs prior to the commencement of construction of the Project and is not
cured as set forth above, the Agency may pursue any or all of the following remedies:

8.4.1. The Agency may terminate this Agreement, in which case the Agency may retain
the Good Faith Deposit as its liquidated damages if termination occurs prior to
the conveyance of the Property to the Developer.
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8.4.2.
8.4.3.
8.4.4.
8.5.

The Agency may institute an action for specific performance of the terms of this
Agreement to the extent that such action 1s available at law or in equity with
respect to the Event of Default.

If title to the Property has been conveyed to the Developer, the Agency may
exercise its optional right to repurchase the Property as follows: the Agency shall
deposit into Escrow an amount equal to the Purchase Price, provide written notice
to the Escrow holder, with a copy to the Developer, that an uncured Event of
Default has occurred, and instruct the Escrow holder to record the Reversionary
Grant Deed with the Alameda County Recorder concurrent with the payment of
the deposited amount to the Developer. Upon such recordation of the
Reversionary Grant Deed, the Agency may reenter and take exclusive possession
of the Property.

The Agency may pursue all other remedies permitted by law or at equity.

Agency remedies during construction. If an Event of Default by the Developer occurs

following the commencement of construction of the Project and prior to the completion
of the Project as evidenced by Agency issuance of a Certificate of Completion, and the
Event of Default is not cured as set forth above, the Agency may pursue any or all of the

following remedies:

8.5.[. The Agency may terminate this Agreement.

8.5.2. The Agency may institute an action for specific performance of the terms of this
Agreement to the extent that such action 1s available at law or in equity with
respect to the Event of Default.

8.5.3. The Agency may exercise its optional right to repurchase the Property as follows:

8.5.3.1. The Agency may elect by written notice to the Developer to require
the Developer to demolish at the Developer’s sole cost all
improvements on the Property made by Developer and return the
Property substantially to the condition existing at the time title to the
Property was conveyed to the Developer. The Developer shall
complete the demolition no later than 60 calendar days after such
written notice. Following this 60-day period, the Agency shall
deposit into Escrow an amount equal to the Purchase Price, less the
estimated cost of demolition of any of the improvements if and to the
extent the Developer has not fulfilled its demolition obligation, and
provide written notice to the Escrow holder, with a copy to the
Developer, that an uncured Event of Default has occurred, and
instruct the Escrow holder to record the Reversionary Grant Deed
with the Alameda County Recorder concurrent with the payment of
the deposited amount to the Developer. Upon such recordation of

16
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8.6.

8.7.

the Reversionary Grant Deed, the Agency may reenter and take
exclusive possession of the Property.

85.3.2. The Agency may elect to provide written notice to the Escrow
holder, with a copy to the Developer, that an uncured Event of
Default has occurred, deposit into Escrow an amount equal to the
Fair Market Value of the Property and all improvements thereon, as
the Fair Market Value is determined per Section 8.7 below, and
instruct the Escrow holder to record the Reversionary Grant Deed
with the Alameda County Recorder concurrent with the payment of
the deposited amount to the Developer. Upon such recordation of
the Reversionary Grant Deed, the Agency may reenter and take
exclusive possession of the Property.

8.5.4. The Agency may pursue all other remedies permitted by law or at equity.

Agency remedies following completion of construction. If an Event of Default by the
Developer occurs following the completion of the Project as evidenced by Agency
issuance of a Certificate of Completion, and the Event of Default is not cured as set forth
above, the Agency may pursue any or all of the following remedies:

8.6.1. The Agency may institute an action for specific performance of the terms of this
Agreement to the extent that such action is available at law or in equity with
respect to the Event of Default,

8.6.2. The Agency may institute an action for damages to recover from the Developer
all of the damages caused by the Event of Default.

8.6.3. The Agency may pursue all other remedies permitted by law or at equity.

Fair Market Value. If the Agency elects to exercise its option to repurchase the Property
pursuant to Sections &.5.3.2 above, the Agency shall, within 60 calendar days of written
notice to exercise such option, provide the Developer with written notice of the Agency’s
determination of Fair Market Value.

If the Developer disputes the Agency’s determination of the Fair Market Value as
contained in the Agency’s notice, the Developer shall notify Agency in writing, within
ten calendar days of its receipt of Agency’s determination, of its determination of the
Fair Market Value. If the Developer fails to dispute the Agency’s determination within
the ten-day period, the Agency’s determination of the Fair Market Value shall be
deemed final. If'the Developer disputes the Agency’s determination, the Agency and
the Developer shall then attempt to resolve their differences within ten calendar days
following the Agency’s receipt of the Developer’s notice.
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8.8.

If the Agency and the Developer cannot agree on Fair Market Value during such ten-
day period, the Agency and the Developer shall each appoint an appraiser who shall be
an MATI and a California licensed appraiser experienced in appraising commercial and
residential real estate in Alameda County and experienced in appraising projects under
construction, if applicable, and give notice of such appointment to the other within ten
calendar days after the foregoing ten-day period. Such appraisers shall, within 30
calendar days after the appointment of the last of them to be appointed, complete their
written determinations of Fair Market Value and furnish it to the Agency and the
Developer. Each party shall pay the fees and costs of its own appraiser.

If the valuations vary by ten percent (10%) or less of the higher value, the Fair Market
Value shall be the average of the two valuations. If the valuations vary by more than
ten percent (10%) of the higher value, the two appraisers shall, within ten calendar
days after submission of the last appraisal report, appoint a third disinterested
appraiser who shall be an MAI and a California licensed appraiser with the experience
described above. If the two appraisers are unable to agree in a timely manner on the
selection of the third appraiser, then either appraiser, on behalf of both, may request
appointment of such third disinterested appraiser by the presiding judge of the
Superior Court of Alameda County. Such third appraiser shall, within 15 calendar
days after appointment, make a determination of Fair Market Value by selecting one
of the prior appraisals. The third appraiser shall have no right to select a Fair Market
Value other than as determined by one of the prior appraisals.

For purposes of this Agreement, the Fair Market Value shall mean the purchase price
that an unrelated party negotiating at arm’s length would pay to purchase the Property,
taking into account all then current market factors, including without limitation the
quality, design, condition and location of the Property, the extent and condition of the
construction completed to date, the amount of any and all liens against the Property,
the terms and conditions of this Agreement, and the value of the existing
improvements.

Upon determination of the Fair Market Value, the Agency shall have the right to
withdraw its exercise of its option by giving the Developer notice of withdrawal
within 15 calendar days of the Agency’s receipt of notice of the determination. If the
Agency withdraws its option exercise, the Agency shall pay all appraisal fees incurred
by the Agency and the Developer in determining the Fair Market Value.

Reversionary rights. In the event that title to the Property reverts to the Agency, the
Developer shall be released by the Agency and City from any and all damages, liabilities,
or obligations to the Agency or City arising from or related to the existence of any
Hazardous Materials on the Property, except if such damages, liabilities or obligations

are due to the exacerbation of Hazardous Materials existing on the Property prior to close
of Escrow or unless such Hazardous Materials were released or placed on the Property by
or on behalf of the Developer.
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8.9.

The Agency may assign any of its optional rights to repurchase the Property to any
other entity in its sole discretion.

Priority of Agency option. The Agency’s optional rights to repurchase the Property
upon a Developer default shall be senior in priority to any private liens, leases,
mortgages or encumbrances on the Property entered into after the date of this
Agreement, including without limitation any deeds of trust or other instruments
securing any acquisition, construction or permanent financing for any phase of the
Project, but subject to the mortgagee protections set forth herein. Upon exercise of the
option, the Developer shall deliver title to the Property to the Agency free and clear of
any such liens, leases, mortgages, or encumbrances except those liens, leases,
mortgages, or encumbrances already approved by the Agency.

9. RIGHTS OF MORTGAGE HOLDERS

9.1.

9.2.

Encumbrance for development purposes. The Developer may place, with the prior
approval of the Agency, mortgages, deeds of trust, or any other reasonable method of
security upon the Property before the Project has been completed, for the sole purpose of
securing loans of funds to be used for financing the development of the Project. Prior to
commencement of the construction of the Project, the Developer shall promptly notify
the Agency of any mortgage, deed of trust, sale and lease-back or other financing,
conveyance, encumbrance or lien that has been or will be created or attached to the
Property. Any such lien or encumbrance shall be subject to and subordinate to this
Agreement. However, notwithstanding the foregoing or any other provision of this
Agreement, the optional rights of the Agency to repurchase the Property and any vesting
of title in the Agency as a result thereof shall not defeat, render invalid, or limit in any
way any lien or encumbrance placed on the Property for development purposes as
authorized under this Agreement or any rights or interest of any holder of such lien or
encumbrance, except for any limitations specifically imposed by this Agreement.

Following completion of construction of the Project, the Developer may place
mortgages, deeds of trust, or other security upon the Property without the need to obtain
the Agency’s consent. Any such lien or encumbrance shatl be subject to and subordinate
to this Agreement.

Holder not obligated to construct. The mortgagee of any mortgage, beneficiary of any
deed of trust, or holder of any other recorded security interest authorized by this
Agreement in any part of the Property (a "Holder") is not obligated to construct or
complete any improvements or to guarantee such construction or completion. In the
event that the Holder of such lien or encumbrance (or its nominee} acquires the Property
through foreclosure or deed in lieu of foreclosure, the Holder (or nominee) shall be
required to comply with the following provisions of this Agreement: (i) commencement
of construction and completion of construction of the Project, and (ii) compliance with
the other covenants set forth in Section 5 of this Agreement, and (iii) compliance with
the post-construction requirements and covenants set forth in Section 6 of this
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9.3.

9.4.

Agreement (collectively, the “Development Covenants”). However, any Holder or
entity that acquires the Property through foreclosure or deed in lieu of foreclosure of
the Holder lien shall have at least 180 days after acquiring title to commence Project
construction (or recommence Project construction, if Project construction has already
commenced), and shall have at least two years thercafter to complete Project
construction in accordance with the Development Covenants. For purposes of this
Agreement, a “nominee” of a Holder shall mean an entity which is owned by or an
affiliate of the Holder.

Notice of default and right to cure. Whenever the Agency pursuant to its rights set forth
in Section 8 of this Agreement delivers any notice or demand to the Developer with
respect to the commencement, completion, or cessation of the construction of the Project,
the Agency shall at the same time deliver to each Holder a copy of such notice or
demand. If an Event of Default on the part of the Developer remains uncured after the
expiration of the period provided herein for Developer to remedy or cure such default,
any Holder shall have the right to remedy, or cause to be remedied, such default within
thirty calendar days after the expiration of the period provided herein for the Developer
to remedy or cure such default, and the Agency shall accept such performance by or at
the insistence of the Holder as if the same had been timely made by the Developer. The
Holder shall have the right to add the cost of the cure to its security. Nothing in this
Agreement is intended to permit a Holder to construct improvements on the Property
(beyond the extent necessary to conserve or protect such improvements or construction
already made) without first having expressly assumed the Developer's obligations to the
Agency herein by written agreement reasonably satisfactory to the Agency. The Holder
in that event must agree to complete, in the manner provided in this Agreement, the
Project. Any Holder properly completing the Project shall be entitled, upon written
request made to the Agency, to a Certificate of Completion as provided for in this
Agreement.

Failure of Holder to complete improvements. In any case where, subsequent to default or
breach by the Developer, any Holder who has the option or right to commence or
complete construction of the Project pursuant to this Agreement or otherwise, either (i)
has not exercised its option, or (i) has exercised its option but has not proceeded
diligently with construction of the Project or has not completed construction by the
completion date specified in this Agreement and such default has not been cured with
thirty calendar days after written notice by the Agency the Agency shall have the option
(and every deed of trust or morigage on the Property securing Project financing shall so
provide for these options) of (a) paying to the Holder the Holder Purchase Price and
securing an assignment of such debt and deed of trust or mortgage from the Holder, or,
(b) in the event that the Holder holds title to the Property by way of foreclosure or deed
in lieu thereof, repurchasing fee title to the Property from the Holder free and clear of any
of the Holder interests thereon (subject to the requirements of Section 9.5 hereof), upon
payment to the Holder of the Fair Market Value of the Property. For purposes of this
Agreement, the “Holder Purchase Price” shall mean an amount equal to the sum of (i)
the outstanding debt to the Holder secured by the Property at the time of the foreclosure
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9.5.

9.6.

or action in lieu thereof, (ii) the Holder’s reasonable foreclosure expenses (to the extent
such expenses are not otherwise included in the debt secured by the Property), and (iii)
the costs of any work on the Project performed by the Holder on the Property (to the
extent such costs are not otherwise included in the debt secured on the Property).
Notwithstanding the above, the “Holder Purchase Price” shall not include additional
default interest (i.e. the excess of interest at the applicable default rate over interest at
the regular rate specified in the Holder loan documents), late charges, attorneys’ fees,
or administrative or similar internal charges imposed by the Holder in connection with
foreclosure, collection, and/or enforcement of Holder’s loan. The Holder Purchase

Price shall be reduced by any cash amounts_actually received by Holder from the

De elogel or a third party nnor to any Agency’s acquisition, including without

: payment on Holder’s loan by the Developer, or by
third parties. At the time the Agency exercises its
nghts under thls Section to acquire the Holder’s debt, the Holder shall execute such
assignments or other documents as are reasonably necessary and appropriate for the
transfer of Holder’s rights under its loan to the Agency, including without limitations
any rights to guaranties, bonds, letters of credit, escrow funds, or other security for the
loan, but without warranty or recourse other than warranty of title to the applicable
loan documents and warranty as to the amount of disbursements made and payments

received thereunder

Right of Agency to cure. By appropriate agreement with a Holder, the Developer shall
cause a Holder to provide the Agency with written notice by registered mail of the
occurrence of any event of default under the mortgage, deed of trust of other security
instrument.

In the event of a default or breach by the Developer of a mortgage, deed of trust or other
security instrument prior to the completion of the Project, and if the Holder has not
exercised its option to complete the Project, the Agency may (but is not required to) cure
the default, prior to the completion of any foreclosure. In such event the Agency shall be
entitled to reimbursement from the Developer for all costs and expenses incurred by the
Agency in curing the default. The Agency shall also be entitled to a lien upon the
Property to the extent of such costs and disbursements. Any such lien shall be
subordinate to mortgages, deeds of trust or other security instruments executed for the
sole purpose of obtaiming funds to purchase and develop the Property as authorized
herein.

Right of Agency to satisfy other liens. After the conveyance of title to the Property and
prior to the recordation of a Certificate of Completion pursuant to Section 5, and after the

Developer has had a reasonable time to challenge, cure or satisfy any liens or
encumbrances on the Property or any portion thereof, the Agency shall have the right to
satisfy any such lien or encumbrances not satisfied by the Developer; provided, however,
that nothing in this Agreement shall require the Developer to pay or make provision for
the payment of any tax, assessment, lien or charge so long as the Developer in good faith
shall contest the validity or amount thereof and so long as the Developer shall provide
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such reasonable security as may be required by the Agency to insure the payment of such
tax, assessment, lien or charge to prevent any sale, foreclosure or forfeiture of the
Property by reason of such nonpayment. Such security shall be not less than the amount
of the contested tax, assessment, lien or charge, including all penalties, fines and interest
which can be assessed thereon.

10. GENERAL PROVISIONS

10.1.

10.2.

Notices, demands and communications. Formal notices, demands and communications
under this Agreement shall be given in writing by any commercially accepted means to
the principal offices of a party as follows, or if any such office is relocated, to the new
address specified by the relocated party:

DEVELOPER: The Silver Sound Electronics Inc.
Parviz Poustinchian
Chief Executive Officer

275 West MacArthur Boulevard
Qakland, CA 94611

AGENCY: Redevelopment Agency of the City of Oakland
c/o City of Oakland, Community and Economic
Development Agency,

250 Frank Ogawa Plaza, 4th Floor
Oakland, CA 94612
Attn: Hamid Gami, Real Estate Agent

Copy to:

Agency Counsel

c/o City of Oakland, Office of the City Attorney
1 Frank Ogawa Plaza, 6" Floor

Oakland, CA 94612

Attn: Daniel Rossi, Deputy City Attorney

If mailed, the written notice shall be deemed received and shall be effective three (3)
business days after deposit in the United States mail in the State of California or upon
actual receipt by the addressee if earlier.

Conlflicts of interest. The Developer warrants and represents, to the best of its present
knowledge, that no public official of the Agency who has been involved in the making
of this Agreement, or who is a member of an Agency or City of Qakland board or
commission which has been involved in the making of this Agreement, has or will
receive a direct or indirect financial interest in this Agreement or the Project in
violation of the rules contained in California Government Code Section 1090, et seq.,
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10.3.

10.4.

10.5.

10.6.

pertaining to conflicts of interest in public contracting. The Developer shall exercise
due diligence to ensure that no such official will receive such an interest.

The Developer further warrants and represents, to the best of its present knowledge
and excepting any written disclosures as to these matters already made by the
Developer to the Agency, that (1) no public official of the Agency who has
participated in decision-making concerning this Agreement or the Project or has used
his or her official position to influence decisions regarding this Agreement or the
Project, has an economic interest in the Developer or the Project, and (2) neither the
Project nor this Agreement will have a direct or indirect financial effect on said
official, the official’s spouse or dependent children, or any of the official’s economic
interests. The Developer agrees to promptly disclose to the Agency in writing any
information it may receive concerning any such potential conflict of interest. The
Developer’s attention is directed to the conflict of interest rules applicable to
governmental decision-making contained in the Political Reform Act (California
Government Code Section 87100, et seq.) and its implementing regulations (California
Code of Regulations, Title 2, Section 18700, et seq.).

Nonliability. No member, official, employee, or agent of the Agency or the City shall be
personally liable to the Developer, or any successor in interest, in the event of any default
or breach by the Agency or for any amount which may become due to the Developer or
successor under the terms of this Agreement.

Developer's warranties. The Developer represents and warrants: (1) that it has access
to professional advice and support to the extent necessary to enable the Developer to
fully comply with the terms of this Agreement and otherwise carry out the Project; (2)
that there are no pending or threatened actions or proceedings before any court or
administrative agency which may substantially affect the financial condition or
operation of the Developer, other than those already disclosed to the Agency; (3) that
it is duly organized, validly existing and in good standing under the laws of the State
of California; (4) that the organizational documents it has submitted to the Agency
concerning it or its pariners or members are true, correct, and complete as of the date
of this Agreement; (5) that it has the full power and authority to undertake the Project;
and (6) that'the persons executing and delivering this Agreement are authorized to
execute and deliver such document on behalf of the Developer.

Litigation. The Developer shall promptly give notice in writing to the Agency of any
litigation pending or threatened against the Developer, any of Developer’s partners or
members, or the Developer’s parent entity in which the amount claimed is in excess of
five hundred thousand dollars ($500,000).

Publicity. Any publicity generated by the Developer for the Project shall make
reference to the contribution of the Agency in making the Project possible. The words
"Redevelopment Agency of the City of Oakland” and “Community and Economic
Development Agency” shall be prominently displayed in all pieces of publicity
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10.7.

10.8.

10.9.

10.10.

10.11.

10.12.

generated by the Developer, including flyers, press releases, posters, signs, brochures,
and public service announcements. Agency staff will be available whenever possible
at the request of the Developer to assist the Developer in generating publicity for the
Project. The Developer agrees to cooperate with the Agency in any Agency-generated
publicity or promotional activities with respect to the Project.

Waiver, Any waiver by the Agency of an obligation in this Agreement must be in
writing and executed by an authorized agent of the Agency. No waiver will be
implied from any delay or failure by the Agency to take action on any breach or event
of default of the Developer or to pursue any remedy allowed under this Agreement or
applicable law. Any extension of time granted to the Developer to perform any
obligation under this Agreement shall not operate as a waiver or release from any of
its obligations under this Agreement. Consent by the Agency to any act or omission
by the Developer shall not be construed to be consent to any other act or omission or
to waive the requirement for the Agency’s written consent to future waivers.

Enforced delay. Performance by either party under this Agreement shall not be deemed
to be in default where delays or default are due to war; insurrection; strikes; lockouts;
riots; floods; earthquakes; fires; casualties; acts of God; acts of the public enemy;
epidemics; quarantine restrictions; freight embargoes; lack of transportation; or unusually
severe weather. An extension of time for any such cause shall be for the period of the
enforced delay and shall commence to run from the time of the commencement of the
cause, if notice by the party claiming such extension is sent to the other party within
thirty days of the conunencement of the cause. Times of performance under this
Agreement may also be extended in wniting by the Agency and the Developer.
Notwithstanding the above, in no event shall construction of the Project be completed
later than one year from that completion date stated in this Agreement.

Inspection of records. The Agency has the right at all reasonable times to inspect the
books, records and all other documentation of the Developer pertaining to its obligations
under this Agreement prior to receipt of a Certificate of Completion.

No merger. None of the provisions of this Agreement are intended to or shall be merged
with the Grant Deed, and the Grant Deed shall not affect or impair this Agreement.

Govermnmental approvals. Should the Developer require the approval of any
govemnmental body or board, the Developer shall bear the sole cost and responsibility for
obtaining the approval. In pursuit of these approvals, the Developer shall have the right
to apply on behalf of the Agency prior to the conveyance of the Property to the
Developer.

Indemnification. If through acts or neglect on the part of the Developer or its
construction contractor(s), any other contractor or any subcontractor suffers loss or
damage on the work, and such other contractor or subcontractor assesses any claim
against the Agency on account of any damage alleged to have been sustained, the

24



1728 San

Pablo Avenue DDA

[11/8/2004]

10.13.

10.14.

10.15.

10.16.

10.17.

Agency shall notify the Developer and its construction contractor who shall defend at
their own expense any suit based upon that claim, and the Developer shall pay all costs
and expenses incurred by the Agency in connection with any judgment or claim.

The Developer shall indemnify and hold the Agency, the City, and their respective
officials, directors, employees, and agents {collectively, “Indemnitees’) harmless from
any losses, damages, liabilities, claims, demands, judgments, actions, causes of action,
court costs, and legal or other expenses (including attorneys' fees) which Indemmties
may incur as a result of (1) the Developer's failure to perform any of its obligations as
and when required by this Agreement; (2) a failure of any of the Developer's
representations or warranties to be true and complete; or (3) any act or omission by the
Developer or any contractor, subcontractor, architect, engineer or supplier with respect to
development or use of the Project or the Property, except to the extent the loss is caused
by the negligence or willful misconduct of the Agency. When a loss is caused by the
joint negligence or willful misconduct of the Developer and the Agency, the Developer's
duty to indemnify and hold Indemnities harmless shall be in proportion to the
Developer's allocable share of the joint negligence or willful misconduct. The Developer
shall pay immediately upon the Agency's demand any amounts owing under this
indenmity. The duty of the Developer to indemnify includes the duty to defend
Indemnities in any court action, administrative action, or other proceeding brought by
any third party arising from the matters set forth in this Section.

