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DENNIS J. HERRERA, State Bar #139669

City Attorney

THOMAS S. LAKRITZ, state Bar #161234

Chief Attorney

Neighborhood and Resident Safety Division
MICHAEL S. WEISS, state Bar #168378

MEGAN CESARE-EASTMAN, State Bar #253845
VICTORIA L. WEATHERFORD, State Bar #267499
Deputy City Attorneys

Fox Plaza

1390 Market Street, Sixth Floor

San Francisco, California 94102-5408
Telephone:  (415) 554-3824

Facsimile: ~ (415) 437-4644

E-Mail: michael. weiss@sfgov.org
E-Mail: megan.cesare@sfgov.org
E-Mail: victoria.weatherford@sfgov.org
Attorneys for Plaintiffs

CITY AND COUNTY OF SAN FRANCISCO and
PEOPLE OF THE STATE OF CALIFORNIA

SUPERIOR COURT OF THE STATE OF CALIFORNIA
COUNTY OF SAN FRANCISCO
UNLIMITED JURISDICTION
CITY AND COUNTY OF SAN Case No. CGC-15-546152
FRANCISCO, a Municipal Corporation, and
the PEOPLE OF THE STATE OF

CALIFORNIA, by and through DENNIS J.
HERRERA, City Attorney for the CITY AND

COUNTY OF SAN FRANCISCO, DECLARATION OF MARIA MARANGHI IN
SUPPORT OF PRELIMINARY INJUNCTION
WITH EXHIBITS A THROUGH S
Plaintiffs,
Hearing Date: December 23, 2015
Vs. Hearing Judge: Hon. Ronald E. Quidachay
Time: 9:30 a.m.
ANNE KIHAGI aka ANNA KIHAGI aka Place: Dept. 501
ANNA SWAIN aka ANNE KIHAGI SWAIN
aka ANNA KIHAGI SWAIN, JULIA Date Action Filed: June 4, 2015
MWANGI aka JULIA MUNENE, Trial Date: Not Yet Set

CHRISTINE MWANGTI aka CHRISTINA
MWANGI aka CHRISTINE JOHNSON,
XELAN PROP 1, LLC, RENKA PROP, LLC,
NOZARI 2, LLC, ZORIALL, LLC, and DOE
ONE THROUGH DOE FIFTY,

Defendants.
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I, Maria Maranghi, declare as follows:

1. I have personal knowledge of the following facts except those stated on information
and belief. As to those facts, I believe them to be true. If called upon to testify, I could and would
testify competently to the contents of this Declaration.

2. I am 68 years old. I am a mother of three and grandmother of one. For 15 years, 1
have worked part-time as a parish secretary for Sts. Peter & Paul Church: I have also worked as a
personal assistant for a resident of the Sequoias assisted living facility. I am a native San
Franciscan. Ihave lived almost my whole life in the North Beach area. My father was an
immigrant from Italy. My mother was in immigrant from Latin America. I grew up speaking
English, Italian and Spanish.

3. I suffer from arthritis which causes radiating pains throughout my limbs and neck,
and limits my mobility. I also have a severe hernia for which I am awaiting surgery.

4. In 1971, my parents Martha and Jerry Bini moved into 1020 Filbert Street, San
Francisco, California (hereinafter, “1020 Filbert). They moved in under an oral agreement with
Marie Beccio, who was the owner and landlord of the building at the time. I was present when my
parents and Ms. Beccio agreed to the lease terms, which included the understanding and agreement
that my family and I would move in to 1020 Filbert with my parents if and when either of my
parents required assistance due to age or health concerns/disabilities. We rented the apartment as a
family.

5. In 1988, I moved into 1020 Filbert with my infant son Martino Maranghi, with the
knowledge and permission of Mrs. Beccio. We moved in to help take care of my parents, Jerry and
Martha. We had a good relationship with Mrs. Beccio. She lived alone in Unit 1022, above ours.
When she would go on vacation, we would water her plants for her and check in on her home. At
Christmas time, she would bring us cookies. Mrs. Beccio died in 2000. My father, Jerry Bini, died
in September 2001.

4. For 44 years until her death in July 2015, my mother was a continuous tenant of
1020 Filbert. At the time of my mother’s death in July 2015, she was 92 years old, a grandmother

of three, and a great grandmother of one. For the last 25 years of her life, my mother was disabled,
2
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as she suffered from severe and debilitating arthritis which severely limited her mobility and ability
to lift, pull, push or otherwise move large, heavy or bulky items, and an inoperable hernia for which
she was hospitalized in or around June 2014, vascular inflammation, hearing loss, and macular
degeneration that resulted in nearly complete loss of vision. She had also suffered a stroke of her
eye. For the last four or five years of her life, she was practically bedridden.

5. For the last 27 years, I have continuously been a tenant of 1020 Filbert Street. In or
around February 1994, with the knowledge and permission of Ms. Beccio, my husband Sergio
Maranghi moved into 1020 Filbert. Sergio moved out in 1997, and then returned in December
1999, with the knowledge and permission of Ms. Beccio. Sergio is now 78 years old and disabled.
He suffers from arthritis and hearing loss, including intermittent deafness, and may now have skin
cancer.

6. My son Martino left San Francisco for college in or around September 2007,
returning for summers and holidays. He completed his schooling in or around September 2014, and
no longer lives at 1020 Filbert. In2010-2011, my other son, Gerald Bini, began staying with my
family at 1020 Filbert. He moved out on June 9, 2014.

7. 1020 Filbert is a 2 bedroom, 1 bathroom rent-controlled apartment in San
Francisco’s Russian Hill neighborhood. Our unit is one of seven units that combined together
comprise the two-building complex known as 1000-1022 Filbert Street. One building contains five
units (Units 1000, 1002, 1004, 1006 and 1008 Filbert); the other (our) building contains two units
(Units 1020-1022).

8. Currently, our rent is $507.31 per month. We have paid our monthly rent each and
every month since we moved in. My family keeps 1020 Filbert in a clean and sanitary condition.

9. In or around May or June 2013, the Filbert Street property was listed for sale. At
that time, I completed and signed both a Rental Information Questionnaire and a Request for
Information under Sections 37.9(i) and (j). On both of these forms, the tenants/occupants listed
were: Martha Bini (my mother), myself, Sergio Maranghi (my husband) and Martino Maranghi

(my son).
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10. On or about August 15, 2013, Defendants ANNE KIHAGI aka ANNA KIHAGI aka
ANNA SWAIN aka ANNE KIHAGI SWAIN aka ANNA KIHAGI SWAIN (“KIHAGI”) purchased
the Filbert property through Defendant XELAN PROP 1, LLC (“XELAN™).

11. At the time of Defendants’ purchase of the Filbert property, five of the seven units
were occupied, and 2 units were vacant. Unit 1000 was vacant — its previous occupant, John, a
disabled cab driver, had passed away. Unit 1002 (above Unit 1000), was occupied by my neighbor
Mery Rose. Unit 1004 (above Unit 1002) was vacant. Unit 1006 (across from Unit 1002) was
occupied by Tina Rossi. Unit 1008 (below Unit 1006) was occupied by Robert Reyen. Unit 1020
is our home. Unit 1022 (above ours, formerly Ms. Beccio’s unit) was occupied by Heidi Rossi.

12.  In August 2013, I sent my rent check (check #316) to Hill & Co., as usual, as I had
not received any notice of change of address. On August 15, 2013, Defendants sent a notice of new
address for rent checks. The August 15, 2013 Notice indicated that the property manager was Anna
Swain. I later learned that Anna Swain and Defendant KIHAGI are the same person. A true and
correct copy of the August 15, 2013 Notice of new address iS attached hereto as Exhibit A, and
incorporated herein by reference.

13. Our August rent check was cashed. However, much later, in June 2014, Defendants
claimed that we had not paid and therefore still owed them rent for August 2013. We told them that
Hill & Co. had cashed the check, but in order to avoid any problems with Defendants, on July 1,
2014, we sent them another check, believing they would refund us the money when it was all
straightened out. We have never received tha;t money back.

14. By September or October 2013, the rent-controlled tenants in Units 1006, 1008 and
1022 had vacated their units after Defendants had offered money to vacate, coupled with threats of
eviction. As I understand it, Defendant had made it clear to them they were would make life
miserable for them, and that they were going to get them out one way or another. On information
and belief, Defendants also harassed and threatened (and then sued) my neighbor Mery Rose (Unit
1002) to the point where she finally accepted a buyout and vacated. My family is the last of the

original tenants still there out of the seven units.
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15.  Immediately after intimidating the prior tenants out of their units, Defendants began
remodeling Unit 1022 (above ours). During the beginning stages of construction in Unit 1022,
Defendants’ workers cut the wires to our doorbell, rendering it inoperable. We complained to
Defendants, but, despite numerous requests to fix it, we were without a doorbell from September
2013 until April or May 2014.

16.  In or about October 2013, Defendants did some work on Unit 1022, but as other
tenants were harassed and intimidated out of their units, Defendants’ workers moved on to perform
extensive renovations to the recently vacated units in the adjacent five-unit building (Units 1000-
1008). On information and belief, Defendants did not apply for or obtain all of the required permits
to perform such extensive renovations. While the workers worked on Units 1000-1008, they would
often stay, sleep, eat and live in the vacant Unit 1004. While they were living and/or working at
Filbert, Defendants’ workers would blast their music all day long into the evening, which was
extremely disruptive and disturbing for us.

17.  Then, our house numbers disappeared, and were gone for several months. I had to
put up a cardboard sign so people could still find us for deliveries and visitors.

18.  Later, Defendants’ workers returned their focus to Unit 1022, where they
“demolished” the unit, gutting the kitchen and bathroom, and installing new plumbing and new
electrical service. On information and belief, the work was done far in excess of the minimal
permits that were obtained beforehand. We reported all of this unpermitted work to the San
Francisco Department of Building Inspection (*“DBF"), and they issued Notices of Violation.
According to DBI’s complaint tracking website, most of the work performed was performed in
excess of obtained permits, and those complaints remain outstanding.

19.  For months and months, Defendants’ workers were working all days of the week,
and all hours of the day. They would be hammering, pounding, and tearing the unit to the studs,
sometimes until 10:00 p.m. During this time, our peace of mind and our quiet enjoyment were
destroyed. Eventually, Defendants’ minimal permits were suspended by DBI and/or the Board of
Appeals. Despite the suspension of their permits, Defendants continued to perform the illegal

construction. We told the workers to stop working, but they refused.
5
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20.  Problems with the landlord cashing our rent checks continued for months.
Defendants would cash some rent checks, but not others. Defendant KIHAGI would complain that
“we did not receive it” or “the check did not go through” and would demand another check. We
inquired at the bank, and found out from the bank that no one had attempted to cash the checks. My
neighbor Mery Rose also had problems with her rent checks being cashed. I was so stressed out
that I began having my husband drive me (or took a taxi) to the P.O. Plus store in the Castro to
personally hand-deliver my rent checks.

21. My first in-person contact with Defendant KIHAGI was on January 17, 2014.
Defendant KIHAGI, representing herself as the property manager, called me and came to my home.
She pretended to be very friendly, and wanted to let me know in person that she intended to move
everyone out of the building. She offered me a buyout of $4,000 per person. Itold her that my

mother was 90 years old and disabled, and that moving her to another place would be impossible.

| Defendant KIHAGI suggested that we move to “more affordable” places like Stockton or San

Rafael. Then she suggested that I put my mother in “a nursing home.” During this meeting, I
requested that our inoperable doorbell be repaired. The next day, I received a document called,
“House Rules” dated December 2013.

22.  On January 23, 2014, Defendant KIHAGI came over with a Relocation Payment
schedule explaining the amount of money a tenant can expect to vacate a rent-controlled unit. I
made my second request to fix the broken door bell and to put our house numbers back on front
door. A true and correct copy of the Relocation Payment Schedule is attached hereto as Exhibit B,
and incorporated herein by reference.

23.  On or about January 23, 2014, Defendants gave us a 24-Hour Notice of Intent to
Enter Premises, stating that they would be entering our home on January 29 and 30 and February 5
and 6th, 2014, from 11a.m.-2p.m. with a contractor and architect. On June 29, 2014, Defendants
never came and never called to cancel. On January 30, 2014, Defendants never came and never
called to cancel. A true and correct copy of the 24-Hour Notice is attached hereto as Exhibit C, and

incorporated herein by reference.
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24. On February 5, 2014, Defendant KIHAGI came with the contractor to take
measurements and photographs of the house, and to “discuss our plans for moving out.” I informed
her that we had no plans and that it was too difficult for my 90 year old mother to discuss at this
time. Defendant KIHAGI saw my husband, Sergio, on the street, and yelled, “Hey Amigo,” offered
him $80,000 to move, and volunteered to go with us to look for replacement housing in Novato.

25.  OnFebruary 6, 2014, Defendant KIHAGI came to my house, and handed me my
September 2013 rent check with the word “VOID” written on it. Defendant KIHAGI asked for a
replacement check for September 2013 because she said she voided the check, claiming that check
#317 “did not go through the bank.” I pressed Defendant KIHAGI for a more detailed explanation,
but she refused to elaborate, saying only, “there were problems.” I brought this to the bank
director’s attention, and he confirmed that my account always had enough funds, and that no one
had attempted to cash the check. On March 25, 2014, I sent Defendants a letter outlining the facts
related to the September 2013 rent check. On the advice of counsel, on or about March 25, 2014, 1
included a new check for September 2013. True and correct copies of the March 25, 2014 letter and
copies of the original rent check, the voided check, and the replacement check, are attached hereto,
collectively, as Exhibit D, and incorporated herein by reference.

26.  On February 6, 2014, we received papers from Defendants’ attorney statihg that our
home was going to be demolished. The Notice of Owner’s Application for Permit to Demolish
Residential Dwelling Unit stated that the owner had applied for a permit to demolish Unit 1020 and
that the owner would terminate our tenancy as of April 30, 2014, with demolition to occur on May
1,2014. A true and correct copy of the February 6 Notice is attached hereto as Exhibit E, and
incorporated herein by reference.

27. On or about February 11, 2014, Defendants issued another 24-Hour Notice of Intent
to Enter Premises, for entry on February 13, 2014 from 3 p.m.-5 p.m. and February 18, 2014 from
11 am. to 2 p.m. A true and correct copy of the February 11, 2014 24-Hour Notice is attached
hereto as Exhibit F, and incorporated herein by reference.

28. On February 13, 2014, Defendant KIHAGI came with the contractor and architect

again, and again wanted to discuss “our plans to move out” and money. I made my third request to
7
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fix the front door bell and put our house numbers back up on the front door. I also informed her
that her workers had taken my black garbage can.

29.  On February 14, 2014, I received another 24 hour notice in my mail slot, stating that
Defendant KIHAGI would be coming through again with her contractor and architect on February
18 and February 19, 2014.

30.  On February 18, 2014, Defendant KIHAGI called at 1:00 p.m. to cancel her noticed
visits. I made my fourth verbal request for her to fix our doorbell and put our house numbers back
up on thé front door. We had been without a door bell since September 2013, and without house
numbers since January 2014. Later, Defendant KIHAGI called wanting again to “discuss our plans
for moving out” and money. She also wanted a copy of our September 2013 rent check which she
had “voided” and she wanted a replacement check for September 2013. Itold her I did not want to
talk about it, and Defendant KIHAGI became irate, and hung up on me.