These indemnity and hold harmless provisions are severable from this Agreement, in
that they shall survive termination or invalidation of this Agreement.

Real estate commissions. Neither party shall be responsible to the other for any real
estate commissions or brokerage fees which may arise from this Agreement or otherwise
be incurred by the other party.

Applicable law. This Agreement shall be governed by the laws of the State of California,
except for those provisions preempted by federal law.

Severability. If any term, provisions, covenant or condition of this Agreement is held by
a court of competent jurisdiction to be invalid, void or unenforceable, the remainder of
the provisions shall continue in full force and effect unless the rights and obligations of
the parties have been materially altered or abridged by such invalidation, voiding or
unenforceability.

Attomeys' fees. In the event any legal action is commenced to interpret or to enforce the
terms of this Agreement, or to collect damages as a result of any breach of this
Agreement, the party prevailing in any such action shall be entitled to recover against the
party not prevailing all reasonable attorneys fees and costs incurred in the action.

Time. Time is of the essence in the performance of this Agreement.
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10.18.

10.19.

10.20.

10.21.

Binding upon successors; covenants to run with the land. This Agreement shall be
binding upon and inure to the benefit of the heirs, administrators, executors, transferees,
successors-in-interests and assigns of each of the parties hereto, except that there shall be
no transfer of any interest of any of the parties hereto except pursuant to the terms of this
Agreement. The term "Developer” as used in this Agreement shall include all such
assigns, successors-in-interest, and transferees.

The parties intend that the covenants contained in this Agreement shall constitute
covenants running with the land and shall bind the Property and every person having
an interest in the Property during the term of this Agreement. The Developer agrees
for itself and for 1ts successors that in the event that a court of competent jurisdiction
determines that the covenants herein do not run with the land, such covenants shall be
enforced as equitable servitudes against the Property.

Relationship of parties. The relationship of the Developer and the Agency for this
Project is and shall remain solely that of a purchaser and seller of real property, and shall
not be construed as a joint venture, equity venture, partnership, or any other relationship.
The Agency neither undertakes nor assumes any responsibility or duty to the Developer
{except as provided for herein) or any third party with respect to the Project or the
Property. Except as the Agency may specify in writing, the Developer shall have no
authority to act as an agent of the Agency or to bind the Agency to any obligation.

The Developer shall be solely responsible for alil aspects of its conduct in connection with
construction of the Project, including, but not limited to, the quality and suitability of the
plans and specifications, the supervision of construction work, and the qualifications,
financial conditions, and performance of all architects, engineers, contractors,
subcontractors, suppliers, consuitants, and property managers. The Agency is under no
duty to review the construction plans or to inspect construction of the Project. Any
review or inspection undertaken by the Agency for the Project is solely for the purpose of
determining whether the Developer is properly discharging its contractual obligations to
the Agency, and should not be relied upon by the Developer or by any third parties as a
warranty or representation by the Agency as to the quality of the design or construction
of the Project. Approval of the Schematic Design Plans or other construction plans by the
Agency under this Agreement shall not constitute a permit approval by the City or a
representation or warranty as to compliance with state or City building codes, zoning or
land use regulations, or design review standards.

Reasonable approvals. The approval of a party of any documentation or submissions
herein called for shall not be unreasonably withheld, delayed or conditioned.

Agency approvals. Whenever a reference is made herein to an action or approval to be
undertaken by the Agency, the Agency Administrator or his or her designee is authorized
to act on behalf of the Agency, unless specifically provided otherwise.
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10.22.

10.23.

10.24.

10.25.

10.26.

10.27.

Execution of other documentation. The Agency and the Developer agree to execute any
further documentation that may be necessary to carry out the intent and obligations under
this Agreement, provided said documientation does not conflict with this Agreement.

Amendments. Any amendment to this Agreement must be in writing and must be
executed by both the Agency and the Developer.

Estoppel certificates. Either party to this Agreement shall provide an estoppel certificate
to the other as requested from time to time stating that this Agreement has not been
modified, or, if modified, stating the nature of such modification, and certifying that this
Agreement, as modified, is in full force and effect.

Integration. This Agreement constitutes the entire understanding and agreement of the
parties with respect to the transaction contemplated by this Agreement.

Execution and counterparts. This Agreement is executed in three duplicate originals,
each of which is deemed to be an original. This Agreement may be signed in multiple
counterparts, which, when signed by all parties, shall constitute a binding agreement.

Exhibits. The following Exhibits are attached to this Agreement and are hereby
incorporated into this Agreement by reference:

Exhibit A-1: Property map

Exhibit A-2: Property legal description

Exhibit B-1  Schedule

Exhibit C: Preliminary Title Report

Exhibit D: Form of Grant Deed

Exhibit E: Form of Reversionary Grant Deed

Exhibit F: List of environmental assessments and reports
Exhibit G: Insurance requirements

[SIGNATURE BLOCKS ON NEXT PAGE)]
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IN WITNESS WHEREOF, the undersigned partics have executed this Disposition and
Development Agreement effective as of the date first above written.

“AGENCY”
THE REDEVELOPMENT AGENCY OF THE CITY OF OAKILAND,

a community redevelopment agency organized and existing under the California
Community Redevelopment Law

By:
Agency Administrator
Approved as to form and legalty:
By:
Agency Counsel
“DEVELOPER”

THE SILVER SOUND ELECTRONICS INC.,
a

By:

Its:
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EXHIBIT A-1

Of The
DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT

(Attached)
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EXHIBIT A-2
Of The
DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT
(Attached)

Property Description

' (attached)
PARCEL ONE:

Lots 27 and 28 and a portion of Lot 29 and 30, "Map of The Campbell Tract," fifed March
30, 1878, Map Book 2, Page 64, Alameda County Records, described as follows:

Beginning at the point of intersection of the Eastern line of San Pablo Avenue, with the
Southern line of 18th Street, as said Avenue and Street are shown on said Map; running
thence along said line of San Pablo Avenue Southerly 106.58 feet to the Southern line of
said Lot 30; thence along the last mentioned line Easterly 60.85 feet; thence at right
angles Northerly 118.00 feet to the Northern common corner of said Lots 28 and 29 on
the said Southemn line of 18th Street; thence along said line of 18th Street; Westerly 61.58
feet to ah angle point therein; thence continuing along said line of 18th Street, 50.33 feet

to the point of beginning.
PARCEL TWO:

Beginning at a point on the Eastern line of San Pablo Avenue, distant thereon North 74°
30" West 119.22 feet from the Northern line of 17th Street; and running thence along said
line of San Pablo Avenue North 14° 30" West 0.55 of a foot to the Southern line of Lot
30, as said 1ot is shown an the "Map of The Campbell Tract, Oakiand,” filed March 30C,

- 1878, in Book 2 of Maps, Page 64, in the Office of the County Recorder of Alameda
County: thence along the last named line South 78° 53" East 60.82 feet to the Western
line of the land secondly described in the Deed by Leslie Berger, et al, 1o Kshn Investment
Company, et ai, dated Jfune 19, 1946, recorded July 7, 1946 under Recorder’s Series
TT/56009 in the Office of the County Recorder of Alameda County; thence South 11° 07
West 0.50 of a foot to a line drawn South 787 53' East from the point of beginning;
thence North 78° 53" West 60.58 feet to the point of beginning.

Assessor's Parcel No: 008-0647-011-01



EXHIBIT “B-1”
Of The

DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT

(Attached)

Project Schedule

Date Due

Task

January 18, 2005

Resolutions approved by Agency & City

March 1, 2005

DDA is executed,

April 1, 2005

Closing of Escrow, completion of planning review, submit
building plans

May 1, 2005

Obtain building permits, commence construction

September 1, 2005

Complete rehabilitation, move — in




EXHIBIT C
Of The
DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT

Preliminary Title Report
(Attached)




% Fidelity National Titte Company

National Commercial Services

ANY QUESTIONS OR COMMENTS CONCERNING THIS
PRELIMINARY REPORT AND/OR COMMITMENT FOR TITLE INSURANCE

REPORT SHOULD BE DIRECTED TO:
FIDELITY NATIONAL TITLE COMPANY
50 CALIFORNIA STREET, SUITE 3550
SAN FRANCISCO, CA 94111

Attention: Carrie Rifter

Carrie Direct: 415.837.2305
Office: 415.392.1061
Facsimile: 415.438.7876
Escrow Number: 142132-CR

Property Reference: 1728 San Pablo Avenue, Oakland, California

WIRING INSTRUCTIONS
Wells Fargo Bank — San Francisco
550 Cadlifornia Street
San Francisco, CA 94104
Credit To: Fidelity National Title Company
ABA Routing Number: 121-000-248
Account Number: 4945-091981
Special Instructions: Contact — Carrie Ritter
S.F. Commercial Division
Reference Escrow Number: 142132-CR

Fidelity Nationai Titte Company - National Commercial Services
50 Cdlifornia Street, Suite 3550 - San Francisco, CA 94111
Phone: 415.392.1061 - Fax: 415.438.7874




Fidelity National Title Company

OF CALTFORNIA

PRELIMINARY REPORT

In response to the application for a policy of title insurance referenced herein, Fidelity
National Title Company hereby reports that it is prepared to issue, or cause to be
issued, as of the date hereof, a Policy or Policies of Title Insurance describing the land and
the estate or interest therein hereinafter set forth, insuring against loss which may be
sustained by reason of any defect, lien or encumbrance not shown or referred to as an
Exception below or not excluded from coverage pursuant to the printed Schedules,
Conditions and Stipulations of said Policy forms.

The printed Exceptions and Exclusions from the coverage of said Policy or Policies are set
forth in Exhibit A attached. Copies of the Policy forms should be read. They are available
from the office which issued this report.

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.
iIf it is desired that fiability be assumed priar to the issuance of a policy of title insurance, a
Binder or Commitment should be requested.

The Policy(s) of title insurance to be issued hereunder will be policy(s) of Fidelity National
Title Insurance Company, a California Corporation.

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

It is important to note that this 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.

—
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Fidelity National Title Company

OF CALIFORNIA

Title Only
7011 Koll Center Parkway #100 Pleasanton, CA 94566
(925) 426-5055 FAX (925) 417-3322

PRELIMINARY REPORT

ESCROW QFFICER: Carrie Ritter ORDER NO.: 1131675-A
TITLE OFFICER: Rob Delgado Amendment
LOAN NO.:

TO:  Redevelopment Agency of the City of Oakland
250 Frank Ogawa Plaza, 4th Flaor
Oakland, CA 94612

ATTN: Hamid Ghaemmagharmi
SHORT TERM RATE: No

PROPERTY ADDRESS: 1728 San Pablo Ave, Oakland, California

EFFECTIVE DATE: December 1, 2004, 07:30 A.M.
The form of Policy or Policies of title insurance contemplated by this report is:

California Land Title Association Standard Coverage Policy - 1990
02 - American Land Titie Association Policy (10-17-92) with A.L.T.A.

1. THE ESTATE OR INTEREST IN THE LAND HEREINAFTER DESCRIBED OR REFERRED
TO COVERED BY THIS REPORT IS:

A Fee

2. TITLE TO SAID ESTATE OR INTEREST AT THE DATE HEREOF iS VESTED IN:
The Redevelopment Agency of the City of Oakland

3. THE LAND REFERRED TO iN THIS REPORT IS SITUATED IN THE CITY OF
OAKLAND, IN THE COUNTY OF ALAMEDA, STATE OF CALIFORNIA, AND IS
DESCRIBED AS FOLLOWS:
SEE EXHIBIT "ONE" ATTACHED HERETO AND MADE A PART HEREOF

CP\IP 12/15/2004



Order No. 1131675 - A

EXHIBIT "ONE"
PARCEL ONE:

Lots 27 and 28 and a portion of Lot 29 and 30, "Map of The Campbell Tract,"” filed March
30, 1878, Map Book 2, Page 64, Alameda County Records, described as follows:

Beginning at the point of intersection of the Eastern line of San Pablo Avenue, with the
Southern line of 18th Street, as said Avenue and Street are shown on said Map; running
thence along said line of San Pablo Avenue Southerly. 106.58 feet to the Southern line of
said Lot 30; thence along the last mentioned line Easterly 60.85 feet; thence at right
angles Northerly 118.00 feet to the Northern common corner of said Lots 28 and 29 on
the said Southern line of 18th Street; thence along said line of 18th Street; Westerly 61.58
feet to an angle point therein; thence continuing along said line of 18th Street, 50.33 feet
to the point of beginning.

PARCEL TWO:

Beginning at a point on the Eastern line of San Pablo Avenue, distant thereon North 14°
30" West 119.22 feet from the Northern line of 17th Street; and running thence along said
line of San Pablo Avenue North 14° 30" West 0.55 of a foot to the Southern line of Lot
30, as said lot is shown on the "Map of The Campbell Tract, Oakland," filed March 30,
1878, in Book 2 of Maps, Page 64, in the Office of the County Recorder of Alameda
County: thence along the last named line South 78° 53" East 60.82 feet to the Western
line of the land secondly described in the Deed by Leslie Berger, et al, to Kahn Investment
Company, et al, dated June 19, 1946, recorded July 1, 1946 under Recorder's Series
TT/56009 in the Office of the County Recorder of Alameda County: thence South 11° 07"
West 0.50 of a foot to a line drawn South 78° 53’ East from the point of beginning;
thence North 78° 53' West 60.58 feet to the point of beginning.

Assessor's Parcel No: 008-0641-011-01



Order No. 1131675- A

AT THE DATE HEREOF, ITEMS TO BE CONSIDERED AND EXCEPTIONS TO COVERAGE IN
ADDITION TO THE PRINTED EXCEPTIONS AND EXCLUSIONS IN SAID POLICY FORM
WOULD BE AS FOLLOWS:

1. 2003-2004 Taxes are exempt property has been assessed to The Redevelopment
Agency of the City of Oalkland.

2. The lien of supplemental taxes, if any, assessed pursuant te the provisions of Chapter
3.5 (Commencing with Section 75) of the Revenue and Taxation code of the State of
California.

3. The fact that said land is included within a project area of the Redevelopment Agency

shown below, and that proceedings for the redevelopment of said project have been
instituted under the Redevelopment Law (such redevelopment to proceed only after the
adoption of the redevelopment plan} as disclosed by a document.

Redevelopment
Agency: The Redevelopment Agency of The City of Oakland
Recorded: December 17, 1974, Instrument No. 158560, Book 3835, Page

488, of Official Recards

Said Plan has been amended by instrument recorded December 31, 1975, Series No.
193098, Reel 4214 OR, Image 290 and recorded September 1, 1995, Instrument No.
85-2012749.

4, Matters which may be disclosed by an inspection and/or by a correct ALTA/ACSM
Land Title Survey of said land that is satisfactory to this Company, and/or by inquiry of
the parties in possession thereof.

An inspection of said land has been ordered; upon its completion the Company
reserves the right to except additional items and/or make additional requirements,

5. The transaction contemplated in connection with this Report is subject to the review
and approval of the Company's Corporate Underwriting Department. The Company
reserves the right to add additional items or make further requirements after such
review.

END OF ITEMS

Note 1, We find no open deed of trust of record. Please verify by inquiry of escrow personnel
and/or agents whether or not we have overloaked something and advise the Title
Department accordingly prior closing.

Note 2. There are NO deeds affecting said land, recorded within twenty-four (24) months of the
date of this report.



ITEMS: {Continued) Order No. 1131675 - A

Note 3.

Note 4.

Note 5.

Note B.

Note 7.

Note 8.

The following cities impose a property transfer tax for each $1,000.00 or fractional
part based on full value, as follows:

San Leandro: $6.00
Oakland: $15.00
Albany; $11.50
Alameda: $ 5.40
Piedmont: $13.00
Berkeley: $15.00
Hayward: $ 4.50

The name(s) of the buyer(s) furnished with this application for Title Insurance is/are:
Silver Sounds, Inc.

If these names are incormrect, incomplete or misspelled, please notify the Company.
This Company will require the following documents for review prior to the issuance of

any title assurance predicated upon a conveyance or encumbrance by the corporation
named below.

Corporation: Sitver Sounds, Inc.,
{a) A copy of the corporation By-Laws and Articles of Incorporation.
(b) An original or certified copy of the Resolution authorizing the

transaction contemplated herein.

(c) If the Articles and/or By-Laws require approval by a “parent”
organization, a copy of the Articles and By-Laws of the parent.

The right is reserved to add requirements or additional items after completion of such
review.

Section 12413.1, California Insurance Code became effective January 1, 1990. This
legislation deals with the disbursement of funds deposited with any title entity acting in
an escrow or subescrow capacity. The law requires that all funds be deposited and
collected by the title entity’s escrow and/or subescrow account prior to disbursement
of any funds. Some methods of funding may subject funds to a holding period which
must expire before any funds may be disbursed. In order to avoid any such delays, all
fundings should be done through wire transfer, certified check or checks drawn on
California financial institutions.

The charge where an order is cancelled after the issuance of the report of title, will be
that amount which in the opinion of the Company is proper compensation for the
services rendered or the purpose for which the report is used, but in no event shall said
charge be less than the minimum amount required under Section 12404.1 of the
Insurance Code of the State of California. If the report cannot be cancelled "no fee”
pursuant to the provisions of said Insurance Code, then the minimum cancellation fee
shall be that permitted by law.

California Revenue and Taxation Code Section 18662, effective January 1, 1994 and
by amendment effective January 1, 2003, provides that the buyer in all sales of
California Real Estate may be required to withhold 3 and 1/3% of the total sales price
as California State Income Tax, subject to the various provisions of the law as therein
contained.



Fidelity Natignal f ies' Priva
July 1, 2001

We recognize and respect the privacy expectations of today's consumers and the requirements of applicable federal and
state privacy laws. We believe that making you aware of how we use your non-public personal information (“Personal
Information 1), and to whom it is disclosed, will form the basis for a relationship of trust betwoen us and the public that we
serve, This Privacy Statement provides that explanation. We reserve the right ta change this Privacy Statement from time to
time consistent with applicable privacy laws.

I the course of our business, we may collect Personal Information about you from the following sources:

From applications or other forms we receive from you or your authorized representative;

From your transactions with, of from the services being performed by, us, our affiliates, or others;

From our internet web Sites;

From the public records maintained by governmental entities that we either obtain ditectly from those entities, or
from our affiliates or others; and

From consumer or other reporting agencies.

Our Policies Regarding the Protection of the Confidentiality and Security of Your Personal Information

We maintain physical, electronic and procedural safeguards to protect your Personal Information from unauthorized access
or intrusion. We limit access to the Parsonal information oaly to thasa employees who need such access it cormection with
providing products or services to you of for other legitimate business purpeses.

Qur Policies and Practices Regarding the Sharing of Your Personal information

We may share your Personal Information with our affiliates, such as insurance companies, agents, and other real estate
settlement service providers. We aiso may disclose your Personal Information:
to agents, brokers or representatives to provide you with services you have requested;
to third-party contractors or service providers who provide services or perform marketing or other functions on
our behaif; and
1o others with whom we enter into Joint marketing agreements for products or services that we believe you
may find of interest.

In addition, we will disclose you Personal Information when you direct or give us permission, when we are required by law
to do so, or when we suspect fraydulent or criminal activities. We also may disclose your Personal information when
otherwise permitted by applicable privacy laws such as, for exampie, when disclosure is needed to enforce our rights arising
out of any agreement, transaction or relationship with you.

One of the important responsibilities of some of our affiliated companies is to record documents in the public domain. Such
documents may contain your Personal Information.

Right to Access Your Personal Iriformation and Ability 1o Correct Errors or Request Changes or Daletion

Certain states afford you the right to access your Personai information and, under certain circumstarnces, to find out to
whom your Personal Information has been disclosed. Also, ceftain states afford you the right to request comection,
amendment or delation of your Personal Information. We reserve the right, where permitted by law, to charge a reasonable
fee to cover the costs incurred in respohding to such requests.

All requests must be made in writing to the following address:
Privacy Compliance Officer
Fidelity National Financlal, Inc.
4050 Calle Real, Suite 220
Santa Barbara, CA 83110
Multiple Products or Services

If we provida you with more than one financial product or service, you may raceive more than one privacy notice from us. We
apologize for any inconvenience this may cause you.



EXHIBIT A

AMERICAN LAND TITLE ASSOCIATION
RESIDENTIAL TITLE INSURANCE POLICY (6-1-87) EXCLUSIONS

addition to the Excepions in Schedule B, you are not imuresd againet ey, costs, stiomeys’ fees, and
Panses (guling hon;
Governimantal police power, and the exixtance or viclation of sy baw of govemwment reguiation. This
nchides buikding and taning ardinances and alea ewe and requlrtions concerming:

+ land use

<+ snpravemants on the land

+ fanwt division

* envirormantal protecton
This exclusion does not apply % violatiors o i enforcement of these matters which appesr in ¥
public recorde at policy date.
This sxclusion dout net it the woning coversge desorbed in tams 12 mnd 13 of Covered Tide Rislas.
. The right to take the lind by condemning &, unisss:

* & npiice of axercieing tha tight sappeart in the public records on v Policy Date

= tha taking happenad prior # the Policy Date and i binding on you i you baught the land withaut

knovwlodge of the taking

3.Tide Ricks:

» thit wa crestad, showed, or agreed to by you

+ that we known o you, but not 10 us, on tha Policy Date-uniess thay appsared in the putlic
records

+ that result in no loss © You

= that fist affect your titie afeer the Policy Data ~ this dows not kit th labor and material fen
aoverage i e 8 of Coversd Tithe Risks

4. Failure W pay vakia for your tith,
5, Lack of a right

+ © any land outside the area spacifically described and referred © in Btem 3 of Scheduls A
or

¢ in syeels, wlays, of Watenways that teuch your lend
This exchmion dows not it the sccess coverage in lam § of Covered Titls Risks_

SCHEDULE B
EXCEPTIONS

| addition ta the Exclusions, you are not inawed against loxs, cocts, attormneys’ fees, and the axpenses
wulting from:
. Any rights, iverests, or claima of parties in posseccion of the land not shown by the public records.
Any s3semants of lans not shown by the public rcords. This does nat fimit the Sen coversge in fem
8 of Cavered Title Aisky.