31.  OnFebruary 24, 2014, late in the evening, Defendant KIHAGI dropped off another,
undated 24-hour notice wanting to come again with the contractor and architect the next day
(February 25) at 10:00 a.m., which was far short of 24-hours’ notice, and the day after that,
February 26, 2014. When two architects came at 10:45 a.m. the next day, I told them that the owner
had not given us 24 hours’ notice, so they left. Defendant KIHAGI and her contractor came by at
11:45 a.m., and knocked on my front door. She kept knocking on the door, and then tried opening
the door with her keys. The contractor began calling out, “Hello! Contractor!” When I opened the
door, Defendant KIHAGI stated that they were there to take measurements. I told her they could
not come in because they had not given us 24 hours’ notice. Defendant KIHAGI lied and said she
had given me 24 hours’ notice. I told her she was wrong. Itold them that my mother was not
feeling well, and I needed to call her doctor. Defendant KIHAGI told me that she would complain
about me being “difficult.” As it turned out, my mother needed to go the emergency room at Kaiser
because of chest pains, which was worrisome to all of us, including doctors, given her history of
heart problems. A true and correct copy of the undated 24-Hour Notice is attached hereto as

Exhibit G, and incorporated herein by reference.
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32.  OnFebruary 26, 2014, Defendant KIHAGI came again and knocked on my door at
about 10:00 a.m. While the two architects from the day before parked their car, Defendant KIHAGI
stated that she wanted to come in. I told her she could not. Itold her to ask her lawyer. My lawyer
had called KIHAGTI’s lawyer and told her that my mother had been in the emergency room with
chest pains due to stress, and that she needed to rest. Defendant KIHAGI was irate, and was calling
her lawyer as she left.

33.  Later that same day, around 5:30 p.m., Defendant KIHAGI returned with one of her
workers. She handed me a Three Day Notice to Quit or Cure, which was wrongly dated March 26,
2014. She told me that she would be back the next day with her architects, and that I must let them
in or she would “get the sheriff and lock my house up.” I told her that if my mother felt better she
could come in, but if not, she could not come in. She said I would be “out in three days™ if I did not
let her in. She never asked how my mother was feeling. A true and correct copy of the mis-dated
Three Day Notice is attached hereto as Exhibit H, and incorporated herein by reference.

34. On February 27, 2014, Defendant KIHAGI returned with the same two architects. I
let them in, and Defendant KIHAGTI started telling them what she wanted done. Again, she never
asked how my mother was doing, although one of the architects did.

35.  Inlate March or early April 2014, Defendants served us with a 60-Day Notice of
Termination of Tenancy. The Notice explained that Defendants had applied for a permit to
demolish 1020 Filbert, falsely claiming that our 2-unit building was actually a single-family home,
and that our unit was an illegal unit. Based on the false representations, DBI approved the permit.
The 60-Day Notice was filed with the San Francisco Residential Rent Stabilization and Arbitration
Board (“Rent Board”). A true and correct copy of the 60 Day Notice of Termination of Tenancy is
attached hereto as Exhibit I, and incorporated herein by reference.

36.  We were shocked that Defendants would represent that 1020 Filbert was an illegal
unit, as it is a full flat on the ground level of a Palladian-style two flat building and our family has
lived there since 1971. The building since its construction in or about 1912 has always had two,
nearly identical flats, each with its own original entryway. The building has always had two

addresses (until Defendants removed our house numbers). There is a full basement below the two
9
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flats as well as storage rooms. At the time of construction the water was hooked up for two units
and that has been the case ever since. The complex has also had separate gas and electric meters for
each of the seven units. Finally, when the Filbert property was being marketed, it was listed as a
complex containing seven apartment units: “Built in 1912 this seven unit Russian Hill property
consists of a five unit building and a two unit building on a corner lot.” True and correct copies of
the relevant pages of the Hill & Co. listing notice are attached hereto as Exhibit J, and incorporated
herein by reference.

37. On March 20, 2014, on information and belief, the San Francisco Department of
Building Inspection (“DBI”) issued Defendants a permit to demolish our home, based on
Defendants’ false representation that our unit was an illegal unit. A true and correct copy of the
Building Permit Application/Permit, fraudulently obtained by falsely describing our home as an
“illegal unit,” is contained within Exhibit I, and incorporated herein by reference.

38.  Our attorney filed an appeal of the issuance of the permit, which showed beyond

doubt that our home is a legal unit. On information and belief, Defendants’ demolition permit was

suspended by the Board of Permit Appeals in May 2014. A true and correct copy of our Appeal to

the Board of Appeals is attached hereto as Exhibit K, and incorporated herein by reference.

39.  On March 29, 2014, my husband Sergio returned home from Costco late in the
afternoon, and after parking his truck, he encountered a man he had seen with Defendant KIHAGI
before. The man muttered to my husband, “don’t worry, you won’t be here much longer.”

40.  On April 7, 2014, Defendants were performing extensive remodeling work without
electrical or plumbing permits. We complained to DBI, which resulted in Notices of Violation
being issued.

41.  On April 21, 2014, I sent a letter to Defendants making a written demand that they
finally fix our inoperable doorbell. A true and correct copy of the April 21, 2014 letter is attached
hereto as Exhibit L, and incorporated herein by reference.

42.  On April 26, 2014, I sent a letter to Defendants informing them that our kitchen sink

was clogged, and that there was a leak in the pipe beneath the sink, and requesting service. A true

10
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and correct copy of the April 26, 2014 letter is attached hereto as Exhibit M, and incorporated
herein by reference.

43.  On May 2, 2014, I sent a letter to Defendants informing them that our stove was
inoperable, and requesting service. A true and correct copy of the May 2, 2014 letter is attached
hereto as Exhibit N, and incorporated herein by reference.

44,  In early May 2014, we made a complaint to DBI’s housing division, who on May 5,
2014, inspected and issued a Notice of Violation citing Housing Code violations, including the
clogged sink, the stove/oven, and the doorbell. On June 6, 2014, the inspector returned for
reinspection, and ordered additional work be done. On June 17, 2014, the housing inspector
returned and found that issues were still outstanding and unresolved. On July 22, 2014, the housing
inspector issued a Final Warning letter to Defendants. On July 31, 2014, the housing inspector
returned, and repairs were still not completed. Repairs were not completed until August 5, 2014. A
true and correct copy of the May 5, 2014 Notice of Violation is attached hereto as Exhibit O, and
incorporated herein by reference.

45." On May 13,2014, I sent a letter to Defendants informing them that on May 3,2014,
their workers had installed a new door that leads to the backyard, that a new lock had been installed
on the new door, and that we had not been provided a key. A true and correct copy of the May 13,
2014 letter is attached hereto as Exhibit P, and incorporated herein by reference.

46. On June 2, 2014, Defendants posted another 24-Hour Notice of Intent to Enter
Premises stating that they would enter the premises on June 3 and June 4 between 10 a.m. and 3:30
p-m. A true and correct copy of the June 2, 2014 Notice is attached hereto as Exhibit Q, and
incorporated herein by reference.

47. On June 28, 2014, Defendants served us with a Three Day Notice to Cure or Quit,
falsely claiming that we were creating a nuisance. A true and correct copy of the Three Day Notice
is attached hereto as Exhibit R, and incorporated herein by reference.

48. It is my understanding that prior' to the hearing on the appeal our attorney filed with
the Board of Permit Appeals, Defendants attempted to cancel or withdraw the permit. It is my

further understanding that DBI refused to do so because Defendants were refusing DBI entry to
11
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|} inspect the building to determine what, if any, work she had already performed. It is my

understanding that Defendant’s refusal to allow inspections prompted DBI to refuse Defendants’
request to cancel withdraw her permit to demolish our unit.

49.  Notwithstanding the fact that Defendants’ permits were suspended, and the fact that
DBI had ordered them to stop all work, Defendants continued performing massive renovation and
construction in Unit 1022. We continued to alert DBI, which, according to DBI’s complaint
tracking website, still has several open complaint cases for illegal work without required permits.

50.  On July 14, 2014, a hearing was held by the Board of Permit Appeals at City Hall.
In the hallway outside the hearing, Defendant KIHAGI served me with an Unlawful Detainer based
upon the Three Day Notice to Quit or Cure falsely alleging that my family was a nuisance. The
lawsuit named me, my mother, and my husband as defendants.

51.  On December 3, 2014, late in the night, after midnight, Defendants posted another
24-Hour Notice of Intent to Enter Premises the next day at noon, well short of the required 24
hours. A true and correct copy of the 24-Hour Notice of Intent to Enter Premises dated December
3, 2014 is attached hereto as Exhibit S, and incorporated herein by reference.

52. By December 2014, my mother’s health condition was terrible. She could not walk,
and we had to carry her from room to room. The paratransit service was very difficult for her, as
she had trouble getting in and out, so she just refused to leave the house. When people would come
over, my mother. a proud woman, would not want to be seen in her nightgown. That meant that I
would need significant lead time to prepare my mother to greet visitors. This was a big
undertaking, and thus, the 24 hours’ notice was necessary for us. At my attorney’s suggestion, I
posted a notice on the front door for Defendants telling them to call our attorney.

53. On December 4, 2014, Defendant KIHAGI showed up. Defendant KIHAGI then
attempted to gain access to our home while I was on the other side of the door, telling her that she
cannot enter. Defendant KIHAGI stated, “wanna make a bet?” Defendant KIHAGI then told the
worker with her to go get the drill from the garage, so they could drill out the lock. Itold Defendant
KIHAGI that I would call the police, which I did. By the time the police arrived, Defendant

KIHAGI and her worker were gone. My mother witnessed all of this drama, and was severely
12
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distressed by it. Following this incident she refused to leave the house for fear that Defendants
would enter into our home. I could not leave my mother alone, even for short periods while I did
laundry across the street. So when I would go out to do errands, I would pay a lady to stay with my
mother to make her feel more at ease. She felt scared of Defendants until the day she died.

54.  On June 16, 2015, my mother was hospitalized for pain. She died on July 19, 2015.

55.  The unlawful detainer lawsuit against us proceeded to a jury trial in mid-August
2015. After two weeks of testimony offered by 13-14 witnesses, the jury found for me and my
family, and against Defendants. Whatever relief we felt at the jury’s verdict was tempered by the
fact that my mother died while this frivolous lawsuit was pending. The relief was also short-lived
because Defendants immediately filed a Notice of Appeal.

56.  Since Defendants bought the Filbert property, they have made our lives miserable in
an effort to make us leave. They have harassed us, intimidated us, invaded our privacy, retaliated
against us, refused to cash our rent checks, interfered with our daily lives, falsely accused us of
domestic violence, falsely accused us of committing a nuisance, unilaterally imposed new house
rules, threatened to drill out our door locks to make entry, performed illegal construction, falsely
claimed our unit was illegal, removed our house numbers, and threatened to demolish our home.
This harassment has been awful for my family. I have had trouble sleeping, and have suffered
anxiety. I had to watch my mother literally spend the last year of her life being afraid, stressed out,

and literally sick with worry, all because Defendants wanted us out so they could raise the rent.

I declare under penalty of perjury that the foregoing is true and correct. Executed in San

Francisco, California.

DATED: ///30 Q018 /Wd/ud/ %Mﬁ/wﬁﬂ&
MARIA MARANGHI
Current tenant of 1020 Fllbert St

13
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PROOF OF SERVICE

I, MORRIS ALLEN, declare as follows:

I am a citizen of the United States, over the age of eighteen years and not a party to the
above-entitled action. I am employed at the City Attorney’s Office of San Francisco, Fox Plaza
Building, 1390 Market Street, Sixth Floor, San Francisco, CA 94102.

On December 1, 2015, I served the following document(s):

DECLARATION OF MARIA MARANGHI IN SUPPORT OF PRELIMINARY
INJUNCTION WITH EXHIBITS A THROUGH S

on the following persons at the locations specified:

Aleksandr A. Volkov, Esq. Julie N. Nong, Esq.

211 Gough Street, Suite 116 NT Law

San Francisco, CA 94102 2600 W. Olive Avenue, Fifth Floor #647
E-mail: alex@volf.com Burbank, CA 91505

VIA PERSONAL DELIVERY AND E-mail: julienong@ntlawgroup.com
ELECTRONIC SERVICE VIA ELECTRONIC SERVICE

in the manner indicated below:

<] BY PERSONAL SERVICE: I sealed true and correct copies of the above documents in addressed
envelope(s) and caused such envelope(s) to be delivered by hand at the above locations by a professional
messenger service. A declaration from the messenger who made the delivery [] is attached or [X] will
be filed separately with the court.

[] BY OVERNIGHT DELIVERY: I sealed true and correct copies of the above documents in addressed
envelope(s) and placed them at my workplace for collection and delivery by overnight courier service. I am
readily familiar with the practices of the San Francisco City Attorney's Office for sending overnight deliveries.
In the ordinary course of business, the sealed envelope(s) that I placed for collection would be collected by a
courier the same day.

X BY ELECTRONIC MAIL: Based on a court order or an agreement of the parties to accept electronic
service, I caused the documents to be served electronically through File & ServeXpress in portable document
format ("PDF") Adobe Acrobat.

I declare under penalty of perjury pursuant to the laws of the State of California that the
foregoing is true and correct.

Executed December 1, 2015, at San Francisco, California.

MORRIS ALLEN <~

i
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Exhibit
A

B

INDEX TO EXHIBITS

Description

Letter to Tenants dated August 15, 2013, re 1000-1022 Filbert Street Under New
Ownership

Relocation Payments for Evictions Under the Ellis Act from the Residential Rent
Stabilization and Arbitration Board

24-Hour Notice of Intent to Enter Premises to Martha Bini, 1020 Filbert Street,
dated 1/24/14

Letter to Xelan Properties I, LLC, from Maria Maranghi and Martha Bini dated
March 25, 2014, and copies of checks

Notice of Owner’s Application For Permit to Demolish Residential Dwelling Unit
to Maria Bini re 1020 Filbert Street, San Francisco, California 94133, from Karen
Y. Uchiyama, Esq, dated February 6, 2014

24-Hour Notice to Intent to Enter Premises to Maria Bini and Martha Bini, 1020
Filbert Street, dated 2/11/2014

24-Hour Notice of Intent to Enter Premises to Maria Bini and Martha Bini, 1020
Filbert Street, on 2/25 and 2/26, 2014 [not dated]

Three Day Notice to Cure or Quit to Martha Bini and Maria Bini, 1020 Filbert
Street, San Francisco, California 94133, from Anna Kihagi, dated March 26, 2014

Sixty Day Notice of Termination of Tenancy to Maria Bini, Martha Bini, 1020
Filbert Street, from Karen Y. Uchiyama, Esq, dated March 27, 2014, received by
Rent Board on Apr 9, 2014

Income Property 1000-1022 Filbert Street, San Francisco, CA, 7 Apartment
Units, Hill & Co. Real Estate, advertisements

Notice of Appeal, Board of Appeals, City & County of San Francisco, Appeal
No. 14-098, Maria Maranghi v. Department of Building Inspection, for Hearing
on July 16, 2014, and supporting documents

Letter to Xelan Properties I, LLC, from Maria Maranghi and Martha Bini, dated
April 21, 2014, not signed

Letter to Xelan Properties I, LLC, from Maria Maranghi and Martha Bini dated
April 26,2014

Letter to Xelan Properties I, LLC, from Maria Maranghi and Martha Bini dated
May 2, 2014

Notice of Violation to Xelan Prop 1 LLC, re 1020 Filbert St, dated May 5, 2014

Letter to Xelan Properties 1, LLC, from Maria Maranghi and Martha Bini dated
May 13, 2014

DECL ISO Prelim Inj. — Case No. CGC-15-546152 n:\codenfili2015\151349\01030817.doc
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Q 24-Hour Notice of Intent to Enter Premises to All Occupants, 1020-22 Filbert

Street, Unit 1020, dated 06/02/2014

R Three Day Notice to Cure or Quit to Maria Maranghi, Sergio Maranghi, Martha
Bini, 1020 Filbert Street, from Karen Y. Uchiyama, Esq, dated June 28, 2014

S 24-Hour Notice ot Intent to Enter Premises to Tenants, 1020 Filbert, Unit 1020,

dated 12/3/14
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EXHIBIT A



August 15, 2013
Re: 1000-1022 Filbert Street Under New Ownership
Dear Tenants,

This is to inform you that the property in which you reside is under new ownership. The new owners,
Xelan Properties, will be taking over the management of the building. All future rent checks should be

sent to:

584 Castro Street, #199
San Francisco Ca 94114

Checks should be made out to : Xelan Prop 1, LLC

For any maintenance issues, please call the property manager, Anna Swain, at 323-244-9178.