3. Any facts about the land which » conect Rervey would diclose mdwﬂuunouhmquhvhpmk

records. Thir does not it die forced removal coverage . itam | 2 of Covened Tithe Ricks

4. An\fwmﬁdﬁsurcl‘inlNﬁdowwah'i\wmdthl\d,v‘ﬂﬂldnrmlmb\;hpw&

(ecorde,

CALIFORNIA LAND TITLE ASSOCIATION STANDARD COVERAGE POLICY - 1990
EXCLUSIONS FROM COVERAGE

ha folawing mm'-w-wmdimﬁuwmofﬁhpﬁwminc«wwwlm

ay loss or damage, costs, " feax or whidlmhyru.maf

. [al Any lawy, ordinance of g i} roguitation (i g butnot kmited 10 buiiding and zoning lavws,
ordinances, clroﬂlﬂthunlll‘ﬂtm regulatng, Mw or relating {§ the cocupancy, use, of
anjoyment of the land; {@ the character, danensions or lbeation of any Impravemmnt Now of herexitar
wectod on the land; (il a separation i swnehip o & changs in % dimansions or arex of the lmnd or
any parcal of which the land & or was & part; or V] envionenental protections, or S sffect of any
violstion of thave less, adnmwamnmﬁlm axcapt io the axtent that 3 notice of
the anforcemaent thacsol or a atice of & defwcy, Ben o hing from a viaketion or alleged
violation sffecting Mhdhubmtmddnhmiclmdtnnaudl'o&n«

3] Anynovummhlpdupmmmd-dw(ﬂd:w-.c!cwtmdn«nnttm-mumofh-
exercica thermol or a rotice of & deolect, Sen wm.nummom.mm.—m
violatioh affacting tha land has Gesh fecarded in the pubiic records at Dave of Pailicy.

. Fimghte of sminent domain unieis ratics of the sxercies harecf has
at Dave of Pokicy, st not exchiding *mmmmuhuwlﬂdlhnmmhrnnqudra&v
which woukd be binding on the rights of a purchaser for vakme with
Dafects, lienc, mncumbrances, adverse caime, o othur rratbers:

bmmﬂdhhpwinwﬁ‘ ‘

{a) whather or pot recorded in the public records st Date of Policy, but areated, stfered, actumed or
agreed to by the newred claimunt;
{bl rot known %0 the Company, not recorded in the public records at Date of Policy, but known to tha
irsured claimant and not dieclosed In Wiiting to the Campany by the inxured claimant prior 10 the date
the inawed cleimant became an insured under this policy;
{c) resuking 1 no loms or deMage o the innwed claimant;
(cd} attacking or created subvequent t3 Daw of Polcy; or
(o] rewuliing B lowx or demags which would not have besn sustained i the insured claimant had paid
value for the finmed morigage or for tha estate or interest iNeured by thir policy.

4 Unenforoesbility of the Ten of the nsured martgage because of the inshifity o failre of the inmred at
Date of Policy, of the inablity or fadura of any subsequent ovmes of the indebitedness, W cofmply With
the apphoabl doing businass laws of the state in which the land ix situated,

©7 6. wvahdity of unenforcesbility of the Ber 6f e ineared shortgaps, or N frereof webich ares outof -

'htmwwtvmmdmﬁmuﬂ-ﬁmwmwmmadn-
protection o fruth in lending lew.

&. Any clain, which srises out of the ransaction vasting in hha nsured the estrte of Nnterest Twred by

this policy of $he Wansaction creating tha inbacest of the nsured landar, by temson of the opwation of
faderal bankrupicy, state ineojvency or similar creditors’ rights ke

SCHEDULE B, PART |
EXCEPTIONS FROM COVERAGE

his pokcy does not Nsura aganst koss o damage (and tha Company will nat pay costs, attomeys’ fees or sxpensesf which aries by reason of:

. Taxes or assessimunts which are not shown as sxiting kens by the recocds of ary taxing ssthorlty that
levins taxes OF asSesumonts on real property or by e gublic racords, Proceedings by » public agency
wehvich pray result in taxes of sscetsments, or natioss of such procesdings. whather or nat shown by
tha records of such agency or by the public records.

. Any facts, rights, nterests o clwms which are hot thown by tha public recards but which could bae
sscortanad by aa ingpaction of the land or which may ba srsertsd by parsons in possassion thersof.

3. Easemants, bunx or encurtbtances, of clairst thereat, which are nat shows by the pubilc recards.

4. Dicrapancies, conflicts n boundary nes, sh e i ares, ', or sy other facts which
4 corfect survey would diaciosa, mm-mmwmmrm

5. {a] Unpatented mining clarms; ) or ne o in Acts authorizing the
wsuanos thareof; {c) water rights, ahhuurmmw-u ‘whather of Not e matters sxcapiad uhder
{al, {t]. or (<] wre sfhowm by the public records.




EXHIBIT A
(CONTINUED)

AMERICAN LAND TITLE ASSOCIATION LOAN POLICY (10-17-92)

WITH AL.T.A ENOCRSEMENT-FORM 1 COVERAGE AND
AMERICAN LAND TITLE ASSQCIATION LEASEHOLD LOAN PQLICY (10-17-92)
WITH AL.T.A. ENDORSEMENT-FORM 1 COVERAGE
EXCLUSIONS FROM COVERAGE

ha fokrwing mm:i.ewqummmhmmofﬁuniwmdhwvwlmt valire for tha intlrsd Mogags.

ay o055 Oof damiaQe, COTs, ATIOMEYS' feas or wXpurmres Which aries by rewson of; 4, Unenforcesbility of tha en of the intured maripage because of the inab@ity of fallure of the wured at
. {al Any \aw, ordi o g pmtion (including but not imited 4 building and zoning we, Date of Policy, or the insbility or falre of any subseq awner of the ndabied 0 comply with
ordnances, of Awvions) rectricting, ' prohbiting or relating 10 {# the cooupanay, e, or pplicsble doing business taves of tha ztate in which the fand W siuated.

wnjoyrmant of tha land; (il the charscter, dimwnsions or location of any mprovement now or herskfler
wrectad on the and. (&l 3 separation i ownenhp o & vhange & e dimensions or ares of e and or
"Vﬂ-'cola'whﬂ\ml.mdiwwuapl".wm uwimhlpm of the affect of any
wviolation of these laws, ardi axcept to the sty that 4 notios of
hnhcmt&-wwanmdimhwmtﬁrnumm from a viglation o albeged
violation affecting the tand has Been recorded in the public records #t Dase of Policy.
(blAnvgov-mmn!paﬁ:-Wmmnv(ﬂﬁm,mtulumtlunmhnfu
wxercus theeof or a notios of & defuct, Ben or snourbrance rom a vickation or shegad
wiglation nﬂmqhhdhbmrﬂdﬂhhmﬁk”ﬂnmd?oﬁv
- Rights of aminent domain unhess Rotics of the moercies thereof hat bewn recorded N the public records
at Data of Policy, but not axcluding iom coveings sty taking which haw vocured prios 40 Date of Policy
witvich wouk! Be binding on the rights of a purchacer for valie without knowledgs.

Delacts, kisns, antuinbrances, adverse claitvw, or other msthers:

{4 csated, weffersd, assurned or agread %o by the ineured claimany;

b} not knowm o tha Company, ot recorded in the public fecords 4t Date of Policy, but known 0 the
insured clamnant and not disclosed in writing % the Campany by the neured claimany pricr %o the date
et Rruced clarmact bacao an veured under this policy’;

1] resulting 0 no 035 or damags to the ireured claimant;

{d] sttaching o created subssquent to Datw of Policy [except o the axtant that this policy nwures the
- priority of tha lion of diae Bsured morgage over any statutory Ben for servicss, labot or matecisl o to
sha axtunt insuraice 5 afforded fiaran as to for strent & o trder

or complated at Daty of Pokicyl; of

fal rasultmg N loss or damags which would naot have been sustsined i the insured clasmant hdpﬂd

. Invalidity of wnanforossbility of the en of the inwired mortguege, or clalm fharsof, which srisas out of

the yansaction svidenced by the imiured morigage W i based Ubon UMY or any CoNEETEr oredit
profaction of Wk in lending taw.

. Any stalrory fan for servioes, tahor of matwiak (o the claim of priority of sy stawtary Sen for

wervioes, nshor or materiale over the i of the ineured Morigegel ariing From an improvement or work
reluted to the land which & conwacted for and commancad subsequent 1o Data of Policy and ir not
financed i Whoia or in partby pt ds of the indabtednesy secired by the haired Mmortgage which
at Dats of Policy the ivsured has advanced or i obligated %0 advence.

. Arvy cleim, which arises out of the rancaction oresting the interest of the Nuarigages neurad by this

policy, by renson of the apegiion of federsl banknupicy, state insolvency, or simdar creditors’ rights
were, that s based on:
(# the Tawacton creating the fterest of the insured martgages being d & #rauchsient comvay
or faudulent wanster; or
(immﬂmﬂﬁlnmmdmcmdmmua“—#ﬂmmnl'h-
na of equitablh ; or

[ the ransaction creating the interest of the insured morigages baing deamed a preferential gransfec
axcypt whers the prefecential wansfer tawits from the faikuy;

(a} to imely recard the inzrument of kanster; or

(b} of such recordation o impart notice 1o a purchaser for vakie or a judgement or lien oraditor.

AMERICAN LAND TITLE ASSOCIATION OWNER‘S POLICY (10-17-92] AND
AMERICAN LAND TITLE ASSOCIATION LEASEHOLD OWNER'S POLICY {10-17-92}
EXCLUSIONS FROM COVERAGE

he follwing matters we sapressly exchuded from s coveraga of this poficy and the Company wilt not

ay koss or damags, Costs, aBDMmeYs” feas of wxponses which arise by reason of:

. la) Any law, ardic anca or goy stitnen tal reguistion {including butnot kmited o building and soning kavs,
ordnances. of regulauonst restiicting, raguisting, peobibitiyg or relating 6 @ the cocupancy, v, or
sauymant 37 e laag: (i the character. dimansions or lecaton of sny improvement naw or hereafter
wracted on the il (i) 3 rearatan in ownenship of 4 change in the dimaneions o ares of the lnd o
any parcel of which, the land s or was » paft; or (b} environmental protection. or the sffect of ary
violaton of thece laws, ordinances or govenmental r-ul-limm axount (o the extet hal a notics of
#he eniorcernent tharsof or anotice of a defect, e or Wing from a viclation or akeged
wiolation affactag the land hac heen recarded hp&bﬁcmnbmnll’nkv

] Any governments) police pawer nat exchuded by [a} abuys; exoupt o the axtunt that » notics of the.
sxercise thorsol or y notice af & defect, fen or wnecmibrance ressiting from & vickation -or sheged
vislavon affecting the land hax beem recorded in tha public Mﬂhmd?ﬂw

. Rights of sminent domain uniess natice of the exercis tharsal has heen recorded i the pubiic reconds
=t Data of Policy, butnot excludeng from coverags any taking which hat acourved priar o Date of Policy
which would be binding on tha rights of a purchaser for value withaut knowiedge.

. Defects, fiens, #nCumb snces, Mvarse ciaie, of ather eatters:

[a} craated. suifecwd, assumed or ageesd to by the insured clamnant;

Mnoth:mmiutmu.y,mr-eud-dnmpm fecords at Data of Pobicy, but kncwn 10 the
irwred claimant and nat disclosed in wWriting o the Campany by the nsured clsimant prior 10 the dats
the insured clsimant becatw an innred under this policy;

15} resulting in na loss of damage 10 ha insured claimant;

(4] attaching or created subzsquent to Date of Policy, o

(o) resulting in lose or damage which would not have besn sustained i the insured clairmant had pad
vahse for the evtate or terest insured by this pobicy.

. Any claim, which arisec out of the aNEaction vestng in tha iRsured the extate of intersst nauwred by

this policy, by resson of the operation of ledwal bankrpicy, $tats owealvency, of similw creditors’
rights lawv, that is based on:
@ htmanmoﬁamuwnmntmodwmmhmq doomved a rawdwlent
comieyance of fraudulent Wancfer; or .
] qu‘-w'u-unmnur-tm-dbvlmpoﬁcvhmodmudawqumH
wansfer wxcept where the preferantial transfer racuits from the fadure:

(s} %0 Smely record the inswusment of wanefer; or

fb] of wuch recardation to impart Notice o a purchaser for valie or & padgamant or len creditor.

The above ALTA policy lormme may be ivued i afford sither Standard Coverage o Extended Coverage. In addition w the
sbove Exclusions rom Coveegs, the Exceptons Fom Coverage i 4 Stindard Coverags policy will alto include the following
Ganeral Excegtions:

EXCEPTIONS FROM COVERAGE

fhix policy does Not e aganst koss of damagas land the Company will not pay costs, attomeys’ fees or sxpenses) which ariss by reason of:

). Taxss or assessmenzs which a8 not shown as sxisting bens by the records of any taxing authaority that 3 E Soniy or shourh o, of claine thereal, which are not shown by the public records,
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EXHIBIT A
(CONTINUED)

CLTA HOMEOWNER'S POLICY OF TITLE INSURANCE (6-2-898)
ALTA HOMEOWNER'S POLICY OF TITLE INSURANCE {10-1 7-98}

EXCLUSIONS
addition b the Exceptions in Schedule 8, You are not insirad against jos, cogts, vs" feas, and exp Hting drom:
Goveshirunital polics povear, and the sxistence or viclation of any lew o govemnment fegulation, This 4, Riks:
inchider ordinances, baws and regulations conceming: a.  that are created, sliowied, ar agread 10 by You, whether o not they sppear in the Public Recards;
a.  Buking b, that are Known 10 You at the Policy Date, but not W Us, untess they mpear in the Public fecords
b, ronng at tha Policy Dew; -
€. Lanw usa ¢ that fessk in no lost w0 Youg or
4.  Ererovements an Land 4. that firet coce atox the Palicy Date - this daws not freit the coversge desabied in Covered Risk
@, Landg division 7.84d, 22, 23, 24 o 25.
. eovijonmental pratection 5. Falure t pay vahue For Your Tide.
vt Exclusion does not sppiy to viotath of the ek yenst of thece & natics of tha wviolation 6. Lack of » righe:
anforcement appears in the Public Records at the Policy Dats. a0 any Land cuteide the arsa spedifically desrbed and refwred & in paragraph 3 of Schaduds A;
iis Exclusty doas not levit the coverage described i Cowered Risk 14, 15, 16, 17 or 34, and
ml&:MYucmmmwmpmdmubomnwm b.  in sreets, slleys. or wiatervways that wouch the L.
spplicable hulding codes. This Exclusion dowes nat apply 0 violations of building codes if notice of the Thix Exclusion does not imit the covarage described in Coversd Risk 11 or 13,

viclation appears ¥ the Public Records at ty Policy Date.

The right to take the Land by candamning k., unless:

a. notica of exerciing the right sppears in the Public Records ut the Policy Dats; or

b. the aking happenad bafors tha Policy Oate and & binding on You I You bought the Land withou?
Kntwing of v taking.

RESIDENTIAL TITLE INSURANCE POLICY
ONE-TO-FOUR FAMILY RESIDENCE
ENHANCED VERSION (19497)
EXCLUSIONS

addition 1o the Exceptions in Scheduls B, you are not insured against ks, Costs, atioMeys’ fess, and axpeneas resulting from:

Govenmental poiice powar, and the existanos of viclation of any 1aw of govemmaent fegulation. This 3. Tite Ricks:

includet buikding and Zonng ondinances and aksa lawy and reguiations conceming” a,  that are created, alowed, or agresd to by you;

a.  bnd use; b, shat are known to you, but not W us, on, tha Policy Dame - unless they agpsared n the public
b, irprovements on the fand: reacxds;

e. land divisions, or ¢, thatresilt in na lovs o yau; or

d.  envonmental protection. 4, that fret affect your title witer the Policy Date - this doss not Bmit the coverage descrized in s
W exchision donnntappubvﬂamswhmhmtdhmmmmw-rnhcﬂk 3k, 8, 17 snd 19 of Covered Tithe Rasks.

cords st Policy ODate, 4. Falrs 1o pEY valua for your fite.

ir exchosion: doet ot lris dhe coversge desorbed in itom 120 and d, 13 and 18 of Covared Title Aiks. 5. Luck of a fight (& o any Jand cutside the ez spacifically dercrbed and sslwred 0 1 e 3 of
Tha right to take the land by condeniiing &, unkes: Scheduls A or (b in streats, slleys, of watenweyy that fouch your tnd.

a.  anotica of exercising tha right appoas in tha public records on the Policy Date: ar Thit exclusion dous not imit the covarage dewcribied in lteme § and 12a of e Cavered Titde Ricks.

b. the taking hagpened prior 1o the Policy Date and is hinding on you i you bought the land without
knowing of the taking.

ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY {10/13/01}
EXCLUSIONS FROM COVERAGE

; .

- folowmg Matters ara W-wf om;hd-d from the coverage of Iu: pokcy md 1\1 Cnn-oamr will not- 4,

MMNMMMMWhmﬂNMHIﬁ-MMMd“
1y boss of damage, costs, mlwam%mmw:'usmuf' Date of Policy, or the inabilty or failure of any subsequant owner of the Indebrssdness, 1o comply with
applicable doing business luws of the state in which the Land i situaded.

{2) Any taw, ocde or gov regulation [including but not Bwitsd © roning s 4. m«matnmdhmmamwm-&-wwf
Grginances, o raguistions} i -"_,.“‘” urd-wwuiliuwmvm the wansaction svidenced by the nsured Morigage and s hased upon Lury, excep! a8 provided n
nru\mnuntdml.md,iiiu ha . ar any SOgTDAsemants NG of Coverwd Aink 27, or acry conmumer credit grotection o inuth @t lnding law.
hargafter wecied on the Land ; (& awuntmnm“pwad\mhhmm 5. Real praperty taxes of ta of any governmentsl autharity which becana & fen an the Land
n‘-asufhlmdumnrodﬂfmd'hw“uw-upﬂwﬁdmvtmdm subsasquent o Date of Policy. nnummmmumuwwmmmam
of the offect of any violation of these faws, ordin , axcepl i tha 7, sl and Zg.
-mththnmdhmmlwornm-d-mimwmﬁmhmm 7. Any cisim of mvaldity. unenforcesbiity or lack of priority of the Fan of the haured Mortgege as 10
ragulting kom 2 violation or allsged violation affecting the Land has bean recorded in the Publc advances of modificationa made afowr the lnnyed hes Knowiledge that the vesiss shown n Schadule
Records at Date of Policy. This exchssion doss nat it the coversge grovided e Covered Ramks A is no fonger the ownwr of the sstats or intacest coversd by this policy. This axclusion does not kit
17,13, 14, and 16 of this poliay. the coverage provided in Covered Risk 8.

(bl Any govemurental police power not sxchuded hy (a) above, extept to the extent that a notice of 8. de@dhhdhtwdlﬂwwag-—hmlndwuvad-mm-d-dflubmnl
the exsercize thaeaf or 3 notice of 3 defact, sy o sncambrance resulting from a violation or Poficy, and all intarest charged thareon, over kens, and other the tide,
akagad violation affecting the Land has baen recorded in tha Public Records #t Date of Policy. This the sxictence OF which are Known tn the lnsured st
wuchssion dows pot Wmit the coverage provided under Covered Riska 12, 13, 14, and 16 of thix {a) The tima of the advance; or
ookcy. {1} The time x madification & made 3 #he bemns of the ntured Macigage which changes thy rate of

Rights of aminent domain unless notice of the axercity thereof has besn recorded N tha Public Records interw#l charged, ¥ the rate of interest & greater ax & neguit of the modificetion han & would have

atData of Palicy, but not exchuding ¥om coverage any taking Which has occumed grice to Date of Policy bean bufore the modification. Thir axclusion does not ik the coversae provided in Coveced

which would bs binding on tha righte of a purchasar for valus withaut Knowledge. Rk 8.

. Dafacts, fens, snoumbrances, adverte claima of other matters: 9. The fallwre of the rexidential strucyrs, of 8y portion Thwreof to have been constuctsd befors, on or

(8}  created, suttered, sscurmed of agrasd o by the inmred Clainant; witer Date of Policy in acomdancy with applicsble bulding codes. This sxclusion does not apply to

{bl  not Known tz the Company, not recorded 1 the Public Racords at Date of Policy, but Known 10 vioktions of building codet if natice af the viclation app in tha Public R =t Date of Polcy.

the Insurod Claimant and not disclaged in writing to the Campany by the Eretted Claiment peac
W the data the lnsured Claimant became an Inured uhder this policy;

{c)  resulting i Do loss damage % he ksred Clarmant;

dl  artaching o created subzoquent to Date of Policy {thr paragraphy doss kit the caverage provided
undsr Covernd Risks 8, 16, 18, 19, 20, 21, 27 .23, 24, 25 and 261: or

{a]  resultng n ksx or damage which would not hive been surtained # the Wnsured Clsimant had pad
value for the insurad Morgage.
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EXHIBIT D
Of The
DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT

Form of Grant Deed
NO FEE DOCUMENT

RECORDING REQUESTED BY:
The Redevelopment Agency of the City of Oakland
WHEN RECORDED, MAIL TO:

The City of Oakland

Community and Economic Development Agency
250 Frank Ogawa Plaza, 4th Floor

Oakland, California 94612

Attn.: Hamid Gami, Real Estate Agent

The undersigned grantor(s) declare(s):
CITY TRANSFER TAX:
DOCUMENTARY TRANSFER TAX:
SURVEY MONUMENT FEE:

Computed on the consideration or value of property conveyed: OR
Computed on the consideration or value iess liens or encumbrances
remaining at time of sale.

MAIL TAX STATEMENTS TO:

The Silver Sound Electronics, Inc.
275 West MacArthur Boulevard
Oakland, CA 94611

APN:

GRANT DEED

The REDEVELOPMENT AGENCY OF THE CITY OF OAKLAND, a community
redevelopment agency organized and existing under the California Community Redevelopment
Law, herein called "Grantor," hereby grants to THE SILVER SOUND ELECTRONICS, INC,, a
, herein called "Grantee," that real property situated in the City of Oakland, County
of Alameda, State of California more particularly described in Exhibit "A" (attached hereto and
incorporated by this reference), hereinafier referred to as the "Property.”




1.

4.

This Grant Deed is subject to easements of record, and to the covenants, conditions and
restrictions set forth in that certain Disposition and Development Agreement between
Grantor and Grantee, dated 2005, and recorded as document no.
with the Alameda County Recorder, hereinafier called the "DDA".
The DDA, though not intended by the parties to be merged with this Grant Deed, is
incorporated into this Grant Deed by this reference.

This Grant Deed is further subject to those options to repurchase the Property held by
the Agency as set forth in the DDA.

Grantee covenants and agrees for itself, and its successors and assigns to all or any part
of the Property that Grantee, and such successors and assigns, shall;

] Devote the Property to, and only to and in accordance with, the uses specified in
the DDA, and this Grant Deed; and

(i1) Not discriminate upon the basis of race, color, ancestry, national origin, marital
status, religion, creed, sex, sexual preference, AIDS or AIDS-related complex,
or disability in the sale, lease, or rental or in the use or occupancy of the
Property or any improvements erected or to be erected thereon, or any part
thereof. Grantee herein covenants by and for himself or herself, his or her heirs,
executors, administrators, and assigns, and all persons claiming under or through
them, that there shall be no discrimination against or segregation of, any person
or group of persons on account of race, color, ancestry, national origin, marital
status, religion, creed, sex, sexual preference, AIDS or AIDS-related complex,
or disability in the sale, lease, sublease, transfer, use, occupancy, tenure, or
enjoyment of the premises herein conveyed, nor shall Grantee or any person
claiming under or through it, establish or permit any such practice of
discrimination or segregation with reference to the selection, location, number,
use or occupancy of tenants, lessees, subtenants, sublessees, or vendees in the
premises herein conveyed. The foregoing covenants shall run with the land.
The restrictive covenants contained herein shall remain in full force and effect
without limitations as to time.

If there 1s any conflict between the provisions of this Grant Deed and the DDA, it is
the intent of the parties that the DDA shall control.

The parties intend that the covenants of Grantee contained in this Grant Deed shall
constitute covenants running with the land and shall bind the Property and every
person having an interest in the Property, and that they shall be, to the fullest extent
permitted by law and equity, binding for the benefit of and enforceable by the
Redevelopment Agency of the City of Oakland. Grantee agrees for itself and for its
successors that in the event that a court of competent jurisdiction determines that the
covenants herein do not run with the land, such covenants shall be enforced as
equitable servitudes against the Property.



IN WITNESS WHEREOF, the parties hereto have executed this Grant Deed this day of

3

“GRANTOR”

THE REDEVELOPMENT AGENCY OF THE CITY OF OAKLAND,

a community redevelopment agency organized and existing under the California
Community Redevelopment Law

By:
Agency Administrator
Approved as to form and legality:
By:
Agency Counsel
“GRANTEE”

THE SILVER SOUND ELECTRONICS INC. GROUP

a

By:

Tts:




EXHIBIT E
Of The
DRAFT DISPOSITION AND DEVELOPMENT

Form of Reversionary Grant Deed

NO FEE DOCUMENT

RECORDING REQUESTED BY:
The Redevelopment Agency of the City of Oakland
WHEN RECORDED, MAIL TO:

The City of Oakland

Community and Economic Development Agency
250 Frank Ogawa Plaza, 4th Floor

Qakland, California 94612

Attn.: Hamid Gami, Real Estate Agent

The undersigned grantor(s) declare(s):

CITY TRANSFER TAX: Exempt
DOCUMENTARY TRANSFER TAX: Exempt
SURVEY MONUMENT FEE: Exempt

Computed on the consideration or value of property conveyed: OR
Computed on the consideration or value less liens or encumbrances
remaining at time of sale.

MAIL TAX STATEMENTS TO:
N/A
APN:
REVERSIONARY GRANT DEED
THE SILVER SOUND ELECTRONICS INC., a , herein

called "Grantor," hereby grants to the REDEVELOPMENT AGENCY OF THE CITY OF
OAKILAND, a community redevelopment agency organized and existing under the California
Community Redevelopment Law, herein called "Grantee," that real property situated in the City of
Oakland, County of Alameda, State of California more particularly described in Exhibit "A"
(attached hereto and incorporated by this reference), hereinafter referred to as the "Property."

This Reversionary Grant Deed is given pursuant to provisions of that Disposition and
Development Agreement between Grantor and Grantee, dated 2005, and recorded
as document no. with the Alameda County Recorder, hereinafter called the




"DDA". This Reversionary Grant Deed and the conveyance herein is made to Grantee subject only
to the lien of current real property taxes and assessments (a lien not yet delinquent), and to those
exceptions to title permitted under the DDA.

Dated:

“GRANTOR”

THE SILVER SOUND ELECTRONICS INC.
a

By:

Its:




EXHIBIT F
Of The
DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT

List of Environmental Assessments and Reports

(Attached)




A

RGA Environmental Inc.

Asbestos and Lead Survey Report

Site Location:
California Arts Building
1728 San Pablo
Oazkland, California

Prepared for:

City of OQakland
Attn: Mr. John Adams
Environmental Program Specialist
250 Frank Ogawa Plaza, Suite 5301
Oakland, California 94612

Prepared by:

RGA Environmental, Inc.
4701 Doyle Street, Smite 14
Emeryville, California 94608

April 29, 2002
RGA Project #C0O07563

Report Prepared By: e, { /é:ﬁ#—__/ Tedd Kattchee

(CAC'9 25 7

Report Reviewed By: Steffen Steiner




Asbestos and Lead Survey Report
1728 San Pablo Avenue
Qakland, Calfornia
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Asbestos and Lead
Survey Report

California Arts Building
1728 San Pablo Avenue
Oakland, California

1. Executive Summary

The following is a report of the asbestos and lead survey conducted by Mr. Tedd
Kattchee, California Certified Asbestos Consultant (CAC), Mary O Donnell,
California Certified Site Surveillance Technician and Mark Hiley, California
Department of Health Services (DHS) Lead Inspector/Assessor, with RGA
Environmental, Inc. (RGA). The survey was performed on April 12, 2002at
California Arts Building located at 1728 San Pablo Avenue, Oakland, Califomnia.

Two paint samples were collected from painted building components throughout
the building. Both painted surfaces sampled from the building were found to

~ contain detectable levels of lead. The highest lead content (2,030 parts per
million) was detected in the beige paint on the interior plaster walls and ceilings.

A total of twelve (12) homogeneous suspect ashestos-containing materials
(ACMs) were identified in the building during the survey. None of the
homogeneous materials tested positive for asbestos-content.

2. Scope of Work

The scope of the survey was as follows:

s Conduct an asbestos and lead survey of 1728 San Pablo Avenue, Oakland,
California.  The survey did not include destructive testing to identify
concealed ACMs or sampling of the roof.

e Collect a representative number of samples of ACMs. Asbestos bulk samples
were analyzed using polarized light microscopy (PLM) in accordance with
EPA’s July 1993 method for the determination of asbestos in bulk building
materials - EPA 600/R-93/116.

RGA Environmental, Inc. ' COO_cal-arts
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Asbestos and Lead Survey Report
1728 San Pablo Avenue
Qakland, Califorria

e Provide a DHS lead certified inspector to collect bulk chip samples of paint
suspected to be lead-containing. Bulk samples were analyzed at an accredited
laboratory by Flame Atomic Absorption (AA) for Total Lead reported in parts
per million (ppm).

» Submit written report including analytical results, regulatory requirements,
conclusions and recommendations.

3. Methods and Sampling Strategy

Visual Inspection

Accessible building materials were visually inspected using the methods
presented in the federal Asbestos Hazard Emergency Response Act (AHERA)
regulations (40 CFR, Part 763) as a guideline. AHERA was oniginally only
applicable to schools, however State and Federal Occupational Safety and Health
Administration (OSHA) and Asbestos School Hazard Abatement Reautherization
Act (ASHARA) have adopted the AHERA sampling methodology for all
buildings subject to demolition or renovation.

Potential ACM was also physically assessed for friability, condition and
disturbance factors.

The inspection was non-destructive in nature. That is, no demolition of building
components was performed in order to access hidden materials such as internal

~ wall insulation or pipe chases, fire doors, ceramic tile grouts and mastics, etc.
Consequentiy, unidentified ACMs such as pipe lagging may be hidden between
wall spaces. Providing these materials are not disturbed during renovation,
construction, demolition or other physical activity they do not pose a significant
risk to building occupants. RGA makes no warranty as to the possible existence
or absence of such materials or to their evaluation in respect to asbestos content.
Additional destructive sampling of inaccessible suspect building materials prior to
any major renovation or building demolition will be required.

Bulk Sampling of Asbestos

Bulk samples of all homogeneous materials from identified functional spaces
containing suspect ACM were collected. A homogeneous material 1s defined as a
surfacing material, thermal systern insulation, or miscellaneous material that 1s
uniform in color, texture and age of construction. Examples of homogeneous
materials include:

* Pipe-insulation produced by the same manufacturer and instailed during
the same time period;

» Resilient flooring of identical color and pattern;

» Troweled on surfacing materials located in a building.

RGA Environmenidl, Inc. COO_cal-arts
D



Ashestos and Lead Survey Report
1728 San Pablo Avenue
Oakiand, Califormia

The building was visually inspected for the presence of suspect materials. As
materials were identified, bulk samples were obtained with the aid of a coring
device or other hand tool and placed into individual sampling bags. Each sample
was given a discreet identification number and recorded on field notes as well as
chain-of-custody forms. Refer to accompanying tables and appendices for detaiis
on material sampie locations and results.

Bulk Sampling of Lead Paint

Paint chip samples were collected using a hand scraper and were placed into
individual plastic sampling containers. Each sample was provided a discreet
sample number, which was recorded on a chain-of-custody form. The samples
were transported under chain-of-custody procedures to RJ Lee Group, Inc. (R]
Lee} in San Leandro, Californai. Please refer to Table 2 for details on sample
locations and sample results.

Bulk Sample Analysis

Bulk samples were analyzed by RJ Lee. RJ Lee is accredited under the National
Institute of Standards and Technology's National Voluntary Laboratory
Accreditation Program (NVLAP).

All samples were analyzed using polarized light microscopy (PLM) techniques in
accordance with methodology approved by the U.S. Environmental Protection
Agency (EPA). As set forth in the Code of Federal Regulations, 40 CFR Part 763,
Appendix A to Subpart F, Section 1.2 and 1.7.2.4, the lower limit of reliability
detection for asbestos using the PLM method is approximately one percent (1%)
by volume. Cal-OSHA defines asbestos containing construction materials
(ACCM) as those materials having an asbestos content of greater than one tenth
of one percent (>0.1%).

When None Detected (ND) appears in this report, it should be interpreted as
meaning no asbestos was observed in the sample maternial above the reliable lirmt
of detection for the PLM method.

Note: under EPA assessment criteria, if a single sample of a homogeneous
material tests positive for asbestos, all homogeneous materials in that functional
space are considered to be asbestos contaming.

All paint samples were analyzed for lead content using the Flame Atomic
Absorption spectroscopy in accordance to EPA Method SW846-3050-7000A.
When “<" appears in the lead sample report, it should be interpreted as meaning
below analytical detection limit and no lead was detected in the paint sample.

RGA Envirowmmental, Inc. COO_col-arts
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Asbestos and Lead Survey Raport
1728 San Pablo Avenue
Oakland, California

4. Asbestos Results

A total of twelve (12} homogeneous suspect ACMs were identified in the building
during the survey. None of the homogeneous materials tested positive for
asbestos-content.

Twelve (12) suspect ACMs were sampled but did not contain asbestos. The
materials include:

TABLE A
NON-ASBESTOS CONTAINING MATERIAL(S)

Material Location

Brown marbled vinyl sheeting and Throughout main level

mastic l
[ Plaster T Throughout building
[ Stucco j Exterior and interior loading dock
Conerete flooring East end of main level
Drywall with jeint compound Back room main level
Whit; square pattern sheet viny! and Main level restrooms
] mastic
]
[ Cement floor finish Throughout basement
Yellow patterned vinyl sheeting 27 level Office
Beige vinyl sheeting w/ pebble pattern 2M Level Lounge Area
N B |
Textured wall plaster Main leve! southeast comer room
Y apor barrier Perimeter Wall Main level
Fiberglass insulation ) Perimeter wall main level

RGA Environmental, Inc. COO cal-arts



Asbestos and Lead Survey Report
1728 San Pablo Avenue
Qakland, Califormia

5. Lead Results

A total of two (2) bulk paint chip samples were collected from representitive
surfaces on the mterior and exterior of the building. Table II below summarizes
the sampling locations and tead content of sach sample.

TABLE 2
LEAD IN PAINT SAMPLE RESULTS
Sample Number 1 Location , Resutts mg/ke (ppm) \
135686 Beige Paint on Interior Plaster 2.030 ‘j
147512 Beige Paint on Exterior Stucco 1,510 —l

6. Regulatory Requirements

{ ead

Limited peeling and otherwise damaged lead-containing paints were identified in
the building. Impacting lead or lead-containing paint either through repaur,
maintenance, renovation or demolition activities triggers numerous regulations
enforced by such agencies as OSHA (worker protection) and EPA (environmental
exposure, transportation and disposal).

Listed below are the lead paint regnlations that apply if the paint 18 removed:

e There are presently no federal, state or local regulations limiting the
concentration of lead in public sector buildings, however several regulations
established for the private sector as well as for government subsidized housing
are used industry wide as guidelines for assessing exposure to lead. The
Consumer Product Safety Commission (CPSC) has set a maximum limit of
600 ppm in paint used for residential purposes and the Department of Housing
and Urban Development (HUD) requires abatement of paints containing lead
in concentrations exceeding 5,000 ppr.

» Disposal of all lead-containing paints is regulated at concentrations at or
exceeding 350 ppm as.stated in 40 Code of Federal Regulations (CFR) Part
263 - Land Disposal Regulations and Title 22, Division 4 Environmental
Health of the California Administrative Code. However, lead related work at
any lead concentration 1s regulated under the Occupational Safety and Health
statutes.

RGA Environmental, Inc. COO_cal-urts



Ashestos and Lead Survey Report

1728 San Pablo Avenue

QGakland, California

o The Federal Occupations Safety and Health Administration (OSHA) as well

as California OSHA regulate all worker exposure during construction
activities that impact lead-containing paint. Californta OSHA enforces the
Lead in Construction Standard in Title 8 CCR 1532.1. The scope covers
construction work where employees may be exposed to lead during such
activities as demolition, removal, surface preparation for re-painting,
renovation, clean-up and routine maintenance. The OSHA specified method
of compliance includes respiratory protection, protective clothing and
equipment, housekeeping, hygiene facilities, medical surveillance, training,
etc.

o EPA Title X requires that the EPA and/or individual states develop
training/certification regulations for individuals engaged in lead-containing
paint activities and requires the EPA to issue guidelines and evaluate
renovation and remodeling activities imvolving lead paint.

7. Recommendations to Implement Regulatory Requirements
Lead

Two paint samples were collected from painted building components throughout
the building. Both painted surfaces sampled from the building were found to

. contain detectable levels of lead. The highest lead content (2,030 parts per
million) was detected in the beige paint on the interior plaster.

When lead painted surfaces are abated, the paint debris should be classified as
hazardous waste if lead waste concentrations exceed either the total lead
concentration or soluble lead concentration regulatory limits. Total lead
concentration is determined by Total Threshold Limit Concentration (TTLC).
Soluble or leachable lead is determine by the Soluble Threshold Limit
Concentration (STLC, California required test) and/or Toxicity Characteristic
Leaching Procedure (TCLP) (Federal EPA required test). Regulatory limits
characterize a lead waste as a hazardous waste if lead concentration exceeds 350
ppm by TTLC or 5 milligram per liter by STLC or TCLP.

RGA recommends the following actions prior to the start of building renovation
or demolition.

» Abate any peeling, stratified or blistered lead-contamning paint.
» Require abatement contractor to provide workers that are trained by the

California Department of Health Services for abatement of lead-containing
paint.

RGA Environmentad, Inc. COO _cal-arts



Asbestos and Lead Survey Report
1728 San Pablo Avenue
Cakland, California

s Use only trained workers to demoiish building components containing intact
lead-containing paint or walls where lead lining is present.

s Worker exposure and environmental monitoring and proper engineering
controls should be implemented throughout the lead abatement work.

¢ Contractor shouid adhere to OSHA and other applicable state and local
regulations for worker protection, hazard communications, work practices,
engineering controls and proper waste disposal.

e Following abatement, proper waste stream categorization is required for the
disposal of lead-containing pamnt. The disposal of lead-containing materials
shall be coordinated with the landfill.

8. Limitations

The information provided in this report is not intended to be used as a biddable
document for abatement purposes.

Note that destructive testing was not conducted during the survey and additional
inspections and testing will be required prior to demolition or renovation
activities,

RGA Environmental, Inc. COO _cal-arts
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Test Report - RGA Environmental , Inc.

Polarized Light Microscopy Analysis Results
Project AOC204394
-------------------------------- Asbeslos-—-—mme e . NOTIasbe st s - e e e
Sample Number / Mineral Fibrous Synthetic Other NonFibrous Run Date
Sample Appeacance Client Sample Number Chrysotile Amosite Crocidolite Anthophylhite Tremolile Actinolite Cellulose  Wool Glass  Fibers jirb{:rsﬁMalErial___ Analyst
0311697CPL L1728} - - - - - - 0% - - - - 70 %  4/22/02
Browa VSF ; brn. mastic NFM: Qu, Casbh, Binder, Opaq, Misc. Pan. SS8Y
Non Homoegeneous
0011698CPL 147604 - - - - - - 0% - - - - TO0%  4/22/02
Brown VSF ; brn. mastic NFM: Quz, Carb, Binder, Opaq, Misc. Parl. S8Y

Non Homogeneous

0¢11699CPL 1476073 - - - - - - - - - - - 100 % 4722/02
White plaster ;, offwhi. plaster NEFM: (Qz, Carb, Binder, Opag, Misc. Fad. $5Y
Non Homogeneaus

0G11700CPL 135747 - - - - - - 2% - - - - 98 % 4/22/02

White plaster ; offwht. plasier ; wht. drywall NFEM: iz, Carb, Binder, Opag, Gyp, Mica. Misc. Part S5Y
Non Homogeneous

00t1701CPL 135742 - - - - 2% - - - - 98 & 422402
White plaster ; offwht plaster ; wht. drywall NFM: Quz, Carb, Binder, Opaq. Gyp, Mica, Misc. Part. 55Y
Non Homogeneous
Go11702CPL 135746 - - - - <l % - - - - 99+ % 422402
While plasier ; wht. skimcoat NFM: Qiz, Carb, Binder, Opag, Misc. Part. S8Y
Non Homogeneous
Samples received on: Monday, April 22, 2002 Avthorized Signature - ~
Stephen S. Yata, Geologist
Date Tuesday, April 23, 2002
RJ Lee Group, Inc. 530 McCormick Street Phone {510) 567-0480
Bay Area Lab ' San Leandro, CA 94577 Fax (510) 567-0488
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Papge: 2 of 6

Test Report RGA Env:ronmental Inc.
Polarized Light Microscopy Analysis Resulls
Project AOC204394
mm s e e e e A ST O o e e Nonasbestos-------~---------mmo-

Sample Number / Mineral Fibrous Synthetic Other Nonrlhmus Run Dare

Sample Appearance Client Sample Number Chrysotile Amosite Crocidolite Anthophyllite Tremolite Actinolite Cellulose. Wool  Glass  Fibers  Fibers Matenal — Analyst

DOTL763CYPL 135749 - - - - - - - 100 %  4/22/02

White plasier NFM: Qtz, Casb, Binder, Opay, Misc. Part. SSY
Homogeneous

0014704 CPL 117269 - - - - - - - Ly % 4/22/02

White plaster NEM: Qtz. Casb, Binder, Opag, Misc. Part, 58Y
Hemopgeneous

0011705CPL 147605 - - - - - - - 100% 4722/02

Grey concrete NFM: Qtz. Carb, Binder, Opaq, Misc. Past. SSY
Homogeneous

0GLIIT06CPL 135674 - - - - - - - 100 % 4/22/02

Grey concrete NEM: Quz, Carb, Binder, Opaq, Misc. Part. S58Y
Homogeneous

00i1707CPL 135747 - - - . - - - - {0 % 4122702

Grey concrete NEM: Qu, Carb, Binder, Opay, Misc. Par. S8Y
Homogensous

00§1708CPL 126105 - - - - - - - - - 100 % 4/22/02

Grey stucco ;, whi. skimcoat NFM: Qtz, Carb, Binder, Opag, Mica, Misc. Parl, S8Y
Non Homogeneous

Samples received on: Monday, April 22, 2002 Authorized Signature —

Stephen S. Yata, Gmiogr:l
Date Toesday, Apnil 23, 2002
RJ Lee Group, Inc. 530 McCormick Street Phone (510) 567-0480
Bay Area Lab San Leandro, CA 94577 Fax (510} 567-0488
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Sample Number /

Polarized Light Microscopy Analysis Results
Project AOC204394

----------------------- - Asbeslos s m e

4011709CPL 125567
Grey stucco |, wht. skamcoat

4011716CPL 135712
Grey slucco
0011711 CPL 135733

White wallboard ; wht. mud

GOL172CPL 135713
While vinyl sheeling ; brn. maslic

G611713CPL 147069
While vinyl sheetiog ; bro. maslic

0G11714CPL 135716
While vinyl sheeting ; brn. mastic

Samples reccived an: Monday, April 22, 2002

RJ Lee Group, Inc.
Bay Area Lab

NEM: Qu,

NFM: Qg

NFM: Qtz,

NITM: Qtz,

N¥M: Qtz,

530 MicCormick Street
San Leandro, CA 94577
Papge: 30f 6

NFM: Quz, Carb, Biuder, Opaq,

Carb, Binder, Opag,

- 3%
Carh, Binder, Opay,

- 20 %
Carb, Binder, Opaq,

20%
Cacb, Binder, Opaq,

- 20%
Carb, Binder, Opzaq,

Authorized Signahire

Date

Mineral

Mica, Misc

Mica, Misc. Pan.

Gyp, Mica,

. Pan.