Thanks for your cooperation.



EXHIBIT B



Residential Rent Stabilization

City and County of San Francisco
. and Arbitration Board

Relocation Payments for Evictions Under the Ellis Act*

PLUS
Additional Amount Due
for Each Elderly (62
years or older) or

Date of Service of Notice

to Terminate Tenancy Relocation Amount Maximum Relocation

("Eviction Notice")

Due Per Tenant

Amount Due Per Unit

Disabled Tenant

3/01/09 — 2/28/10 $4,945.46 $14,836.35 $3,296.96
3/01/10 — 2/28/11 $5,105.20 $15,315.56 $3,403.45
3/01/11 - 2/29/12 $5,105.20 $15,315.56 $3,403.45
3/01/12 - 2/28/13 $5,157.27 $15,471.78 $3,438.17
3/01/13 - 2/28/14 $5,210.91 $15,632.69 $3,473.93
3/01/14 - 2/28/15 $5,265.10 $15,795.27 $3,510.06

*See Ordinance Section 37.9A for additional relocation requirements for evictions under 37.9(a)(13) (Ellis Act).

Relocation Payments for Evictions based on Owner/Relative Move-in OR
Demolition/Permanent Removal of Unit from Housing Use OR
Temporary Capital Improvement Work OR Substantial Rehabilitation*

PLUS
Additional Amount Due
for Each Elderly (60
years or older) or
Disabled Tenant or
Household with Minor

Date of Service of Notice

to Terminate Tenancy

Relocation Amount Maximum Relocation

("Eviction Notice") Due Per Tenant Amount Due Per Unit Child(ren)

3/01/09 - 2/28/10 $4,941.00 $14,825.00 $3,295.00
3/01/10 — 2/28/11 $5,101.00 $15,304.00 $3,401.00
3/01/11 — 2/29/12 $5,101.00 $15,304.00 $3,401.00
3/01/12 — 2/28/13 $5,153.00 $15,460.00 $3,436.00
3/01/13 — 2/28/14 $5,207.00 $15,621 .OQ $3,472.00
3/01/14 — 2/28/15 $5,261.00 $15,783.00 $3,508.00

*See Ordinance Section 37.9C for additional relocation requirements for evictions under 37.9(a)(8) (owner/relative
move-in), 37.9(a)(10) (demolition/permanent removal from housing use), 37.9(a)(11) (temporary eviction for capital
improvement work) and 37.9(a)(12) (substantial rehabilitation). [However, effective 1/1/13, the amount of relocation
payments for temporary capital improvement evictions under 37.9(a)(11) for less than 20 days is governed by
California Civil Code Section 1947.9 and not by Rent Ordinance Section 37.9C.]

577 All Rates1/16/14

25 Van Ness Avenue #320

www.sfrb.org
San Francisco, CA 94102-6033

Phone 415.252.4602
FAX 415.252.4699



EXHIBIT C



24-HOUR NOTICE OF
INTENT TO ENTER PREMISES

To: Martha Bini
Address: 1020 Filbert Street Unit #
San Frahcisco CA

Dear Resident:
Please be advised that the Owner/Agent or Owner’s/Agent’s employee(s) will enter above

listed premises on or about (pate/Timey WWed, Thu 1/29 and 1/30; Feb 2/5 and 2/6 from 11am-2pm 20 14
during normal business hours for the reason listed below:

7

DTO make necessary or agreed repair(s) and/or improvement(s)

|:|To exhibit the premises to: [J a prospective tenant, CJworkers and/or
e contractors
Other:

To Exhibit Premises to Engineer and Contractor; We anticipate multiple visits to complete drawings and

review structural drawings. Should we finish before the dates noticed, we will call you.

If you have any guestions, please don't hesitate to call.

Owner/Agent: XelanProp1,LLC

Date: _1/24/2014 Phone: 323-244-9178

This notice is given in accordance with the provisiohs of Section
1954 of the California Civil Code.

AOA Form No. 130 {Rev. 04/05) - Copyright 2006 - Apartment Owners Association of Califomia, Inc. - www.aoausa.com
« San Fernanda Valley (8481988-9200 « Los Angeles {323)837-BB11 « Long Beach {562)587-2422 * Garden Grove {714)539-5000 * San Diege (619)280-7007 » Northemn California {510)769-7521



EXHIBIT D



Maria Maranghi & Martha Bini
1020 Filbert Street
San Francisco, CA 94133

March 25, 2014

Xelan Properties I, LLC

Anna Swain: Property Manager
584 Castro Street PO Box 199
San Francisco, CA 94114

Anna Swain, Property Manager

I am writing this letter to you regarding our first rent check dated September 12, 2013 for
the amount of $507.31 check #317 from Maranghi / Bini tenants at 1020 Filbert Street.
You came to my house on February 6, 2014 and handed me this check in person which
you voided. Iasked you why was this check voided. There was no reason for you to
void this check as there was sufficient funds available. You answered that you knew

there was sufficient funds in the account but said the check didn't go through and that's
why you voided the check.

My branch Manager reviewed my account, check #3 17 and confirmed that the check was
never processed through your bank and that there has been sufficient funds in the account
as to this date. There was no attempt to cash this rent check at any bank. I don't know
what your intention was other than to harass me and my family.

Enclosed is a copy of check 317 front and back confirming that it wasn't processed and
for youir records. Also, enclosed is a replacement rent check #326, dated March 25, 2014
for the amount of $507.31 for September 15, 2013 rent.

Thank you.

Sincerely,

Donie Paranale

Maria Maranghi Joint Tenant at 1¢Z0 Filbert Street

Martha Bini Joint Tenant at 1020 Filbert Street
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EXHIBIT E



NOTICE OF OWNER’S APPLICATION FOR PERMIT TO DEMOLISH
RESIDENTIAL DWELLING UNIT
[Civil Code Section 1940.6]

To: MARIA BINI, MARTHA BINI, and All Occupants in Possession
Address: 1020 Filbert Street, San Francisco, California 94133.

PLEASE TAKE NOTICE that Xelan Prop 1, LLC, the owner of the residential
property known as 1020 - 1022 Filbert Street, San Francisco, California 94133, will be
applying to the San Francisco Department of Building Inspection for necessary permits to
demolish the unwarranted residential dwelling unit known as 1020 Filbert Street, San
Francisco, California 94133 and legalize it by converting it back to its original legal use
as a single family dwelling.

The Department of Building Inspection is located at 1660 Mission Street, San
Francisco, CA 94103, (415) 558-6088.

The approximate date on which the owner will terminate your tenancy is April
30,2014;

The earliest possible approximate date on which the owner expects the demolition
work to occur is May 1, 2014.

This is not an eviction notice. You will be properly served with a written Sixty Day
Notice of Termination of Tenancy [per SFRO Section 37.9(a)(10)] and copies of the applicable
building permits; and you will receive statutory relocation expense payments.

Advice regarding this Notice is available from the San Francisco Residential Rent
Stabilization and Arbitration Board located at 25 Van Ness Avenue, Room 320, San Francisco,
California 94102, (415) 252-4600.