————————————————— Nonasbestog----~cmmemmmomm -
Fitrous Synthetic Other NonFibrovs Run Dale

_Wool __Glass _ Fibers Fibers Material  Analys:

100 % 4/22/02
8sY
Non Homogeneous

- - 100 % 4/22/02
83Y
Hemogerneous
- - 97 % 472202
Misc. Part, S8Y

Nor Homogeneovs

- - - BC % 4/22/02
Misc. Part. S8Y
Non Hemogeneous
B0 % 4/22/02
Misc. Part. SSY
Non Homogeneous
- - - 80 % 422002
Misc. Part. SSY
Non Homogeneous
Slepilcn S. Yals, Geologist B
Tuesday, April 23, 2002
Phone  (510) 567-0480
Fax (510) 567-0488
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Test Report - RGA Envnronmental Inc.
Polarized Light Microscopy Analysis Results

Project AOC204394

-------------------------------- ASBESLOS - -m e e N ONASDESEOS - e e e e
Sample Number { Mineral Fibrous Synthetic Other NonFibrous Run Date
Sample Appearance Client Sample Numiker Chrysotile Amosite Crocidolite Anthophyllite Tremolile Actinalite Cellulose  Wool ~ Glass  Fibers  Fibers Matenial — Analyst
4011715CPL 147058 - - - - - - 65 % 5% 4/22/02
Black vapor bamrier NFM: Quz, Tar, Carb, Binder, Opaq, Misc. Part. SSY
Homogeneous
0011716CPL 135729 - - - - - 65 % 8% 4/22/02
Black vapor barrier NFM: Qu, Tar, Carb, Binder, Opaq, Misc. Parl. SSY
Homogeneous
0011717CPL 135751 - - - 5% 5% B0 % - - 0% 42202
Brown insulation NFM: Qiz, Carb, Binder, Opag, Misc. Part SSY
Homogeneous
0011718CPL [35748 - - - - - - - - 00 % 4722402
Grey cerment NFM: Qiz, Carb, Binder, Opag, Misc. Pan. S8Y
Homogencous
0011719CPL 147602 - - - - [0 % - 2 G - 88 &% 4/22/02
Yellow vinyl sheeting ; bon. maslic NEM: Qiz, Carb, Binder, Opag, Misc Panl 58Y
Non Homogeneous
0011720CPL 135722 - - - 10 % - 1 % - 89 %% 4422002
SS8Y

Yellow vinyl sheeting ; brn. mastic ; grey pad

Samples received on: Monday, April 22, 2002

RJ Lee Group, Inc.
Bay Area Lab

NFM: Qtz, Carb, Binder, Opag, Misc. Part.

Authorized Signatuse

Non Homogeneous

Date

530 McCarmick Street
San leandro, CA 94577
Page: 4 of 6

Phane
Fax

Stephen S. Yata, Geologist
Tuesday, Apnl 23, 2002

(510) 567-0480

(510) 567-0488
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Test Report - RGA Environmental , Inc.
Polarized Light Microscopy Analysis Results
Project AQC204394

-------------------------------- Asbeslos-- oo e Nonasbesog- - -- - oo oo -

Sample Number / Mineral Fibrous Synthelic Other NonFibrous Run Date
Saruple Appearance Client Sample Number Chrysolile Amostte Crocidolite Anthophyllite Tremolite Actinolite Cellulose  Wool Glass  Fibers Fibers Material — Analyst
G011721CPL 135657 - - - - - - 10 % - {1 % - - 89 % 4/22/02
Yellow viny] sheeling ; brn, mastic ; grey pad NFM: Quz, Carb, Biader, Opag, Misc. Part. SSY

Non Homogeneous
911722CPL 135655 - - - - - - 0% - 2% 2% - g6 % 4/22/02
Beige vinyl sheeting ; yellow mastic ; whi. leve! comp NFM: Qiz, Carh, Binder, Opag, Misc. Part. SS8Y

Non Homaogeneous
(011723CPL 135656 - - - - - - 10 % - 2% 2% - 86 % 4722102
Beige vinyl sheeling ; yellow masiic ; wht. level comp NFM: Qiz, Curh, Binder, Opaq, Misc. Parr. S8Y

Non Homogeneous
0011724CrL 135684 - - - - - - 10 % - 2% 2% - B6 T 422/02
Beige vinyl sheeting ; yellow mastic NEM: Qrz. Carb, Binder, Opaq, Misc. Pari. SS8Y

Non Homogeneous
On11725CPL 146085 - - - - - - - - - - - 100 % 4/22/02
Whise plaster ; offwhile plaster NFM: Qiz, Carb, Binder, Opag, Misc, Parl. 5SY

Non Homogeneous

0011726CPL {35688 - - - - - - - - - 0% A122/02
White plaster ; offwht. plaster NFM: Qiz, Carb, Binder, Opag, Misc. Part. SSY
Non Homogeneous

Samples received on: Monday, April 22, 2002 Authorized Signature .
Stephen S. Yata, Geologist
Date Tuesday, April 23, 2002
RJ Lee Group, Inc. . 530 McCormick Street Phone (5101 567-0480
Bay Area Lab San Leandra, CA 94577 Fax (510) 567-0488
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Test Report - RGA Environmental ,
Polarized Light Microscopy Analysis Results
Project AOC204394

Mineral Fibrous Synthetic Other NonFibrous Run Date

Sample Number /
Sample Appesrance Client Sample Number Chrysotile Amwosite Crocidolite Anthophyllite Tremolite Acrinolite Cellulose Wool — Glass  Fibers  Fibers Material - Analyst
- 100 % 4/22/02

0011727CPL 125534 - - - -
White plaster ; offwht. plaster NFM: Qiz, Carb, Binder, Dpaq, Misc. Parnt SSY
Noa Homogeneous

99+ & 4/22/02

0011728CPL 135685 - - - - - - <l % - - - -
White plaster ; offwht. plaster NFM: Gz, Carh, Binder, Opag, Misc. Part. 8SY
Non Homogeneous
Samples received on: Monday, April 22, 2002 Authorized Signatoe . - e
Stephen S, Yala, Geologist
Date Tuesday, April 23, 20(12
530 McCormick Street Phone (510) 567-0480

RJ Lee Group, Inc.
Bay Area Lab

San Leandro, CA 94577 Fax {510) 567-0488

Page: 6 of 6
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AFR. 24,2007

Iy

1 GIAN ~ .o LoE GROUF NG

for, 7oz q i 5i e

A

Tel: (510) 547-7T71

Rdw A

Environmertal, Inc.

' QA)! DOYLEST., STE. 14 [1870 MARKET 5T., STE 1249 O 948 11™sT, STE (1]
| Emeryville, CA 94608

Fax; (510) 547-1983

ACM BULK SAMPLE DATA SHEET
* PLM Analysis

* Stop Apalysis atFirst Positive PAGE ) OF 2

Modesto, CA 94354
Tel: (209) 525-8108
Fax: (209) 525-8109

San Franoisen, Ca %4102
Tel: (415) §38-9660
Fax: (415) 834-9670

i
t
.J {
|
t
|
|
|

;; Project Name/Address: \12? SN fKkwLo (e, :DM(LMO FM. Intial,_TK
I RGA Project #: _COO Q%Ib SempledBy:_ T 4 W&o Sampling Date: 01.1¥. 02
| Sample(s) Semt To: [JR Lee [OMicro ClOther: Tumpround Time, __Rush X 24Hs 3-S5 Days

[510-547-1983 [ 415-834-9670

J' Fax Report To: (J209-525-8100 [ (Fax#)_T&QP
Material Description; BROW N  MARDLED VINY| Steen Ne

Sample ID

Sample Location & Material Location Quantity:

g

W 149,

[ MEN StowRoowd unpell Ggole SHyovee

001

" Material Dascription! PUAETIR.

Sample ID

Sample Location & Material Location Quantity:

2603

Ofce Mer Rk S\We (o8 BuidN fpffd)

DspLiv  Roow

MAN _froof Roowt
Material Description. WK PLAETER

Sample ID

Sample Location & Material Location Quantity:

SsUTH whw |

% ook DPACE
BAUS Hhuw ‘

Material Description.

ConREt ReooRinG  TEXTWED

i ) Sample ID Sampie Location & Material Location Quantity!
¥ HH665 | DAL ROOWM STOLASE
127618 Topse room “oetce
! PR~ RO STOAGE
[ D [[#M# - ou | Material Description:  Stutce
| Sample ID Sample Locstlon & Material Location Quantity:
fiLelo%  [Loxping 00K
J [125e1 [ Wkoine pock
| I S5 11T | WADING poTk
‘ - [ Hwe 05 | Material Dascription! USMABGALD 4 WMyD
‘ 1 Sample D Sample Location & Material Locatlon M Quantity:
| Y [[521%% ek goowsstobkee
|

o Relinquished By:
Received By:

e —

MEi 0-Opuney

- Cater




APR. 2420027 7. 448M R LEE GROUP TwC ]ro/ ;N{) 157 )CF‘ AL

1

‘ A Enmnmem, - ﬁfjﬂ,}‘."”‘ SAMPLE DATA SHEET
1 ? [©4701 DovLe St STE 15 [1870 MaRketST. 571240 ) 48 1™ S, 57 1111 yals A
|4 Emeryville, CA 54608 DSm Francisco, CA %4102 Modosto, CA 94354 * Stop Anaysis atFistPositve  PAGE ____OF 3
| UL Tet: (510y 547710 Tel: (415) B14.96460 Tet: (209) 525-8108
| |_Fex(510) 547-1983 Fac (415) 8$34-9670 Fax; (209) 525-8109
{ ! Project Name/Address: 11718 Okn fheLo Ao | OAKLAWMD |, CA P.M, Inittat: Tha
| ' RGA Project #: Cod g gfo 3 Sampled By: 1% 4 WMbo Sampling Daie:_04.1%, 02

* Sample(s) Sent To: @R 1. Lee OMicro QOther: Tumaroupd Time; _ Rush X 24Hms _ 3-5 Days

 FaxReport To:  [F510-547-1983 [ 415-834-9670  [1209-525-8109 [J(Fax#) TEPD

73 MatealDesrfption.‘ L %m ‘p
Sample Location & Materfal Location "~ Quantlty:
140 7. RESTRoowmA
{* m%m

. ReStRoom
Material Description; \ Aol DRAE L

:’ San_r&e iD Sample Location & Material Location Quantity: ’:
117098 | Soum i METEX pikr 1
\ 99779 | Sovnt BRIMETL Sk

HM# 0% | Material Description:  IWRA | vl AT
Sample ID Ssmple Location & Material Location Quantity:

3515 | SOUTH. Pet{mETOL WA

{ HM# 00 | Mzterial Description: (GMENT BiooR B NISH
I]_Sample 10 | Sample Locatlon & Material Location Quantity:

\3974% | picemMenT

EHM# 010 | Material Description:  Jeubw fIERNED vindL SHEETING

I Sampie 1D Sa...ple Location & Mateyial Location Quantity: \30 ¥
MI602 | 2~ R oRcE
\%5111 '}“-4 H. FRCE

i 25151 | O e
[ HME N\ | Merenal Description. BEET NiNYL ijen NG B ((:vmﬁ
‘ |l Sample ID Suinple Location & Material Location .. Quantity: b j
| \/ 135655 [t Gl WVNGC
. 135656 1~ R L6 . ]
] L2563 |~ R lwee |
: P
e ————
Relinquished By: i 1% 0" Dol Signature: Date/Time: O'fl L?[UZ/

Received By: M C ]L‘f'é*ﬂ SiFpature: / A A2~ Date/Time ([/;7 ‘/0—7



CUUTUMPRA000 TN R LEE GROVF NG T Ap . N0 1570 3¢, 10740

I
I
K 1

| é l—l:‘ (I- A ACM BULK SAMPLE DATA SHEET

!
|
]
‘ ‘f Environmental, Inc.
LB{ ST 14 [T)870 MARKET ST 49 [ LI™sT, STE L. 3
[ 701 Dovte S, W St STE 1249 2 348 "1« swp AnaysismFirstPosizve ~ PAGE_9 OF 3
|

* PLM Analysis
Emeryvillc, CA $4508 San Franciseo, CA 94102 Maodesio, CA 34354
L] Tel: (510) 5477771 Tel: (415) B36-9660 Tel: {209) 525-8108
} ' [L_Fax: (510 347-1983 Fax: (315) 834-9670 Fax. {209) 5258109
i ‘ Project Name/Address: [']Lq %Rﬂ ?Mw ¢ OP(KLA‘N Df Uk P.M. Inirtat, i K
' RGAProjects 001G 2 sampledBy. TY=4 M®b Sampling Date:_ DY |§. D2
|
| Sample(s) Sent To: (1 iJ. Lee OMicro TOther: Turparound Time: __ Rush X24Hrs __3-5 Days
| FaxReportTo:  [1510-547-1983 [J4I5-8349670 (12095258109 [J(Fax#) Teop
|
; ion”
| | M3 D07 | Material Description: IShL_ Y LASTER
i Yl Sampie ID Sample Location & Material Location Quantity:
A ABOTS | Front fipke
R f
 THM# 1. | Material Description: TEATED PLAST
Sampie ID Sai, /e Location & Matenal Location Quantity:
/LPE68E | Reond Bl LIVNGE ﬁ
2 | koM BAON LOYNGE
s NGEE
L HM# Material Description:
| | Y Sampis iD Sa:azle Location & Material Location Quantity;
[ H
I
|
L
’ ! HM# Masrial Description:
| | | Sample D TSz le Location & Material Location Quantity:
.
|
|
[P
| 1 l!HM# M: . erlal Description.
J | Fampte D S.....ls Location & Material Location Quantity:
j | L |
J 5 HM# ... t=rial Description:
) Sampla ID S._..0le Location & Materal Location Quantity:
|
|

=
|

]

' Relinquished By: tme O NON Nt Sigaature:/\ p ate/Time: &Y I?’,

L
Received By: fil fj AL fZZE_ Signature: ‘. /2 é; / VJZZéﬁfbatefrime: 5"//22'/02/







RJ Lee Group, Inc.

Page 1 of 1

LABORATORY REPORT

350 Hochberg Road Nonrpevilfe, PA 15146
Phone {724) 3125-1776 Fax (724) 733-1799

RGA Envionmental RY Les Group Jab No.: ACC204624
4701 Dayle Sireet, Suite 14 Samples Rocejved: 23-Apr-02
Emenyville, CA 94608 Report Date: 24-Apr-02
Attenlion: Tedd Katichee Client Project: 1728 San Pablo Ave., Oakland, CA
(5310)547-7771 FAX:  (510) 547-1963 Co0 7363
Sampling Date: 18-Apr-02
Anelysis Lezad in Paim
Meihod: EPA SWR46-T420 ---- FLAA
Lead
Sample ldentification Weight Paris per
Client RJ Lec Group Percert Million
135626 0359176 0.203 2,030
0.151 1,510

147512 0359177

P0 Q30 2002-92-ddv

1
'

Wd €€

ON ¥&d

Fhere resullr are submilted pursucnero RS Lee Group's current terms ond condittont of sate, including the companys siendvrd worraniy ond fimitation of lrabllity provisienr, No respanstbifliv or labiliey (¢ 2esiemed

for the Kcanner in which the results are used or mierpreted. Unless nolified in writing to retucn the samples cavered by this repart, @) Ler Group will lare the semples for a peried cf ntacty (V0} davs before disearding.
A shipping aed kendling fee will be cssessed for the refurn of any sampies

D Kimherly § DiNatale, Scientist

l Philip Grindle, Supervisor C i Alan M. Levine, Manager i
D Melisa Varner, Assistanl Scientisl '1

direct inquiries to Brandon J. Miller in Clicnt Services.

S. Pau) Cohen, Laboralory Manager
Brandon J. Miller, Assistant Scientist
Ryan B. Wallars, Assistant Scientisl

Please

AlTLA ELLAP F3204
CA ELAPRLOTC

PA DEP 202-396 Moaroeviile, PA - San Leandso, CA - Washiaglon, DC

d

L0/¢0



APR-24-2002 WED 04:34 PV FAY NG, F. 04/07

AHEL Q0 (eF Y
é m q-l A LEAD PAINT SAMPLE DATA SHEET

Environmental, inc.
Q[] 470( DOYLEST., STE. 14 {7870 MaRKeT ST, S7e 1249 [ 948 1i™St.STR 111 || * Lead Analysis

Emeryvilic, CA 94508 San Prancisco, CA #4102 Modesto, CA 94334 - Total Threshold Limit Concentration

Tel: (510)547-777) Tel: {415) 8349660 Tel: (209) 525-8108

Fax: (510) 547-1983 Fax: (415) B34-9670 Fax: (209) $25-8109 PAGE _____OF_____ J
Project Name/Address: #J‘”’g Skt PkoLo e, 0 MLW& o ____PM Initial: T E
RGA Project #:__ CO00 7563 Sampled By:__ %R ‘\_M%L Sampling Date:_(%, [¥. 02
Sample(s) Sent To: @/R.J .Lee DOMicro D0ther: o Turnargund Time: _ Rush ?f__zfmrs ___ 33 Days

Fax Report To; [15(0-547-1983  [1415-834-9670 (12095258109 [)(Fax#)__ 169V

Peeling |
Quant/
— —————— S ————————— ...,,._‘i

Substrate: CEVU RE Ppsrer Compositec Sample: Y /N

e Yo e eyt

Paint Color: Eff\h G’é

\%‘5 (,(5(, Sample Location: WM%D'U{ ;C::F:; v
““\']@ﬂ, Paint Color: W"lé‘e - Substrate; AVCCO Compesite Sample: Y /N | e e 4
Samplce Location: eﬁ&‘f_ﬁo{; \’cﬁ'tf NE-
. { Paint Color:_| i Substrale:____ ___ Compositz Sample: Y. /N l
mﬂ‘%\mﬁ\\w nple Location: .
— 339176
-t Color. Substrate: Compesitc Sample: ¥ /N
mﬁmﬁ %\%w% mple Location:
- @359177
caint Color: Substrate:_ Composite Sample: Y /N

Sample Location:

i

Paint Color: Substrate: ) Composite Sample: Y /N

Sample Location.

1

Patnt Color: _ Substrate: ' _ Composite Sample: Y /N

Sample Location:

|

Paint Color: Substrate:__ - Composite Sarple: Y /N

Sample Location:

Relinqtiished By: MD" DUNMW/




Appendix C
Site Inspector Certificates



State of California
Divisidn of Occupational Safety and Heaith

- Certified Asbestos Consultant

S

Theodore A. Katichee
B Name

Certification NO_QS_—.‘%S_SL_

Expires on 3/10/2003

This cershcation was rssued by he Drasion of
Occupatonal Safety and heafth as authanzed by
Sections 7180 21 sea of the Business and
Prifessions Code




Sate of Lalifornig Depantmen! of Health Sendces
H
Certiiate Expiration Date

¢ IngpeciorfAssessor 05/05/2003

w

‘Mark A. Hiley io# 9760
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—ypiration Date
05/05/2003

f

‘Mark A. Hiley



EXHIBIT G
Of The
DRAFT DISPOSITION AND DEVELOPMENT AGREEMENT

Insurance Requirements

(Attached)

I. Insurance requirements during construction

The Developer shall ensure that the general contractor for the Project obtains the following
insurance coverage, and maintain such coverage in full force and effect during Project
construction. Before issuance of a notice to proceed for any phase of the Project, the Developer
shall deliver to the Agency certificate(s) of insurance, or a binder followed within 30 days by a
certificate of insurance, evidencing the required coverage.

o COMPREHENSIVE GENERAL LIABILITY AND VEHICLE INSURANCE,
¢ Minimum coverage: Bodily injury limits of $5,000,000 for each occurrence;
property damage limits of $5,000,000 for each occurrence.

» Policies shall include, at a minimum, but need not be limited to, coverage’s for
bodily injury, property damage, personal injury, broad form property damage,
premises and operations, severability of interest, products and completed
operations, contractual liability, independent contractors and XCU.

+ BROAD FORM PROPERTY DAMAGE (BUILDERS RISK INSURANCE).

¢ Minimum coverage: 100% of replacement cost.

e Deductible: $25,000 maximum deductible per occurrence.

e Property covered: Structure and all insurable items within the Property (including
landscaping and common areas).

e Perils covered: All risk, or fire and hazardous installation, vandalism and
malicious mischief.

» Builders’ risk installation floater for coverage of the contractor’s labor, materials
and equipment to be used for completion of work performed under the
construction contract.

¢ WORKERS' COMPENSATION.
¢  Workers’ Compensation as required by the California Labor Code for all persons
employed in connection with this Project.
e Employer’s Liability insurance with a limit of no less than $1,000,000 combined
single limit per occurrence.

o AUTOMOBILE INSURANCE (if not part of CGL).
* Minimum coverage: Bodily injury limits of $1,000,000 for each person and
$1,000,000 for each accident or occurrence; property damage lability limits of
$500,000 for each accident or occurrence



II. Property insurance

Upon conveyance of the Property, the Developer shall obtain property insurance including all
risk coverage or standard fire and extended coverage insurance, with vandalism and malicious
mischief endorsements to the extent of the full replacement value of the Property (which may
exclude existing improvements which are to be demolished) for the duration of the term of this
Agreement. Coverage amount may be adjusted for fluctuation in replacement values.

II. Insurance requirements for professional services providers

The Developer shall ensure that any architect, design professional, engineer, consultant, and any
other professional services provider that the Developer contracts with to perform work on the
Project carries professional liability insurance for errors and omissions with a limit of no less
than $1,000,000. The Agency may in its discretion waive this requirement on a case-by-case
basis. Before any such professional begins work on the Project, the Developer shall deliver to
the Agency certificate(s) of insurance, or a binder followed within 30 days by a certificate of
insurance, evidencing the required coverage.

III. General requirements

The aforementioned insurance shall be endorsed and have all the following conditions:

¢ Additional Insured: The Developer shall ensure that the Redevelopment Agency of
the City of Oakland, the City of Oakland, their respective Councilmembers, directors,
officers, agents and employees are named as additional insureds in its comprehensive
commercial general liability, professional liability, and aufomobile liability policies. If
the Developer submits the ACORD Insurance Certificate, the additional insured
endorsement must be set forth on a CG20 10 11 85 form {or more recent) and/or CA 20
48 - Designated Insured Form (for business auto insurance). A STATEMENT OF
ADDITIONAL INSURED ENDORSEMENT ON THE ACORD INSURANCE
CERTIFICATE FORM IS INSUFFICIENT AND WILL BE REJECTED AS PROOQF
OF THE ADDITIONAL INSURED REQUIREMENT;

o Loss Payee: The Developer shall ensure that the Redevelopment Agency of the City of
Oakland, the City of Oakland, their respective Councilmembers, directors, officers,
agents and employees are named as Loss Payee in the builders’ risk insurance and
property insurance. The Developer shall provide appropriate Loss Payee endorsement as
proof of meeting this requirement.

s Cancellation Notice: 30-day prior written notice of cancellation, termination or material
change in coverage.

¢ Certificate holder is to be the same person and address as indicated in the “Notices”
section of this Agreement.



* Insurer shall carry a Best Rating of B+ or greater.

In the case of the breach of any of the insurance provisions of this Agreement, the Agency may, at
the Agency’s option, take out and maintain at the expense of the Developer such insurance in the
name of Developer as 1s required pursuant to this Agreement.

All endorsements, certificates, forms, coverage and limits of liability referred to herein shall have
the meaning given such terms by the Insurance Services Office (ISO) as of the date of this
Agreement,

The Developer or its general contractor shall include all subcontractors as insureds under its policies
or shall maintain separate certificates and endorsements for each subcontractor. All coverages for
subcontractors shall be subject to all the requirements stated herein. The Agency reserves the right
to perform an insurance audit during the course of the Project to verify compliance with
requirements.

Any deductible or self-insured retentions greater than $50,000 must be declared to and approved by
the Agency. At the option of the Agency, either the insurer shall reduce or eliminate such
deductible or self-insured retentions as respects the Agency, the City and their respective
Councilmembers, directors, officers, agents, employees and volunteers; or the Developer shall
provide a financial guarantee satisfactory to the Agency guaranteeing payment of losses and related
investigations, claim administration and defense expenses.
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EXHIBIT “C” e

OFFICE OF THE CITY CLERF.
OF THE 33433 SUMMARY REPORT “/ " +#*

2004 DEC 29 PR I2: 50
TERM SHEET

The terms of the Disposition and Development Agreement include the following:

e Silver Sound Electronics, Inc., 1o build between 8,000 to 9,000 square feet of
retail space, as well as 2,000 to 3,000 square feet of office space associated
with the retail space.

o Silver Sound Electronics, Inc., to purchase the site for $1.3 million.

¢ Silver Sound Electronics, Inc., or its affiliate to be responsible for the cost
of required off-site improvements in connection with the Project.

Silver Sound Electronics, Inc., to take the Property in its “as-1s” condition.

* Silver Sound Electronics, Inc., or its affiliate to comply with provisions of
the Central District Redevelopment Plan and nondiscrimination provisions
of redevelopment law.

o The plans and specifications for the Project to be reviewed and approved
by the Agency.

e Transfer of the Property to be restricted prior to Project completion.

e No required application of the Agency’s employment and contracting
programs (prevailing wage, local employment, local/small local business
enterprise contracting, apprenticeship, living wage, or first-source hiring)
to the Project.

¢ The Project to be restricted to retail and associated office uses.

¢ Any other appropriate terms and conditions as the Agency Administrator or
his or her designee may establish in his or her discretion or as the California
Community Redevelopment Law or the Redevelopment Plan may require,

Project Summary

Project Name: Cal-Art Rehabilitation Retail and
Commercial Project

Project Type:
Address/Location: 1728 San Pablo
Avenue in the Central District
Redevelopment Project Area

Developer: Silver Sound Electronics, Inc.,

Architect: Komoros-Towey

Type of Construction: Rehabilitation

Retail Area: 8,000 to 9,000 Square Feet

Total Development Costs: $300,000



EXHIBIT “C”
OF THE 33433 SUMMARY REPORT

(Continued)
TERM SHEET
Development Schedule
Date Task
January 18, 2005 | Resolutions approved by Agency & City
March 1, 2005 DDA is executed,
April 1, 2005 Closing of Escrow, completion of planning review, submit
building plans
May 1, 2005 Obtain building permits, begin construction
September 1, 2005 Complete rehabilitation, move — in




Year

2004-05
2005-06
2006-07
2007-08
2008-09
2009-10
2010-11
2011-12
201213
2013-14
2014-15
2015-16
2016-17
2017-18
2018-19
2019-20
2020-21
2021-22

Project Assessed Value

$1,600,000.00
$1,632,000.00
$1,664,640.00
$1,697,932.80
$1,731,891.46
$1,766,529.29
$1,801,859.87
$1,837,897.07
$1,874,655.01
$1,912,148.11
$1,950,391.07
$1,989,398.89
$2,029,186.87
$2,069,770.61
$2,111,166.02
$2,153,389.34
$2,196,457.13
$2,240,386.27

EXHIBIT “D”

OF THE 33433 SUMMARY REPORT

Projected Tax Increment Analysis for the Cal-Art

Applicable Tax Rate

0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775
0.011775

City's Total Portion of Pass Through (34.8%)

Value at:

Tax Increment

$18,840.00
$19,216.80
$19,601.14
$19,993.16
$20,393.02
$20,800.88
$21,216.90
$21,641.24
$22,074.06
$22,5615.54
$22,965.85
$23,425.17
$23,893.68
$24,371.55
$24,858.98
$25,356.16
$25,863.28
$26,380.55

Total for the Agency Low-Moderate Income Housing set- a - Side

Agency's Projected Total Future GrossTax Increment FY 2004-2022

$1,600,000

Pass Through
at 20%

($376.80)
($384.34)
($392.02)
($399.86)
($407.86)
($416.02)
(3424 .34)
($432.82)
($441.48)
($450.31)
($459.32)
($468.50)
($477.87)
($487.43)
($497.18)
($507.12)
($517.27)
(§527.61)
($8,068.16)
$2,807.72

ERAF 5.78%

(51,088.95)
($1,110.73)

Housing Set-a Side

at 25%

($4,710.00)
($4,804.20)
{$4,900.28)
($4,998.29)
($5,098.26)
($5,200.22)
($5,304.22)
(35.410.31)
($5,518.52)
(35,628.89)
($5,741.46)
($5,856.29)
($5,973.42)
($6,002.89)
(86,214.74)
($6,339.04)
($6.,465.82)
($6,595.14)

$100,851.99

Net Tax
Increment

$12,664.25
$12,917.53
$14,308.83
$14,595.01
$14,886.91
$15,184.64
$15,488.34
$15,798.10
$16,114.07
$16,436.35
$16,765.07
$17,100.38
$17,442.38
$17,791.23
$18,147.06
$18,510.00
$18,880.20
$19,257.80

$292.288.13
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AVAILABILITY 3,500 - 20,000 square feet
RENTAL RATE $.85 psf NNN

HIGHLIGHTS Currently Automotive Shop

includes Equip.: 7-10 Bays with Lifts; Hazmat Recovery
Collector; 6 Reel Dispensers for Fluids

Stunning Showroom with 2nd Story Offices
Over 200 Linear Feet of Frontage / Signage
Conference Room / Kitchenette

ADA Upgrades & Seismic Retrofit Compieted

11/02 - 11/0%

55 5.85 NNN
{Office / Retail

11/2016,6,54,4

= information Herein Deemed Reliable but hot Guaranteed



1433 WEBSTER STREET OAKLAND
AVA]LABLE FOR LEASE & SALE 17, 547 SQUARE PEET

SUITES:

COMMENTS:

SALE PRICE:

LEASE RATE:

Ground Floor = 8,057 sq.ft. — Available Now T

Suite 2007 5,228 sq ft. — Available Now
Suite 201 7 939 sq.ft. — 30 to 60 days
Suite 203 7 690 sq.ft. — 30 to 60 days
Suite 204 7 2,628 sq.ft. — 30 to 60 days

Short walk to BART, Lake Merritt & Chinatown.

$2,500,000.

$0.75 FS —~ Ground Floor
$1.00 FS — 274 Floor Suites

| COLLIERS

INTERNATIONAL

1999 Hamison Street, #1750
Qakland, CA 94632

For More Information, Contact Exclusive Agents:

Kenneth Meyersieck Anthony Stration
(510) 433-5802 (510) 433-5818

kmeyersieck@colliersparrish.com astratton@colliersparrish.com

Coliers Infernationai - Gakland

el Qakland
1433 Webster Street £ K. Meversieck / A. Stration
15™ Street (510) 433-5802 / 433-5818
17.542 square feat 1/1/02 — (32/04

$2.500,000.00/ $0.75 FS/31.00 FS

‘BROP: TYPE.

Office

»1 51.00 psffvear/5 vear term.

Information herein deemed reliable but not guaranteed
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Downtown Cakland — For Lease

J.J. Newberry Co.
1921 Broadway, Oakland, CA

ilable: Ground Floor: +/- 16,000 square feet
Basement: +/- 9,000 square feet

“ | Ground Floor Retail: $1.25 - $1.50 psf Industrial Gross
Basement: $0.50 - $0.75 psf Industrial Gross

fights: ¥ Great downtown location
¥~ On BART and public transportation lines
v Tenant improvements negotiable

L e A et e B W AT e

City: | Qakland Listing Ce.: | California Commercial Investments
dress: | 1921 Broadway Listing Agent: ! Len Epstein
35 St | 19" Street Phone #: | {510) 268-8500 i
Avail.. | Ground Floor: +- 16,000 sf List Dates: | 2/6/01 - 5/6/01 i
Basement: +/ 9 000 sf
Rent: | Ground Floor: 31.501G Listing # :
Basement: 30.751G : -
‘ype: | Ground Floor , Feefo S5,0.; | % of Schedule i

Information herein desmed reliable but not guaranieed
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description

Financing:
ist Califormnia Pacific BRank

* Market Time:
buyer directly approached the sellier.

* Exchange:

Toral Assessed: $759,4582
Year Assessed: 2002

Doc Num / Transfer Tax
198069 (N/AV)
Recording Date: 04/04/2003
Confirmed by: John McDonagh
Date: 08/06/2003

Email: qualitycontrol@costar.com
Thone: {888r434-538%

Updacted Date: 08/07/2003

The property was not on the market at the time of sale.

$1,250,000

The

This was the buver's upleg in a 1031 exchange.

O L Dt D A Qalant—F1 1100l a £ QitaNfan=.2Phnt

I73/7004



CoStar Comps Full Sale Comps Report
property characteristics
building
Address ¥Yr Built Serial SF Bldgs Stories Construction Veneer Condition Comments
1825 10,650 i 2 Conc block Average
Total Buildings: 1
plat map
Map: 649-G/3 Legal: Por blk B Fountain Place bk 3 pg 28
Comps No: ALC-43230-08-0320 Parcel Number: DOB-06395-004-00 Title Co: Placer Title
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CoStar Comps Full Sale Comps Report

464 19th St subiishea

Qakland, CA 94612 -2204

Storefront Retail/Office of 10,650 SF Sold for $1,250,000

buyer

Fruitvale Investments { LLC )}
¢/ o Warren Malnick

3721 international Blvd
Oakland, CA 94601

(510) 533-9301

seller

1901 Broadway ( LLC )

c¢/o Mark Ritchie

34 W Santa Clara St
San Jose, CA 95113-1806

(408) 971-2700

vital data

Sale Date: 04,/04/2003 Sale Price: $1,250,000
Escrow/Contract: N/Av Status: Confirmed
Days on Market: N/Ap Building SF: 10,650 Gross
Exchange: Tax Dfrrd Price/SfF: $117.37
Conditions: None Cap Rate: N/Av
Land Area SF: 5,670 Down Pmint: N/Av
Acres: Q.130 Pct Down: N/AV
&/SF Land Gross: $220.46 Doc No: 198069
$/SF Land Net: %$103.62 Trans Tax: {Not Shown)
Year Built: 1925 Age78 Zoning: C-55/5-6, Oakland
Caverage: 94% Lot Dim: 90 x 63
Parking Spaces: On Street FAR: 1.88
Parking Ratio: N/Av Improv Ratic: 53%
Submarket: Oakland-Downtown
Corner: Yes

Frantage: 90' 19th

63' Broadway.
Comp No: ALC-43230-08-0320 Property Type: Retail

income/expense

listing broker

The property was 100% vacant 2t the time of sale,

financing
1st California Pacific Bank

BalyPmt: $1,250,000
Net Spendable (rate}):N/Av (N/Av)

Copyright® 1999-2002 CaStar Realty Information, Inc. Ali riphty reserved. Information abtained from sources deamed raliabie but not guaranceed, Phone: (800) 204-5360

Ritchie Commercial

1940 Webster 5t

Oaldand , CA 94612 -29190
(510) 834-6469

Arthur Goldman
buyers broker

Ritchie Commercial

1940 Webster St

Oakiand , CA 94612 -2910
{510) 834-6469

Arthur Goldman

prior sate

Date/Doc No: 12/02/1999 (432591)
Saie Price: %$475,000
Comps No: ALC-24709-02-0020

Page 7 of 15
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dascription

Financing:
18t Wells Fargo Bank N.A. 5488, 750

Total Assessed: $484,500
Year Assessed: 2002

toc Num / Transfer Tax
188501 (5538}

Recording Date: 0&/01/2003

confirmed by: John McDonagh
Dete: 07/25/2003

Email: gualitycontrol@costar.com
Phone: (8B8)636-839%

Updated Date: 07/25/2003



CoStar Comps Full Sale Comps Report

property characteristics
major tenants

Ambper Flooring Inc.

building
Address ¥r Built Serial SF Bldgs Stories Construction Veneer Condition Comments
1830 5,000 1 1 Conc block Stucco Average
Total Buildings: 1
plat map
Map: 629-F/6 Legal: Lengthy legal refer to deed

Comps No: ALC-39314-07-0320 Parcel Number: 015-1306-016-00 Title Ca: Chicago Title

BLC AWE

M PA
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Page 6 0of 10



CoStar Comps Full Sale Comps Report

5652 San Pablo Ave puplished COSTAR
Amber Flooring Inc. (‘QI /: e
Dakland, CA 94608 -2732 [ LIy A o

Free Standing Retail Building of 5,000 SF Sold for $489,000

buyer
M/M Ilan & Tali Zamir
1031 Key Route Bivd
Berkeley, CA 94706

seller

Lecnard Epstein
1755 Broadway

Oakland, CA 94612-2155

{510} 268-1010

vital data
Sale Date: 04/01/2003 Sale Price: $489,000
Escrow/Contract: 30 days Status: Confirmed
Days on Market: apx 45 days Building SF: 5,000 Rentable
Exchange: No Price/SF: $97.80
Conditions: None Cap Rate: N/AY
Land Area SF: 5,000 Down Pmnt: - %250
Acres: 0.115 Pct Down: 0%
$/SF Land Gross: $97.80 Doc No: 188501
$/SF Land Net: $12.71 Trans Tax: ($537.90 F)
Year Built: 1930 Age 73 Zoning: C-35, Oakland
Coverage: 100% Lot Bim: 100 x 50
Parking Spaces: On Sireet FAR: i
Parking Ratio: N/Av Improv Ratic: 87%
Submarket: Oakland-Narth
Corner: Yes
Frontage: 50' San Pablo
100’ Aileen
Comp No: ALC-39314-07-0320 Property Type: Retail
income/expense listing breker

Buyer in an owner/user. California Commercial Investments

300 Frank H Ogawa Plz
Oakland , CA 94612 -2046
(510) 268-8500

Len Epstein

buyers broker

California Commercial Investments
300 Frank H Ogawa Piz

Cakland , CA 94612 -2046

{510) 268-8500

Len Epstein

financing prior sale

1st Welis Farggn;a:;:‘h;i'ss 750 Date/Doc No: 09/15/1999 (351849)
. ' Sale Price: $290,000
: A 1]

Net Spendable (rate):N/Av  (N/Av) Comps No: ALC-05060-11-9919

opyright® 1999-2002 CoStar Realty Information, Ing, All rights raserved, Information obinined fram sourcas deemed reliable but not gusranteed, Phonae: {800} 204-5060
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CoStar Comps Full Sale Comps Report

site map
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description

+ pdditional Property Address:
2415 valdez St Oakland, CA 54612-3113

Financing:
18T Bank of

+ Exchange: This was the seller's downleg in a 1031 exchange.

America $1,088,250

Total Assessed: $242,002

vear Assessed:

2002

Doc Num / Tranpsfer Tax

433117 ($1,5%8

Recording Date:

Confirmed by:
Date: 09/08/20
Email: guality
Phene: (B88B)63
Updated Date:

6)
07/25/2003

John McDeonagh

Q3
control@cestar. com
5-8389

08/09/2003
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CoStar Comps Full Sale Comps Report

property characteristics
major tenants
Gill Electric

2 Struct brick

building

Yr Built Serial
2410 Webster St 1957 SL7707 12,500 1
Total Buildings: 1

Title Co: First American Title

SF Bldgs Stories Construction Veneer Condition Comments
Average

008-0672-007-01

f

plat map
Q0B-0672-008, 018

P

] ¥

Comps No: ALC-90932-09-0320 Parcel Number:
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Address
Map: 649-H/3 Legal: Lot 35 & por lot 36 bik A Map of Subdiv Webster 24th & Vaidez St bk 13 pg 15; lots 5,6 bik A Map 2 Webster, 24th & Valdez



CoStar Comps Full Sale Comps Report

2410 Webster 51 runtished

Gill Electric Company

Oakland, CA 94612 -3118

storefront of 12,500 SF Soid for $1,451,000

l"‘ ‘C(lgq-’%ﬂr--a
NI

~7

buyer

Bradley A. & Nancy J Gili , Trs.
2410 Webster St

QOakland, CA 94612-3118
(925) 376-0767

seller

Tyler R. & Patsy Hunt ( et al )
3592 Powell Dr

Lafayette, CA 94549-4938
(925) 284-5561

vital data

Sale Date: 0772572003 Sale Price: $1,451,000

Escrow/Contract: 90 days tatus: Confirmed

Days on Market: 180 days Building SF: 12,500 Rentable
Exchange: Tax Dfrrd Price/SF: $116.08 -

Conditions: None Cap Rate: N/Av

Land Area SF: 13,560 Down Pmnt: $362,750

Acres: 0.311 Pct Cown: 25%

%/SF Land Gross: $107.01 Dot No: 433117

$/SF Land Net: $70.62 Trans Tax: ($1,596.10 F)

Year Built: 1957 Age 46 Zoning: C-40/5-19, Oakland

Coverage: N/Av Lot Dim: Irregular

Parking Spaces: On Street FAR: 92

Parking Ratic: N/AV Improv Ratio: 349

Submarket: Oakland-North

Corner: No

Frontage: 50" Webster
59" Valdez
Comp No: ALC-90932-09-0320 Property Type: Retail
income/expense listing broker

Buvyer is an owner/user.

financing

1st Bank of America( VIR }
Bai/Pmt: $1,088,250
Net Spendable (rate):N/Av (N/Av)

i‘.upyrightm 1999-2002 CoStar Reaity Infarmation, Inc. All rights resesved. Informatien cbrainad from sources deemud refiatie but not guarantead. Phone: (BG0) 204-55 60

CB Richard Eiiis
155 Grand Ave

Oakland , CA 94612 -3758

(510) 874-1941

Sid P Ewing, Sheldon E Crandall

buyers broker

CB Richard Ellis
155 Grand Ave

Oakland , CA 94612 -3758

(510) 874-1941

5id P Ewing, Sheldon E Crandaill

PO TY e iV L e i L MMt - Ol n A A B Dl At
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description

Financing:

ist Summit Bank  $307,500

Total Assessad: $108,176

Year Assesgsed:

2003

Doc Num / Transfer Tax

548332 (N/AV)

Recording Date:

Confirmed by:
Date: 01/28/20

09/16/2003

Joy Davis
04

VIR,

Email: qualitycontreol@costar.com

Phene: (888)63
Updated Date:

§-83889
01/29/2004

Eat]
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Page & of 9

property characteristics
major tenants
Hertz

building

Address Yr Built Serial SF Bldgs Stories Construction Veneer Condition
1940 5,782 1 1 Frame/wood

Average
Total Buildings: 1

Comments

pfat mag

Mazp: §49-H/3 Legai: Lets 1,2 bik A Map of Subdiv of Webster 24th & Valdez St bk 13 pg 15

Comps No: ALC-12833-01-0420 Parcel Number: 008-0672-015-00 Title Co: First American Title

it
% _\':ﬁ‘- "
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CoStar Comps Full Sale Comps Report

2400 Webster St fupiishad CoStAR
Hertz FY:_)"J'[ B
AV

Oakland, CA 94612 -3118
Free Standing Retail Building of 5,782 SF Sold for $385,000

buyer

Wellington Property Company, Inc.
c/o Randal M. Lee

6400 Mcraga Ave Ste. 8

Oakland, CA 94611

{510) 335-8825

Photo not Available
seller
patterson Parts, Inc,
c/e E.K. Madsen, Pres
745 Cesar Chavez Army St
San Francisco, CA 94124-1211
{415) 206-9521
vital data
Sale Date: 09/16/2003 Sale Price: $385,000
Escrow/Contract: 60 days Status: Confirmed
Days on Market: N/Ap Building SF: 5,782 Rentable
Exchange: No Price/SF: 4£66.59
Conditions: None Cap Rate: 6.7%
Land Area SF: 5,900 Down Pmnt: $77,500
Acres: 0.135 Pct Down: 20%
$/SF Land Gross: $65.25 Doc No: . 548332
$/SF Land Net: $45.03 Trans Tax: N/AvV
Year Built: ) 1940 Age 63 Zoning: C40, Oakland
Coverage: 98% Lot Dim: 59 x 100
Parking Spaces: Not Available FAR: 98
Parking Ratic: N/Av Improv Ratio: 31%
Submarket: Oakland-North
Corner: Yes
Frontage: 59' Webster (est)
i 100" 24th (Eim) {est)
Comp No: ALC-12833-01-0420 Property Type: Retail
income/expense listing broker

Juyer reported that the property sold at a 6.7% cap rate based on income < F—
at time of sale. The buyer reported that Hertz signed a 5 year modified None invoived per principal

jross lease. buvers broker
Buyer is broker - represented self

Cap Rate: 6.7%

inancing
1st Summit Bank( VIR )
Bal/Pmt: $307,500
Jet Spendable (rate):N/Av (N/Av)

pyright® 1999-2002 CoStar Realty Information, Inc. All rights resarved. Information cbtained from sources deamed reliabie but nat guarantaed. Phone: (804) 204-5960

Page 7 of 9
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site map

i e S nl T N,
.2[303 MapQuest com, Inc.; - ©®2003 Navigation Technologme.!