If you have any questions, please notify the undersigned at 1441 Baker Street, San
Francisco, CA 94115, (415) 563-9300; Karen@uchlegal.com.

Date: February & ,2014 % ﬂ’
By . Mw\

KAREN UCHIYAM SQ.
Authonzed Representat for Owner
XELAN PROP 1, LLC
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24-HOUR NOTICE OF
INTENT TO ENTER PREMISES

To: Martha Bini & Maria Bini
Address: 1020 Filbert Street Unit #
San Francisco " CA

Dear Resident:
Please be advised that the Owner/Agent or Owner’s/Agent’s employee(s) will enter above

listed premises on or about (pate/Time) Thursday 2/13 from 3 to 5pm; Tues 2/18 11 1o 2pm , 2014
during normal business hours for the reason listed below:

DTO make necessary or agreed repair(s) and/or improvement(s)

[ ]To exhibit the premises to: [0 a prospective tenant,V Cworkers and/or
: contractors
Other:

Provide Access to Architect and Contractor

If you have any questions, please don't hesitate to call.

Owner/Agent: XelanProp 1, LLC

Date: 02/11/2014 Phone: 323-244-9178

This notice is given in accordance with the provisions of Section
1954 of the California Civil Code.

AOA Form No. 130 (Rev. 04/06) - Copyright 2006 ~ Apartment Dwners Association of California, Inc. - www.aoausa.com
+ Ban Ferando Valiey (818)988-9200 » Los Angeles (323)937-8811 » Long Beach (562)597-2422 « Garden Grove (714)538-6000 « San Diego (619)280-7007 » Northem California (510)768-7521
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24-HOUR NOTICE OF
INTENT TO ENTER PREMISES

To: Maria Bini & Martha Bini
Address: 1020 Filbert Street Unit #
San Francisco " CA

Dear Resident:
Please be advised that the Owner/Agent or Owner’s/Agent’s employee(s) will enter above

listed premises on or about (ate/rime) Wmm/ i ’Lﬁk\%‘% be{uﬂu\ \ostim - 2%2014
during normal business hours for the reason listed below:

DTO make necessary or agreed repair(s) and/or improvement(s) |

i
[ ] To exhibit the premises to: [ a prospective tenant, [Jworkers and/or
contractors ‘

I;Xl Other
~\ Provide access o Contractor / Architect

If you have any questions, please don't hesitate to call.

Owner/Agent: XelanProp 1, LLC

Date: ) Phone: 323-244-9178

This notice is given in accordance with the provisions of Section
1954 of the California Civil Code.

e -
AQA Form No. 130 (Rev. D4/05) - Copyright 2006 - Apartment Owners Association of Califomia, Inc. - www.aoausa.com
* San Fernando Valley (818)988-3200 « Los Angeles (323)937-8811 » Long Beach (562)557-2422 « Garden Grove (714)538-6000 » San Diego (619)280-7007 * Northern Califomnia (510)768-7521
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THREE DAY NOTICE TO CURE OR QUIT

TO MARTHA BINI & MARIA BINJ, AND ALL OCCUPANTS in possession of the real property
commonly known as 1020 Filbert Street, San Francisco, California 94133 (“The Premises”).

PLEASE TAKE NOTICE that you have violated the following provision of the San Francisco
Residential Rent Stabilization & Arbitration Ordinance Section 37.9 that states (a) A Landlord
shall not endeavor to recover rental unit unless: (2) The tenant has violated a lawful obligation or
covenants of tenancy other than the obligation to surrender possession under proper notice and
failure to cure such violation after having written notice thereof from the Landlord....(6) The
Tenant has, after written notice to cease, refused the landlord access to the rental unit as
required by state or local law.

YOU HAVE VIOLATED AND CONTINUE TO VIOLATE the foregoing ordinance and have breached
the above covenants of your tenancy 1) by denying access to the Owner after having received
previous advance notice of his right to access the Premises with scheduled architect and
contractor intending to take measurements for architectural drawings to submit for permit.

PLEASE TAKE FUTHER NOTICE that if the foregoing curable violations of the San Francisco
Residential Rent Stabilization and Arbitration Ordinance and breaches of covenants of tenancy
are not cured within THREE DAYS after service of this notice upon you, you must vacate the
Premises and deliver up possession of the Premises to the Owner. Your failure either to cure
the breaches of such lawful obligations, or to vacate the Premises within designated THREE-DAY
Period may result in legal action being taken against you or (1) declare forfeiture of your Rental
Agreement, (2) recover possession of the Premises, (3) cost of suit, and (4) recover damage for
each day you occupy the Premises after the periods covered by this Notice.

This notice is being served upon you in accordance with the provisions of the San Francisco Rent
Stabilization & Arbitration Ordinance, and grounds for this Notices are set forth therein in that
the above matter is in violation of Section 37.9(a)(2) and 37.9(a)(6). Advice regarding this Notice
is available from the San Francisco Residential Rent Stabilization and Arbitration Board located
at 25 Van Ness Avenue, Room 320, San Francisco, California 94102, (415)252-4600.

Dated: March 26, 2014 - i\
' Anna Kihagi
Authorized Agent for Owner
Xelan Prop 1, LLC
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SIXTY DAY NOTICE OF TERMINATION OF TENANCY ‘5})@ AN {43
(San Francisco Administrative Code Section 37.9(a)(10) 8, o, T
TO: MARIA BINI, MARTHA BINIJ, and All Occupants in Possession of the reﬁl;,"f?f_'f,,ﬁ 'db
property located at 1020 Filbert Street, San Francisco, California 94133 (hereafter, -,:;';%?::.‘
K2}

“Subject Property™), one of two unwarranted units composing the single family house
identified as 1020-1022 Filbert Street, San Francisco, CA 94133 (hereafter, “the Single
Family House™). '

PLEASE TAKE NOTICE THAT YOU ARE HEREBY required within sixty (60)
days of the service upon you of this notice to vacate from and deliver possession of the
Subject Property to XELAN PROP 1, LLC, the owner of the Single Family House
identified as 1020-1022 Filbert Street, San Francisco, California 94133 (“Owner™),
which is authorized to take permanent possession of the Subject Property by virtue of its
plans to demolish and permanently remove the unwarranted separate residential unit from
its existing separate housing use in order to legalize it and transform the structure back
into the Single Family House as it was originally and legally built.

-~ THIS NOTICE IS INTENDED to terminate your morth-to-month tenancy and
rental agreement by which you now hold possession of the Subject Property. If you fail
to comply, legal proceedings will be instituted against you to recover possession, and to
recover rents, court costs, and damages for the period of unlawful detention.

YOUR MONTHLY RENT OF $507.31 shall be regularly due and payable to the

Owner, up to and including the date of the termination of your tenancy. '
i i

XELAN PROP 1, LLC is in compliance with state law and served proper written
notice to Tenants MARIA BINI, MARTHA BINI and All Occupants in Possession per
Civil Code Section 1940.6 of its application for a permit to demolish the Subject Property
on or after May 1, 2014. XELAN PROP 1, LLC and this Notice are in compliance with
San Francisco Administrative Code Chapter 37.9(a), Subsection (10), in that: XELAN
PROP 1, LLC seeks in good faith, without ulterior reasons, and with honest intent, to
demolish and otherwise permanently remove the Subject Property from its existing,
sepprate housing use in order to legalize the Subject Property ?.nd transform the two
unwarranted rental units back into a Single Family House as it was originally built.
XELAN PROP 1, LLC has obtained all the necessary permits to remove the unwarranted.
units before the date upon which this Sixty Day Notice of Termination of Tenancy is
given and gave written notice to the Tenants of its application for permits to demolish the
residential dwelling unit under Civil Code §1940.6 on February 6, 2014.

The following is the actual text of the amended Section 37.9(a)(10) of the Rent
Ordinance explaining your rights regarding relocation expenses:

() A landlord shall not endeavor to recover possession of a rental unit unless:

(10) The landlord seeks to recover possession in good faith in order to demolish
or to otherwise permanently remove the rental unit from housing use and has

1
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obtained all necessary permits on or before the date upon which notice to vacate is
given, and does so without ulterior reasons and with honest intent provided that a
landlord who seeks to recover possession under this Section 37.9(2)(10) shall pay
relocation expenses as provided in Section 37.9C except that a landlord who seeks
to demolish an unreinforced masonry building pursuant to the Building Code
Chapters 16B and 16C must provide the tenant with the relocation assistance
specified in Section 37.9A(f) below prior to the tenant’s vacating the premises...

The voters approved Proposition H on November 7, 2006, effective December 22,
2006, which requires landlord to pay relocation payments for “no fault” evictions such as
an eviction under Section 37.9(a)(10) of the San Francisco Rent Ordinance.

part,

Section 37.9C of the San Francisco Administrative Code provides, in pertinent

“37.9C Tenants Rights to Relocation for No-Fault Evictions

(a) Definitions.

1)

th&dﬁcw S

For purposes of this section 37.9C, a Covered No-Fault Eviction Notice shall
mean a notice to quit based upon Section 37.9(a)(8), (10), (11), or (12).

@

Eligible Tenant. For purposes of this section 37.9C, an Eligible
Tenant shall mean any authorized occupant of a rental unit,
regardless of age, who has resided in the unit for 12 or more
months... A !

(e) Relocation expenses shall be:

M

@

Each Eligible Tenant receiving a Covered No-Fault Eviction
Notice shall receive $4,500, $2,250 of which shall be paid at the
time of the service of the notice to quit, and $2,250 of which shall

- be paid when the unit is vacated. In no case, however, shall the

landlord be obhged under this sectlom 37.9C(e)(1) to provide more
than $13, 500 in relocation expenses to all Eligible Tenants in the
same unit..

In addition, each Eligible Tenant who is 6Q years of age or older or
who is disabled within the meaning of Sections 12955.3 and 12926
of the California Government Code, and each household with at
least one Eligible Tenant and at least one child under the age of 18
years, shall be entitled to receive an additional payment of
$3,000.00, $1,500.00 of which shall be paid within fifteen (15)
calendar days of the landlord’s receipt of written notice from the
Eligible Tenant of entitlement to the additional relocation payment
along with supporting evidence, and $1,500.00 of which shall be
paid when the Eligible Tenant vacates the unit. If you claim the



additional $3,000.00, please notify the Owner with supporting
evidence of your eligibility for the additional payment. Within 30
days after notification to the Owner of a claim of entitlement to
additional relocation expenses because of disability, age, or having
children in the household, the Owner will give written notice to the
Rent Board of your claim for additional relocation assistance and
whether or not the Owner disputes the claim, without invalidating
this Notice.

Since March 1, 2007, these relocation expenses have been increased annually, -
rounded to the nearest dollar, at the rate of increase in the “rent of primary residence”
expenditure category of the Consumer Price Index (CPI) for All Urban Consumers in the
San Francisco-Oakland-San Jose Region for the preceding calendar year, as that date is
made available by the United States Department of Labor and published by the Rent
Board.

Effective March 1, 2014, relocation payments were increased to the following
amounts: $5,261.00 per Eligible Tenant with a cap of $15,783.00 per rental unit,

- .~with an additional $3,508.00 for-each-elderly (60 years or older)-or-disabled {per

California Governmental Code Section 12955. 3) tenant or each household with at
least one child under the age of 18 years old.

Please be advised that the tenants in occupancy of the Subject Property are
entitled to the following relocation payments:

Martha Bini $5,261.00 |
Overage of 60 _ $3.508.00
$8,769.00
Maria Bini $5,261.00
Overage of 60 $3.508.00
- $8,769.00

Maria Bini’s spouse* $5,261.00

Over age of 60 $3.508.00
$8,769.00

*Full name unknown to Xelan Prop 1, LLC.

" Each Eligible Tenant will receive one-half of their relocation payment ($4,384.50
each) along with the service of this 60 Day Notice of Termination of Tenancy. The other
half will be paid when the Eligible Tenant vacates. Section 37.9C of the San Francisco
Rent Ordinance, and the most recent Relocation Payments schedule for no cause
evictions under Sections 37.9(a)(8), (10), (11), and (12) are attached hereto collectively
as Exhibits “A” and “B,” and incorporated herein by reference.



The building plans, specifications and permits (and any renewals thereof) for the
demolition and permanent removal of the rental unit from its existing form and condition
are on file with the Central Permit Bureau of the Department of Building Inspection
located at 1660 Mission Street, and that arrangements for reviewing such plans and
permits can be made with the Central Permit Bureau to review such applications, plans or
permits. Copies of all necessary permits are attached collectively hereto as Exhibit “C.”

ADVICE REGARDING THIS NOTICE is available from the San Francisco
Residential Rent Stabilization and Arbitration Board located at 25 Van Ness Avenue,
Room 320, San Francisco, California, 415.252.4600.

Date: March 74,2014

Authorized ‘Representativé for Owner
XELAN PROP 1,LLC
(415) 563-9300

cc: San Francisco Rent Stabilization and Arbitration Board,

!



* Sah Francisco Rent Board : Section 37.9C Tenants Rights To Relocati... http://www.sfrb.org/index.aspx ?page=1269
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Section 37.9C Tenants Rights To Relocation For No-Fault Evictions

[Added by Propaosition H, effective December 22, 2006; annotated section 37.9C(a)(1) to reference California Civil

Code Section 1947.9, which went into  effect on January 1, 2013]

(a) Definitions.

(1) Covered No-Fault Eviction Notice. For purposes of this section 37.9C, a Covered No-Fault Eviction Notice shall

mean a notice to quit based upan Section 37.9(a)(8), (10), (11), or (12). [However, effective January 1, 2013, the

amount of relocation payments for temporary displacement of a tenant household under Section 37.9(a)(11) for less

than 20 days is governed by California Civil Code Section 1947.9 and not by this Section.]

(2) Eligible Tenant. For purposes of this section 37.9C, an Eligible Tenant shall mean any authorized occupant of a

rental uriit, regardless of age, who has resided in the unit for 12 or more months.

(b) Each Eligible Tenant who receives a Covered No-Fault Eviction Notice, in addition to all rights under any other

provision of law, shalt be entitled to receive relocation expenses from the landlord, in the amounts specified in section

37.9C(e).

(c) On or before the date of service of a Covered No-Fault Eviction Notice, the landlord shall notify all occupant(s) in

the unit in writing of the right to receive payment under this section 37.9C and the amount of that relocation and shali

provide a copy of section 37.9C. Such nofification shall include a statement describing the additional relocation

expenses available for Eligible Tenants who are senior or disabled and for households with children. The landiord

shall file a copy of this notification with the Rent Board within 10 days after service of the notice, together with a copy

of the notice to vacate and proof of service upon the tenant.

(d) A fandiord who pays relocation expenses as required by this section in conjunction with a notice to quit need not
- .-.~pay relocation-expenses with-any further notices to quit based upop-the same just.cause.under.Section.37.9(a) for

~the same unit that are served within 180 days of the notice that included the required rélocation payrment. The

refocation expenses contained herein are separate from any security or other refundable deposits as defined in

California Code Section 1950.5. Further, payment or acceptance of relocation expenses shall not operate as a

waiver of any rights a tenant may have under law.

(e) Relocation expenses shall be: ‘

(1) Each Eligible Tenant receiving a Covered No-Faulit Eviction Notice shall receive $4,500, $2,250 of which shall be

paid at the time of the service of the notice to quit, and $2,250 of which shall be paid when the unit is vacated. In no

case, however, shall the landlord be obligated under this section 37.9C(e)(1) to provide more than $13,500 in

 relocation expenses to all Eligible Tenants in the same unit.