This site map is derived from MapQuest.com Inc. No opinion is expressed concerning the accuracy of any information contained herein.

description

+ additicnal Property Address:
400-414 15th St Oakland, CA $4€12-2803

Financing:
ist Seller $80,000
2nd Nara Bank §1,040,000 VIR,

Total Assessed: $1,317,000
Year Assessed: 2003

Doc Num / Transfer Tax
456000 ($1,760)

Recording Date: 08/05/2003

Confirmed by: Joy Davis

Date: 12/18/2003

Email: qualitycontrcl@costar.com
rhone: (888)636-8389

Updated Date: 12/22/2003



CoStar Comps Full Sale Comps Report

property characteristics
majar tenants

Page 2 of 15

Smokes, Sodas, & Candles, Quick Bite, Pat's Bar, Jimbos Burger House, Hawaiian Walk-In, Liberty Health Care, Ho Brothers, K2 lewelry,
Bootstrapped Soul Food .

building

Address ¥Yr Built Serial SF Bldgs Stories Construction
1922 10,049 1

Total Buildings: 1

Veneer Condition Comments

1 Struct brick Tile Fair

plat map

Map: 649-G/4 Legal: Lengthy legal-refer to deed

Comps No: ALC-98431-12-0320 Parcel Number: 008-0622-002-00 Title Co: First American Title




CoStar Comps Full Sale Comps Report : Page 1 0of 15

1541 - 1817 Franklin St ousiched FCOS’I‘AR
‘r‘ F ¢, 8
Qakland, CA 94612 -2803 RPN VAN

Storefront of 10,0459 SF Sold for $1,600,000

buyer

Won 3 & Jung Kim

45 Frankiin St

San Francisco, CA 94102-6017
seller

15th/Frankiin Streets Associates
c/o Shu-Ying Yuan Lin

1305 Franklin S5t Ste #500
Cakland, CA 94612

vital data
Sale Date: 08/05/2003 Sale Price: %$1,600,000
Escrow/Contract: 60 days Status: Confirmed
Days on Market. apx 120 days Buiiding SF: 10,049 Rentable
Exchange: No Price/SF: $159.22
Conditicnis: Nane Cap Rate: 7.0%
Land Area SF: 10,100 Down Pmnt: $480,000
Acres: 0.232 Pct Down: 309% .. .. .
$/SF Land Gross: $158.42 Doc No: 456000
$/5F Land Net: $52.28 Trans Tax: (%$1,760.00 F}
Yezr Built: 1922 Age 81 Zoning: COMM
Coverage: 99% Lot Dim: 100 x 101
Parking Spaces: On Street FAR: .59
Parking Ratio: N/Av Improv Ratio: 67%
. Submarket: Oakland-Downtown
Corner: Yes
Frontage: 100 Franklin (est)
100’ 15th (est)
Comp No: AlC-98431-12-0320 roperty Type: Retail
income/expensa listing broker

Broker reported that the property sold at a 7% cap rate based on income

at ume of sale Commonwealth Companies

1939 Harrison St
Oakland , CA 94612 -3529
(510) 832-5195

Cap Rate: 7.0% Ted W Dang

buyers broker

Commonwealth Companies
1939 Harrison St

Qakland , CA 94612 -3529
{510) 832-5195

Ted W Dang

financing
1st Seller

Bal/Pmt: $80,000
2nd Nara Bank{ VIR )

Bal/Pmt: $1,040,000
Net Spendabie {rate):N/Av (N/Av)

Copyright® 1999-2002 CoStar Reaity Xnformation, Inc. All rights reserved. Information obtained irem sources deemed raliable but not guaranteed. Phone: {B00) 204-5960
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This site map is derived from MapQuest.com Inc. No opinion is expressed concerning the accuracy of any information contained herein,

description

* ndditional Property Address:
1700 Franklin St Ozkland, CA 94612-3408

Financing:

1st Private $237,400 Fixed,

The information in this report is uanverified and will be updated as soon
as the information is available.

* Aadditional Buyer‘s: M/M Sandor P. Zirulnik & Francis N. Burges and Gary
M. & Mari S. Bettencourt
* ndditional Seller: Ingrid J. B. Madsen

* Description: Property is comprised of cne retail/office building on one
parcel of land.

Total Assessed: $622,837
Year Assessed: 2003

Doc Num / Transfer Tax
035370 ($1,716}
Recording Date: 01/29/2004

Confirmed by: Dan Martinez

Date: 05/24/2004
Email: qualitycontrol@costar.com
Phope: (888)636-8389

Updated Date: 05/24/2004
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CoStar Comps Full Sale Comps Report Page 2 of 3

property characteristics
major tenants

Ichi Japanese Rastaurant, Temple Tattoo, Unigue Braids, Tele Gallery, Coffee Beans, Henry's Gallery Cafe, Le Magic Cleaners

building

Address Yr Built Serial S5F Bldgs Storfes Construction Veneer
1925 13,500 1 2 Struct brick

Total Buildings: 1

Condition Comments
Average

plat map

Map: 649-G/3 Legal: Lengthy legal - refer to deed

Comps No: ALC-21720-05-0420 Parcel Number: 008-0624-010-00 Title Co: Chicago Title




CoStar Comps Full Sale Comps Report

380 -392 17th St susiished

Oakland, CA 94612 -3335

Storefront Retail/ Office of 13,500 SF Soid for $1,560,000

- CoSrar

F PR
_J)l /.I. .‘LJ_)

buyer

Steven Banker ( et al )

¢/ o LCB Associates

388 17th §t Suite 200
Oakland , CA 924612-3335
(510) 763-7090

seiler

Victor J Rauch { et al )
140 Southampton Ave
Berkeley , CA 947Q07-2037
(510) 527-9258

Page 1 of 3

vitai data
Sale Date: 01/29/2004 Sale Price: $1,560,000
Escrow/Contract: N/AV Status: Full value =
Days an Market: N/Av Building SF: 13,500 Rentable..

Exchange: N/Av Price/SF: %$115.56
Conditions: Not Available Cap Rate: N/Av
Land Area SF: 6,920 Down Pmnt: $1,322,600
Acres: g.159 Pct Down: 85%
$/5F Land Gross! $225.43 Doc No: 035370
£/SF Land Net: $144.28 Trans Tax: ($1,716.00 F)
Year Built: 1925 Age 79 Zoning: C-55, Oakland
Coverage: 97% Lot Dim: 150 x 46
Parking Spaces: On Street FAR: 1.95
Parking Ratio: N/Av Improv Ratio: 36%
Submarket: Oakland-Downtown
. Corner: Yes

Frontage: 150" 17th

46" Franiliin
Comp No: ALC-21720-05-0420 Property Type: Retail

income/expense listing broker

Retail/office building on one parcel. Unknown

buyers broker
Buyer is broker - represented self

financing prior sale

1st Private( ';’a‘ff‘;% & $237,400 Date/Doc No: 03/08/1996 (057974)
. ! Sale Price: $600,000

Net Spendable (rate):N/Av (N/Av) Comps No: ALC-50244-07-9619

Copyright® 1999-2002 CoStar Raaity Information, Ine. All rights reserved. Information obtained fram sources desmed relisble but Nnot guaranteed, Phone: (808) 204-53060



FOR LEASE
(Fruitvaje Major Retail Strip Center) S

This is a very well located Fruitvale Major Retail Strip Center consists of three
4,000, s.f. retail spaces, or it can be converted into one large 12,000. s.f. retail space,
it has been occupied by McKevitt Volvo dealer for their showroom for the past four
years. The building has been substantially renovated to meet the dealership’s
specification and requirement. It is available for a new business owner NOW

4,000. s.1. retail spaces at $2 per square foot NNN
or one 12,000. s.i. retail space

| 22,600. s.1. free standing parking lot is available for $15,000. per month gross

Bonnie Chui (510) 835-8888 for an additional information and private tour
City: Dakland Listing Co.: B.C. Realty

Address: 4030 International Blvd Telephone: (510) 835-8883

Space: 4.000. to 12,000. retail spaces Listing Date: May 2004

Price: $2. p.s.f pnn Listing #: M6267

Property Tvpe: Retail Fee t0 5.0. 50/50 of 3%
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site map

Page 3 of 3

This site map is derived from MapQuest.com Inc. No opinion is expressed concerning the accuracy of any information contained herein.

description

* additional Property Address:

1406-1414 41lst Ave Cakland, CA 94601-4140
4032 E 15th S5t OCakland, CA 94801-4102
1501 21gt Ave Qakland, CA 94601-4141

4029 E 15th 8t Oakland, CA $4601-4101

Financing:
1st Sonoma National Bank $2,227,0040
2nd Sonoma National Bank $1,463,000

* Prontage: Property also has 379’ of frontage along E. 15th St. and 147
along 42nd Ave.

* APN: (Cont'd.) 033-2147-023-01
* Legal: (Cont'd.) bk 13 pg 26

Total Assessed: $1,442,286
Year Assessed: 2003

Doc Num / Transfer Tax
150418 ($4,510}

Recording Date: 04/08/2004

Property Tax: $53,464

Confirmed by: Dan Martinez

Date: 05/26/2004

Email: gqualitycontrcl@costar.com
Phone: {888)636-8389

Updated Date: 05/26/2004
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property characteristics
maicr tenants

Enterprise Car Rental, H W Mckevitt Co Inc, Volvo

building

Address

¥r Built Serijail SF Bldgs Staries Construction Veneer Condition Comments
4030 International Blvd 1933 SL3270 33,624 2 1 Conc tilt-up

Average
Total Buildings: 2

plat map

Map: 670-D/1 Legal: Lots 1, 2, 4 thru 9, 12 thru 15, 18, 19, & por lots 3, 10 & 11 Map Prospect Park bk 24 pg 26 and lots 1 thru 4, 7 & 9 blk A Dal

) g . - 033-2144-037-00, 038, ) .
Comps No: ALC-59404-05-0420 Parcel Number; 049-02, 049-04, Title Co: New Century Title

P P Y
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4030 -4108 International Blvd rubiisned

Dakland, CA 94601 -4014

Free Standing Retail Building cf 33,624 SF Sold for $4,100,000

buyer

Mason M & Nanjoo Au
2250 E 12th St

Qakfand , CA 9460G6-5010
(510) 532-3482

seller

Achim & Koharig Ehrhardt
378 Mays Bivd

Incline Village, NV 89453
(775) 833-3595

LCaoStar
Comdes

fital data

Sale Date: G4/09/2004 Sale Price: $4,100,000
Escrow/Contract: 10 months Status: Confirmed
Days on Market: apx 365 days Building SF: 33,624 Rentable
Exchange: No Price/SF: $121.94
Conditions: None Cap Rate: 8.49%
Land Area SF: 81,654 Down Pmnt: $410,000
Acres: 1,875 Pct Down: 10%
$/SF Land Gross: $50.21 Doc No: 150418
%/SF Land Net: $30.63 Trans Tax: {$4,510.00 F)
Year Built: 1933 Age 71 Zoping: N/Av, Oakland
Coverage: 41% Lot Dim: Irregular
Parking Spaces: Not Available FAR: 41
Parking Ratio. N/Av Improv Ratio: 39%
Submarket: Oakland-South
Corner: Yes

Frontage: 365" international

405" 41st
Comp Ne: ALC-59404-05-0420 Property Type: Retail

ncome/expense listing broker

sroker reported current GSI of $36,000 per month modified gross. Market
-acancy of 5% and pro forma expenses of $62,500 per year estimated by

“oStar. Seller is temperariliy leasing back the larger building until they

-acate.
Gross Scheduled Income: $432,000
Vacancy 5%: < $21,600
Effective Gross Income: $410,400
Property Tax 1.304000%: $53,464
Other Expenses: $9,036
Total Expenses 15.23%: < $62,500
($1.86/SF)
Net Annual Income: %347,900
Cap Rate: 8.49%
nancing

.5t Sonoma National Bank

Bal/Pmt: $2,227,000
ind Sonoma National Bank

Bal/Pmt: $1,463,000
et Spendable (rate):N/Av (N/Av]

Jyright® 1999-2002 CoStar Reslty information, In< All rights ressrved, Information obtained from sources desmed reliable but not guarantasd, Phone: (800} 204-3960

B.C. Realty

526 E 18th St

Oakland , CA 94606 -2414
(510) 835-8888

buyers broker

B.C. Realty

526 E 18th St

Qakiand , CA 94606 -2414
(510) 835-8888

Bonnie Chui

Page 1 of 3



SUMMARY OF IMPROVED SALES FOR 1728 SAN PABLO AVE. OAKLAND CA.

ADDRESS USE BLDG SIZE | LAND SALE SALE PRICE PER | CAP RENT
L AREA DATE PRICE SF RATE FAR
4030 Pree Standing | 33,624 SF 81,864 SF 4/9/04 $ 4,100,000 Iw$ 121.94 8.49% §1.07 pm
International | Retail Bldg. 41
380 17" Street | Storefront 13,500 SF 6,920 SF 1/29/04 $ 1,560,000 [$115.56 NA NA
Retail/Office 1.95
1511 Franklin | Storefront 10,049 SF 10,100 ST 8/5/03 $ 1,600,000 | $159.22 7.0% NA j
Street 99
2400 Webster | Free Standing | 5,782 SF 5,900 SF 9/16/03 $ 385,000 $ 66.59 6.7% NA
St. Retail Bldg. 98
2410 Webster | Storefront 12,500 SF 13,560 SF 7/25/03 $ 1,451,000 | $116.08 NA NA
Street .92 o
5652 San Free Standing | 5,000 SE 5,000 SF¥ 4/1/03 $ 489,000 $97.80 NA NA
Pablo Ave Retail Bldg. 1.0
464 19™ Street | Storefront 10,650 SF 5,670 SF 4/4/03 $ 1,250,000 |$117.37 NA NA
Retail/Office 188 |
Subject Property

1728 San Pablo Ave. Free Standing Retail Bldg. 18,400 SF with 9,970 §F Land site; FAR 1.29




RECONCILIATION

The appraisal is based on the Direct Sales Comparison Approach and the Income Approach,
with no consideration given to the Cost Approach. As determined by the Direct Sales
Comparison, the indicated value of the subject property, “As Is” is $ 1,300,000. As
determined by the Income Approach, the indicated value of the subject property “As Is” is

$ 1,300,000. Both approaches are given weight, as the typical investor would consider the
Income stream generated by the subject property and an owner user would consider the
amenities available to the subject property. Both approaches also consider the current
condition of the building and an estimated cost of § 120,000 or § 10.00 per square foot to
bring the building up to a habitable and rentable condition.

Value of the subject property as of August 24, 2004, is

$1,300,000.

MARKETING ESTIMATE

The subject property is a free standing commercial building last occupied by Cal Arts. The
first floor was constructed for retail display and the second floor was developed for office
space. The basement area is suitable for limited storage as there is no elevator for moving
supplies, materials or people. It is estimated that the marketing time for the subject property
1s 120 days.



RENTAL RATES

ADDRESS AREA AVAILABILITY RENT REMARKS
1921 Broadway 16,000 ST 1* Floor $ 1.50 per square foot Industrial gross
1921 Broadway 9,000 SF Basement $ 0.75 per square foot Industrial gross

| 2328 Telegraph 10,556 SF - 1 and 2™ floor $ 1.15 per square foot Industrial gross
1433 Webster St 8,057 S¥ 1* Floor $ 0.75 per square foot Full service
3300 Broadway 20,000 SF 1* Floot $ 0.85 per square foot NNN




INCOME APPROACH

12,500 Square foot x $ .85 PSF
5,900 Square foot x $ .25 PSF

$ 10,625 per month
§$ 1,475 per month

o

Gross Annual Income $ 12,100 x 12 months = $ 145,200
Vacancy and Collection

5% of GAI= §7,260 - $7.300
Effective Gross Income $ 137,900
Expenses

7% of EGI1=§ 9,653 $9.700
Net Operating Income $128,200

Overall Capitalization Rate = 10%

Value of the Income Stream = § 1,280,200

SAY $ 1,300,000



INCOME APPROACH

The subject building consists of 9,900 square feet of retail space on the first floor, 3,000 of open
office space on the second floor and a basement which contains 5,500 square feet of finished
space. The building is vacant and has been since the Redevelopment Agency acquired it in
2002. At the time of the acquisition, the building was owner occupied by “Cal Arts” a crafts
supply store. The condition has deteriorated since acquisition, and would require an estimated $
120,000 of work prior to any occupation by a tenant.

Rents in the area of the subject property vary considerably depending on lease terms and the
types of leases generated. A survey of rents indicated a range from $ 0.75 per square foot on a
full service lease to § 1.50 per square foot based on an industrial gross lease for 1¥ and 2™ floor
retail and office space. Rents for basements vary based on the finish and accessibility from free
to $ 0.75 per square foot. Based on the premise that the building is ready and available for
occupancy, a rent of § 0.85 per square foot based on a triple net lease is applicable for the first
and second floor space. A rent of § 0.25 per square foot is determined applicable for the
basement area, based on the limited accessibility{lack of an elevator).

Vacancy and collection is a given in the life of a building, based numerous conditions, such as
remodeling or terms between tenants. An industry standard for the subject property type is i the
range between 3% and 5%. A vacancy and collection factor of 5% is considered applicable for
the subject property.

As the lease rate is based on a triple net premise, the tenant is responsible for all typical
expenses, and the owner has only limited expenses. Typical expenses for the owner include
management, typically 3%; Reserves for Replacement, typically 2%; Insurance, 1% and Utilities
of 1%. Total expenses are about 7% of the Effective Gross Income.

To convert an income stream into an indicator or value, a Capitalization Rate is required. The
Capitalization rate is derived from the market place and the sale of other similar types of
properties. Based on three sales noted under the corparable sales section of the report, a range
of 6.7% to 8.49% was determined. Because of the current condition of the subject property there
is slightly more risk, therefore a capitalization rate of 9% is considered appropriate.

The Income Approach calculations and conclusions are located on the next page.



The building is located in a very slightly superior location on the corner of 19™ and
Broadway. The building is in average condition and the FAR is slightly inferior to the
subject property. Overall the comparable is slightly superior to the subject property. An
adjustment for condition of the subject improvements of $ 10 per square foot 1s required.
Adjusted indicator 1s $ 107.00 per square foot.

Sales range is from § 66.59 per square foot to § 159.22 per square foot of building area.
The adjusted sales range is from $ 53 to § 151 per square foot. After consideration for
the total range, it 1s determine that most sales fall between $ 95.00 and $ 117.00 per
square foot of building area.

Subject property contains 12,500 square feet of finished space on the first and second
floors. The basement area is not included in the calculation. The building is in fair
condition and it is likely that a new roof will be required as the building leaks after rain.
The interior wall is in poor condition, as are the floors. It is estimated that $ 10.00 per
square foot of building area will bring the building up to usable condition. Value of the
Direct Sales Comparison Approach is calculated at § 105 per square foot, as of August
24, 2004.

12,500 square foot x § 105 per square foot=§ 1,312,500

SAY $ 1,300,000



DIRECT SALES COMPARISON APPROACH

4030 International Blvd. $4,100,000 in April of 2004

33,624 sq. ft. bldg. 81,864 sq. ft. land  § 121.94 per sq. ft. of building

The building is located in a superior location, 1s in good condition and located on two
corners. FAR is superior to the subject. Overall the comparable 1s superior to the subject
property. An adjustment for condition of the subject improvements of $ 10 per square
foot 1s required. Adjusted indicator is § 95.00 per square foot.

380 17" St. § 1,560,000 in January of 2004

13,500 sq. ft. bldg. 6,920 sq. ft. land $ 115.46 per sq. ft. of building

The building is in an equal locatiorn, 1s in average condition and located on a comner lot.
FAR is slightly inferior to the subject. Overall the comparable is equal to the subject
property. An adjustment for condition of the subject improvements of § 10 per square
foot is required. Adjusted indicator is § 105.00 per square foot.

1511 Franklin St. $ 1,600,000 in August of 2003

10,049 sq. ft. bldg. 10,100 sq. ft. land  $ 159.22 per sq. ft. of building

The building is located 1 an equal location, is in fair condition and located on a corner
lot. FAR is similar to the subject. Overall the comparable is equal to the subject
property. Adjusted indicator is $ 151.00 per square foot.

2400 Webster St. § 385,000 in September of 2003

5,782 sq. ft. bldg. 5,900 sg. ft. land $ 66.59 per sq. ft. of building

The building is located in an equal location on a corner lot. The building is in average
condition and the FAR is similar to the subject. An adjustraent for condition of the
subject improvements of § 10 per square foot is required. Adjusted indicator is $ 53.00
per square foot.

2410 Webster St. $ 1,451,000 in July of 2003

12,200 sq. ft. bldg. 13,560 sq. fl. land  § 116.08 per sq. ft. building

The buiiding is located in an equal location on an interior lot. The building is in average
condition and the FAR is similar to the subject. An adjustment for condition of the
subject improvements of § 10 per square foot is required. Adjusted indicator is § 106.00
per square foot.

5652 San Pablo Ave. $ 489,000 n April of 2003

3,000 sq. f1. bldg. 5,000 sg. ft. land 3 97.80 per sq. ft. building

The building is located in an inferior location on a corner lot. The building is in average
condition and the FAR is similar to the subject. Overall the comparable is inferior to the
subject. An adjustment for condition of the subject improvements of § 10 per square
foot is required. Adjusted indicator is $ 38.00 per square foot.

464 19™ St.  $1,250,000 in April of 2003
10,650 5q. ft. bldg. 5,670 sq. ft. land $ 117.00 per sq. ft. building



A discussion of market conditions of the comparable sales, requires analysis of sales over a
given period of time to determine if market prices are going up, coming down, or are stable. Ina
typical supply and demand market, the demand will stay in balance with the supply. If the
supply 1s too large, the demand will cause prices to fall. If the supply is too small the demand
will cause prices to rise.

Location takes into consideration proximity to freeways and major traffic routes and patterns.
Location also must consider attitudes of the community, towards desirability for shopping,
neighborhood facilities, and towards newer or more desirable and growing parts of an area, as
compared to older neighborhoods.

Size is generally summarized by the typical relationship that a smaller site will sell for a higher
price per square foot, while larger sites tend to sell for a lower price per square foot.

Location, physical characteristics, and political impacts are considered for each of the market
data, as they relate to the subject property. Each of the market data must be considered on an
analytical basis without prejudice.

Access/visibility adjustments must consider the amouxnt and type of street access available to the
subject parcel as compared to the market data.

A parrative description of each comparable sale follows on the next page.



Correlation and Final Conclusion: The final step in the appraisal process is the reconciliation
or correlation of the indications of value. In this step, the appraiser considers the relative
applicability of each of the three approaches utilized, examines the weaknesses and strengths of
the data, considers the range created by the value indications, and places major emphasis on the
approach that appears to produce the most reliable solution to the appraisal problem. The final
determination must be a reflection of the thoughts, motivations and actions of buyers and sellers
in the marketplace for property, and hence, can be called Fair Market Value.

APPROACH TO VALUE: The valuation methodology utilized in this appraisal report is the
Direct Sales Comparison Approach and the Income Approach. The Cost Approach was not
considered appropriate to the appraisal problem, as the age and condition of the improvements
make a value and cost determination of depreciation and obsolescence difficult to calculate.

DIRECT SALES COMPARISON APPROACH: In the sales comparison approach, the subject
property is compared to similar properties that have been sold recently. Data for generally
comparable properties are used and comparisons are made to demonstrate a probable price at
which the subject property would sell if offered on the open market. No two properties are the
same, however units of comparison can be extracted from the market data and adjustinents can
be made to the sales to account for differences in elements of comparison. The typical unit of
comparison to value the subject, within the concept of the highest and best use, is the sale price
per square foot of building area.

The sales data researched for the appraisal are all located in the city of Oakland. The
comparable sales sold within a time frame from Apnl 2003 to Apri! of 2004. Sale price range
for the market data is from § 489,000 to § 4,100,000.

Each sale was confirmed by recorded documentation and/or other reliable data. The factual data
of the sales are contained in the Market Data Section of the report.

ANATLYSIS OF THE SALES

The process of determining the value of the subject property land requires the sale price of each
market data be rendered to a common indicator, such as the price per square foot and then
adjustments made to the market data to account for the differences between the market data and
the subject property. The adjustments must include discussion of the real property nghts
conveyed, conditions of the sale, financing, market conditions, and physical characteristics, such
as location, size, topography, access/visibility, utilities/infrastructure and zoning, demolition and
development plans/permits.

Propetty rights conveyed take into account differences in the legal estate between the subject and
each comparable sale. All of the sales were transfers of the fee simple interest.

Financing adjustments are required when terms other than cash or its equivalent are present. All
sales were cash or equivalent.

Conditions of Sale include the motive and circumstances of a buyer or seller as it relates to the
sale '



THE VALUATION PROCESS
APPROACH TO VALUE

The purpose of this valuation study is (1) the estimation of a value indicator of the subject
property, as determined within the highest and best use analysis in accordance with the
definition of market value as it is defined within this appraisal.

The appraisal process generally involves an analysis of the three traditional approaches to
value-Direct Sales Comparison Approach, Replacement Cost Approach and the Income
Capitalization Approach--as they may relate to a specific property. These three approaches are
explained and applied as follows:

The Direct Sales Comparison Approach: The Direct Sales Comparison Approach is based on
the principle of substitution; that is, that the value of a property is generally governed by the
prices obtained for similar properties. The appraiser gathers data on sales of comparable
properties and analyzes the nature and condition of each sale, making logical adjustments for
similar characteristics. Typically a common denominator is found. For land value, this can be a
price per square foot, price per front foot or price per acre; for improved properties, it may be a
price per square foot, price per unit, or a gross income multiplier. The common denominator is
then applied to the subject qualities and a fairly accurate statement of what the property would
sell for can be set forward. This approach is a direct measure of market activity and is
considered the best method of property valuation when reliable sales data is available,

The Replacement Cost Approach: The Cost Approach is based on the assumption that a
potential purchaser of property is not likely to pay more for an improved property than it would
cost to buy vacant land and construct similar improvements offering equal utility on the land.
The land value is obtained through the Market Approach. The estimated replacement or
reproduction costs new are calculated from a reliable cost index, such as Marshall Valuation
Service, or local confractors; then depreciation resulting from physical deterioration and
functional and economic obsolescence are deducted from the cost new. When the cost new, less
accrued depreciation, is added to the market land value, the resultant figure indicates the
replacement cost of the whole property. Since all buildings have cost, this approach can usually
be used whenever estimating the value of improved property.

The Income Approach: The Income or Capitalization Approach is predicated on the
assumption that there is a definite relationship between the amount of income 2 property will
earn, and its value. This approach is founded on the principle that value is created by the
expectation of benefits derived in the future. The anticipated anpual net income that can be
generated by the subject property 15 processed to produce an indication of value. The net income
is the rent a property will earn after deducting for expected vacancy loss and expenses, but not
taking into consideration financing or debt service. The process of converting the income stream
into an indication of value is called capitalization, which involves either dividing the annual
income by an appropriate rate, or discounting the anticipated series of payments by a present
worth factor. The Income Approach produces the best results when the elements in the formula
are correct and the property being appraised is of a type purchasers buy for investment purposes.
The product of this technique is the price which a prudent and knowledgeable investor would be
justified in paying for the subject ownership in light of competing returns offered by other
investments.
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sakland City Planning Department
OAKLAND CULTURAL HERITAGE SURVEY Local Listings: survey rzting C3
PRIMARY RECCRD

Fage P1 of _1

*P1. a. Resource {dentfier (assign & name or number). 1716-30 Sa
I

b. Other Identifier: Califorania rurniture Comnany : Y
*P2. Lpceation: , a. County Alameda
*b. Address 1718-30 SaN PRELC AV/SE COR 18TH ST
City Gakland, CA ) Zip
.UTM: USGS 7.5' Quad Date ' Zone: mE / mA

'd Other Locational Data {e.g. narcel #, Iegai descriptian, additional UTMs, e1c.)
Parcel no.. COB 0641 Qi1 01

3. a. Jeseription {Sescribie resource and its major elements. Include design, matearisls, congition, alterstions, size, serting, eic.h:

1716-30 SEN PRRLO AV is a Streamlined Moderne store hbullding. It is one storv and
mezzanine, irrsagular plan, on & corner lot. It has a stepped parzpet, and tall sign
pylon over the entrv near the centar of the San Pahlc Avepue facade. Exterior walls
are tan and orange—brown tTerra cotta in front and stucco on the sides and rear.
There are fluted patierns in the terra cotta on the pilasters zpnd parapet.
Structure is shown on Sanborn maps as concrets frame with URM infill and wood
frame; the building incerperztes the gfound floors of two earlier bulldings. The
building has plate glass store windows in . metal sash 211 sglong San Pablo Rvenue and
i8th Street, with 2 single slightlyv recessed gntry with a half-round canopy aand
terrzzz sent uvee iz store, California Art Supply, with the criginal
"Czlifo nedn blade sign, modified to T There
ar stamps in front of the scuth hal g signed
"T s Co." BSurroundings &rs ccmmercial znd parking. Visible
ald include minor storsfrsnt changes, zwnings. The building is in excellent
conditicn; Lts integrity 1s excellent.
b. Bescurce attrinutes: EPO&—-stora building
*P4., Resources presant: X!Building i /Structure [ fQbject / /Site / /Diswict { /Element of District | )/ /Qther

*FS. a. Photograph or Drawing e PS, b. Photo number:

687-32
Photo date: 12/03/%%

ﬁki\ _ . . *Pg. Date Constructed/Age, and Source:
=8 ' : / IPrehistoric  /fx/Histeric / /Both
1946-47 ¥ inc 1902prs
building permit #B13318

«P7. Owner and Address:
LANGELL BCORBY
1001 WINSOR AVE
OAKLAND CA 94610

«P8. Recorded by iname, aftfiliztion, address):
Oakland Cultursl Heritage

Survey, 250 Frank Cgawe Plaza
Qakland 9461 {£i0-238-3941;
- %P9, Dare Recorded: - 06/2%/00
*P10. Type of Survey: X/ntensive
/ /Recannaissancs  / ,Cther
*P11. Repart Citation:
*Sttachments: ; JNane  ‘Localion Map ¢ /Sketeh Msu ¢ ‘Canunuation Sheet (X/Buiiding, Structure. & Object Recora  /'Cther

~ensel.irm, rev 1T 20/29 zee achsobak
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OAKLAND CULTURAL HERITAGE SURVEY Local Rating/Designation:

BUILCING, STRUCTURE, AND OBJECT RECORD National Registerfother: __
Page 81 of _2 -
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*Rescurce Name or #:
1716-30 SAN PRBLC AY/SE COR 18TH ST Oakland CA

. Higtaric Name: Califisrnia Furniture Company building

. Commen Name: California Rrt Supply

. Original Use:  Commerce Ba. Present Use: Commerce/epecialty store
. Architectural Style:  Streamlined Moderne

*B86. Construction Histary: 1946—-47, incorporating pre 1902
storefront changed, awnings
*87. Moved? /X/Nc [ /Mes | [Unkrown Date: QOvriginal Location:
. *B8. Related Features: signs
B9a. Architect Schary, Harry A. b. Builder: Leiter, E.T. & Sons
‘ €lark, N. & Son (t.c.) :
*B10. Significance: Theme: commercial activity and development Area: Cakland
Pariod: 1350~1960Q0 Property Type: store building NGA. Criteria: N/A

(Discuss impartance in terms of context as defined by theme, period, and geagraphic scope. Also address integrity.)

1715-30 SAN PABLO AV, the California Furniture Company, is a very gocd exampls of a
Streamlined Meoderne store building. Its present form dates from 1946-47, architect
.Harry R. Schary and bullder E.T. Leiter & Sons. Terrz cocitita was by N. Clark & Son

cf Alameda (job #23213). It is dated by building permit B13318, and was criginally
valued at $50,C00. Plans are on file with the City of Oakland. It apparently
incorporates the bettom floors of two earlier buildings constructied before 1202.
Historicaily the building ‘reflects neighborhood commercizl development, reuse of
old buildings by remodelinec or maving, and the pest-World War II building boom. The
earlisest name associsted with the presant building is California Fizxture and
Furniture Company, founded bv Jz=ck Berger, who remocdeled the building in 19446-47.
The pravigus buildings were the Juanita Hetel, c©.1890s, and Majestic Hotel, 1500Cs.
California Furniture cccupied the lower floors of beth bulldings .from the
mid-1920s. PFurniture stores were numerous on this part of San Pablo Avenue through
mcst of 'the 20th century. ; '

tty

The Oakland Cultural Heritage Survey rates thi

s el = e XEMD e, parvicularly ror its type/style. It is not located
“in a potential historic district (3). Its Survey rating makes it a Potential '
- Designafed Jistocie Quoparty under Qakland’'s Hi=tor o Sgagspirarticn TJ L. L1t does

not appear eligible for the National Register, however, since there are more
- fsee continuation page)

B11. Rescurce Attributes: HP06--store building %
*B12. References:

2132. Bemarks:

_.*B14. Euslugton. BetTy..Marzin..

Building and alterstion permits, Sanborn maps, (Sketch map ANA narth st to0.]
1912-1935, 1951, 1970s; directories & phone ’

beooks; city & county bklock books; name and —“\J ] L
subject indexes, Ozkland History Rocm, OPL _ f\m L‘JI

*Dzate of Evaluation: G02/13/00
Date Aecarged:  26/20/00
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1728 SAN PABLO AVENUE - 563 E!LGHEENTH‘ .ﬂ'REET

Description/ 1728 San Pablo Avenue: +18,400 SF, reirforced concrate building
Price: with a partial 2™ floor & basement (98+x, SF on the ground floor,
3,000 SF on the 2™ floor & 5,500 SF basement); Asking $2,700,000.00
» 568 Eighteenth Street: =5,900 SF parking lot; Asking $354,000.00

Comments: <+ Currently used as an art supgply store
» Building will be deiivered vacant at the close of escrow
+ Buiiding & parking ot con be purchased separately or together
* Located in a fast-improving area, near the Rotunda, Cn‘y Haoll &
residential/commercial City deveiocpment
» Zoned C-55 See reverse for more details.

For Additional Information, Contact Exciusive Agents:
STEVE BANKER + CHRIS WAVRIN * 570-763-7016 ge-M

STuiTE 200, CAKLAND., CAL/FaQRNIA F4812
Tax S1Q-7TE8=2E-TT7E2
UETAMATION =4 2EfM 8Tk "Wy oo sy 3 AELIARLE, 3UT LS LSI0CIATES HAS NOT vemFIED. HNOR HAS

FURT TEGARGING Ted o2

FAGMATION, ~ND MAKES fn REPRESENTATION DR WaAPRANT™Y SON-
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SUBJECT PROPERTY
BASEMENT

o

Photos by W. Wilkins
Angust 30, 2004



SUBJECT PROPERTY
SECOND FLOOR

Photos by W. Wilkins
August 30, 2004



SUBJECT PROPERTY
FIRST FLOOR

Photos by W. Wilkins
August 30, 2004



SUBJECT PROPERTY

Alon San Pablo looking

Photos by W. Wilkins
August 30, 2004



SUBJECT PROPERTY

Across 18
Photos by W. Wilkins
August 30, 2004



1946-47 and the effective age is estimated at 56
years. The building was last owner occupied as a
retail store.

REMARKS: The building 1s vacant and has been since
acquisition in 2002.



zong 18 to create, preserve, and enhance areas for
very high-intensity regiona!l center for employment.
Residential development 1s allowed within the R-90
zomng which allows a FAR of 7:00 and a2 minimum
of 150 square foot of land per unit.

General Plan General Plan for land use for the subject area 1s the
“Central Business Distnict” which allows
residential development with a maximum density
of 300 units per gross acre.

HIGHEST AND BEST USE The subject property is valued as improved with a
commercial retail building.

ASSESSOR’S DATA

Assessor’s Parcel No.: 008-0641-011-01
Assessed Values: -0-

Tax Code Area 17022
Taxes Exempt

EASEMENTS A visual inspection of the subject property has
been made. There appear to be no easements,
encumbrances or encroachments which would
pegatively impact property value for the existing
use or any proposed project development.

UTILITY AVAILABILITY All of the usual and necessary utilities are available
to the subject property.

ACCESS AND

STREET IMPROVEMENTS The subject property has full pedestrian and
vehicular access to 18" Street and San Pablo
Avenue. All are paved public roadways.

IMPROVEMENTS: The property is improved with an 18,400 square
foot reinforced concrete building with a partial 2™
floor and basement (9,900 square foot on the ground
floor, 3,000 on the 2™ floor and 5,500 square foot
basement). Construction of the building dates to



SUBJECT PROPERTY

OWNER OF RECORD Redevelopment Agency of City of Oakland
One Frank H. Ogawa Plaza
Oakland, CA 94612

OWNERSHIP HISTORY  The agency acquired the property by deed on January 11,
2002. Sale Price was § 2,019,672 in conjunction with the
parking lot across the street. The parking lot was required
for the Uptown Project, but the owner would only sell the
two parcels together. There were no other sales in the
previous five years

LOCATION Qakland CA. TG 649 G3. Southeast corner of 18" Street
and San Pablo Avenue.

LEGAL DESCRIPTION Lots 27 and 28 and portions of lots 29 and 30 of Campbell
Tract Bk. 2 Pg. 64.

LAND
Shape: trregular in shape
Area: 9,970 square feet ol
Topography: level at curb

Soils and Drainage

Conditions: No soils report, was made available to the appraisal,
however there appear to be no adverse conditions
regarding soil stability.

Earthquake Zone: The subject property is not within an Alquist -
Priolo Special Study Zone.

Hazardous Substances: A visual 1nspection of the subject property did not
show any apparent hazardous substances, however
the appraiser is not an environmental inspector.
The final opinion of value is subject to any
additional information obtained after the date of
this appraisal.

Zoning, The subject property is zoned C-55(CENTRAL
CORE DISTRICT) City of Qakland. Puxpose of the
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CERTIFICATE OF APPRAISER
1728 San Pablo Avenue, Oakland California Parcel APN. 008-0641-011-01

I do hereby certify that I am an appraiser employed by the City of Oakland Community and Economic
Development Agency, and that to the best of my knowledge and belief:

the statements of fact contained in this report are true and correct.

the research mvolved in this appraisal is only that which would be reasonably deemed necessary to
set forth a statement of fair market value.

the reported analyses, opinions, and conclusions are limited only by the reported limiting conditions,
and are my personal, unbiased professional analyses, opinions, and conclusions.

I have made a personal inspection of the property that is the subject of this report.
no one provided significant professional assistance to the person signing this report,

T have no present or prospective interest in the property that is the subject of this report, and I have
no personal interest or bias with respect to the parties involved.

my compensation is not contingent on an action or event resuliing from the analyses, opinions, or
conclusions in, or the use of this report.

Thave not revealed the findings and resulits of such appraisal to anyone other than the proper officials
of the public agency, and I will not do so until so authorized by said official, or until I am required to
do so by due process of law, or until T am released from this obligation by having publicly testified as
to such findings. '

my analyses, opinions, and conclusions were developed, and this report has beeun prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice.

P y
WILLIAM W. WILKINS, ASA, SR/WA

AGD13931
Date: August 25, 2004



with ADA requirements, but there was no consideration for that issue in estimating the vaiue
of the property.



LIMITING CONDITIONS

The date of value to which the opinions expressed in this report apply is set forth in the letter
of transmittal. The appraiser assumes no responsibility for economic or physical factors
occurting at some later date which may affect the opinions herein stated.

No opinion is intended to be expressed for legal matters or that would require specialized
investigation or knowledge beyond that ordinarily employed by real estate appraisers,
although such matters may be discussed in the report.

No opinion as to fitle is rendered. Data on ownership and the legal description were obtained
from sources generally considered reliable. Title is assumed to be marketable and free and
clear of all liens and encumbrances, easements, and restrictions except those specifically
discussed mn the report. The property is appraised assuming it to be under responsible
ownership and competent management and available for 1ts highest and best use.

No engineering survey has been made by the appraiser. Except as specifically stated, data
relative to size and area were taken from sources considered reliable, and no encroachment of
real property improvements is assumed to exist.

Maps, plats, and exhibits included herein are for illustration only, as an aid in visualizing
matters discussed within the report. They should not be considered as surveys or relied upon
for any other purpose.

No opinion is expressed as to the value of subsurface oil, gas, or mineral rights and the
property is not subject to surface entry for the exploration or removal of such materials
except as may be expressly stated 1n any title report contained herein.

The appraiser has personally inspected the subject property and finds no obvious evidence of
structural deficiencies except as stated in this report; however, no responsibility for hidden
defects or conformity to specific governmental requirements, such as fire, building and
safety, earthquake, or occupancy codes, can be assumed without provision of specific
professional or govemmental inspections. Proof of a CEQA (California Environmental
Quality Act) categorical exernption or negative declaration was not provided to the appraiser.
The application for CEQA review and compliance is deemed to be the responsibility of the
party(s) requesting this report. Neither responsibility, nor any expertise is purported by this
appraiser for the determination of compliance with CEQA.  Each subject property is
appraised based on the assumption that they comply with CEQA or that any infractions can
be easily mitigated.

A hazardous waste materials' report was not provided to the appraiser. Although a physical
inspection of the subject did not reveal such materials, no responsibility is assumed nor any
expertise purported by the appraiser for the detection of hazardous waste materials. The
valuation of the subject property is predicated on the assumption that there is no such
material on or in the property.

There was no survey for specific compliance made to determine if the building is in
conformity with ADA requirements. It is possible that the building is in non-compliance



Legal Description: Lots 28 and 28 and portions of lots 29 and 30 of Campbell Tract
Bk.2 Pg. 64.

Environmentat &

Hazardous Waste

Conditions: The subject property has been appraised as though free and clear of
so1l contaminants.

ADA requirements: No specific compliance survey or analysis of this property has been
made to deterrnine whether or not it is in contormity with the
requirements of ADA.



ASSIGNMENT AND SUMMARY

Nature of the Assignment

The assignment is to inspect and determine market value of the subject property, “As Is” , located
on the southeast corner of San Pablo Avenue and 18" Street in the City of Oakland, California.
Value of the property will be based on specific assumptions outlined in the Limiting Conditions
section of this report. '

Property Rights Appraised
Property rights appraised are the fee simple interest in the subject property, real property only.

Function of the Report
This report will be used by City of Qakland staff, to establish a value for possible disposal as
surplus to the needs of the City.

Definition of Market Value _ :

The most probable price which a property should bring in a competitive and open market under

all conditions requisite o 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 is the consummation of a sale as of a specified date and the passing of title from seller

to buyer under conditions whereby:

e buyer and seller are typically motivated, .

¢ both parties-are well informed or well advised, and acting in what they consider their best
interests;

e areasonable time is allowed for exposure in the open market;

e payment is made in terms of cash in United States dollars or in terms of financial
arrangements comparable thereto; and

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

Data Analysis

Data used within this report for analysis was collected from Win 2 Data, Comps Inc. and people
familiar with the area. Confirmation of the sales information was from Comps Inc. as reported in
Comps Inc. and Real Estate Broker information.

Summary of Salient Data

Date of Valuation: August 24, 2004

Highest and Best Use: Development within existing zoning as mixed use development in
accordance with other development in the area.

Valuation $ 1,300,000



CITY OF OAKLAND

Community and Economic Development Agency
Real Estate Services

INTEROFFICE MEMO

August 24, 2004

To:  Frank Fanelli
Manager of Real Estate

From: William W. Wilkins, ASA, SR/'WA

Subject: Lirnited Restricted Appraisal Report for San Pablo Avenue,
QOakland CA. APN # 008-0641-011-01

Based upon request, I have completed a limited restricted appraisal report of the
referenced parcel. The purpose of the appraisal is to determine the market value of the
fee interest in the subject property according to the definition of market value as stated
within this report as subject to the assumptions, limiting conditions and certifications
contained within. I have personally inspected the subject property and have gathered all
the data I consider necessary to arrive at the value conclusion. The following is regarded
as a limited/restricted appraisal report under USPAP guidelines.

The value calculated is based on the premise of current value “as 157, land and structure.

Current value of the subject property is established at $ 1,300,000 as of August 24, 2004,

‘J

William W. Wilkins
AGO13531
August 24, 2004
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