' (2) In addition, each Eligible Tenant who is 60 years of age or older or who is disabled within the meaning of Section
12955.3 of the California Government Code, and each household with at least one Eligible Tenant and at least one
child under the age of 18 years, shall be entitled to receive an additional payment of $3,000.00, $1,500.00 of which
shall be paid within fifteen (15) calendar days of the landlord's receipt of written notice from the Eligible Tenant of
entitiernent to the relocation payment along with supporting evidence, and $1,500 of which shall be paid when the
Eligible Tenant vacates the unit. Within 30 days after notification to the land!ord of a claim of entitement to additional
relocation expenses because of disability, age, or having children in the household, the landlord shall give written
notice to the Rent Board of the claim for additional relocation assistance and whether or not the landlord disputes the
claim
(3) Commencmg March 1, 2007, these relocation expenses, including the maximum relocation expenses per unit,
shall increase annually, rounded to the nearest dollar, at the rate of increase in the "rént of primary residence"”

] expenditure category of the Consumer Price Index (CP!) for All Urban Consumers in the San Francisco-Oakland-San
Jose Region for the preceding calendar year, as that data is made available by the United States Department of
Labor and published by the Board.

(f) The provisions of this Ordinance shall apply to all notices to quit served on or after August 10, 2006.

Contact Accessibility Policies
SFGov City and County of San Francisco ©2000-2014
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Residential Rent Stabilization
and Arbitration Board

Relocation Payments for Evictions based on Owner/Relative Move-in OR Demolition/Permanent Removal of Unit from
Housing Use OR Temporary Capital Improvement Work OR Substantial Rehabiiitation*

PLUS
Date of Service of Notice of Relocation Amount Due Per Maximum Relocation Amount Additional Amount Due for
Termination of Tenancy Tenant Due Per Unit Each Elderly (60 years or
("Eviction Notice") older) or Disabled Tenant or
Household with Minor
. ] Child{ren)
3/0113-2/28/14 $5,207.00 $15,621.00 $3,472.00
3/01/14 — 2/28/15 $5,261.00 $15,783.00 $3,508.00

*See Ordinance Section 37.9C for additiona! relocatfon requirements for evictions undsr 37.9(a)(8) (owner/relative move-in), 37.9(a)(10) (demalition/permanent removal
from housing use), 37.9(a)(11) {lemporary eviction for capital improvement work) and 37.9(a)(12) (substentiei rehabilitation). [However, effective 1/1/13, the amount of
relocation payments for temporary capital improvement evictions under 37.9(a)(11) for less than 20 days is governed by California Civil Code Section 1947.9 and not by
Rent Ordinance Section 37.9C.]

Pagos de traslado por desalojo deblidos a mudanza dei propietario/pariente O por demoiicién/eliminacién definitiva

del uso de la unidad como vivienda O trabajos temporales de mejora de capital O rehabilitacién substancial*

~~~~~~~~~~

" ADICIONAL

Fecha del servicio de entrega Monto de traslado Monto de traslado maximo Monto adicional
del aviso de desalojo correspondiente por correspondiente por unidad correspondiente por cada
inquilino i persona mayor de edad (60

afios o més) o inquilino
discapacitado o familia con
nifios mérnores

3/01/13 — 2/28/14 $5,207.00 $15,621.00 $3,472.00
3/01/14 — 2/28/15 $5,261.00 , $15,783.00 $3,508.00

*Verla Seccion 37.9C de Ia Orderianza para requisitos adicionales de fraslado por desafojo segtin 37.8{a (8) (mudanza del duefio/pariente), 37.9(a){10)
{demoficitn/eliminacin defipitiva del uso de Ia unidad como vivienda), 37.9(a){11) (trabajos temporarios de mejora de capital) y 37.9(a)(12) (rehabiltacion substancial). [Sin
embargo, efectivo 1/1/13, la cantidad del pago de fraslado para los desalojos femporales de mejora de capital bajo fa Seccidn 37.9(a)(11) por menos de 20 dlas esta
gobemedo por la Seccidn del Codigo Civil de California 1947.8 y no por la Secclén 37.9C de la Ordenanza.]

l 4hm
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3/0113 - 2/128/14 $5,207.00 $15,621.00 $3,472.00
3/01/14 — 2/28/15 $5,261.00 $15,783.00 $3,508.00
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City and County of San Francisco

DEPARTMENT OF BUILDING INSPECTION

JOB CARD

O a3

_OFFICE HOURS: THE BUILDING INSPECTION IS OPEN DAILY, MONDAY THRU FRIDAY,

MONDAY THRU FRIDAY, FROM 8:00 a.m. TO 8:30 a.m. AND FROM 3:00 p.m.TO 4:00 p.m.
REQUESTS F OR INSPECTIONS ARE TAKEN 24 HOURS A DAY/7 DAYS A WEEK

BY CALLING (415) 575-6955
 APPLICATIONNO. 9014 =92 - A0 - (29 & issuep __ 2/ 20//¢¢
JOB ADDRESS: 10 do __Fil beat B BLOCK: LOT:

NATURE OF WORK:

WORK PERMITTED UNDER AUTHORITY OF THIS BYILDING PERMIT NUMBER MUST BE COMPLETED
PRIOR TO EXPIRATION DATE OF 2[i5/15

EXTENSION OF TIME TO COMPLETE WORK UNDER THIS BUILDING PERMIT NUMBER MAY BE GRANTED UPON
WRITTEN REQUEST PRIOR TO THE DATES NOTED ABOVE.

x

JOB CARD for useful and appropriate telephone numbers.
* ELECTRICAL & PLUMBING WORK MUST HAVE PERMITS SEPARATE FROM A BUILDING PERMIT. * -

KEEP THIS CARD POSTED IN A CONSFICUOUS PLACE ON THE JOB SITE AT ALL TIMES.
PLANS AND PERMIT DOCUMENTS SHALL BE ON THE JOB SITE 3
ATALL TIMES WHEN WORK IS IN PROGRESS. -

‘FROM 8:00 .84.m.TO 5:00 p.m. DISTRICT BUILDING INSPECTORS KEEP DFFICE HOURS DAILY, =~ ="

For informations on the Permit Process, Building Plans Review, Access Issues, eic., pleasé see page 4 of this K

ot

~f -

AFTER COMPLETION OF WORK, RETAIN THIS CARD FOR YOUR RECORDS.
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The building plans, specifications and permits (and any renewals thereof) for the
demolition and permanent removal of the rental unit from its existing form and condition
are on file with the Central Permit Bureau of the Department of Building Inspection
located at 1660 Mission Street, and that arrangements for reviewing such plans and
permits can be made-with the Central Permit Bureau to review such applications, plans or
permits. Copies of all necessary permits are attached collectively hereto as Exhibit “C."

ADVICE REGARDING THIS NOTICE is available from the San Francisco
Residential Rent Stabilization and Arbitration Board located at 25 Van Ness Avenue,
Room 320, San Francisco, California, 415.252.4600.

Date: March 272014 /@ 7 / 7/
& %A/)M«_aa_‘.

KAREN Y/UCHIYAMA,
Authorizeéd Representative/or Owner
XELAN PROP 1, LLC

(415) 563-9300

cc: San Francisco Rent Stabilization and Arbitration Board,
! . !



i XELAN PROP1LLC

aomar MARTHA BINT

Foor. THo/senD  Toapes

CHASE

JPMorgan Chase Bank, N.A.

. www.Chasa.com

E‘S&Bﬂ‘ MAmA Elblf

BT THos&nd

CHASE §
JPMorgan Chase Bank, N.A.
www.Chase.com

meMo_ 7 Eﬁgﬂ_& 7L7 \

i s




PROOF OF SERVICE PURSUANT TO C.C.P. § 1162

At the time of service I was at least 18 years of age, and I served

SIXTY DAY NOTICE OF TERMINATION OF TENANCY
[OWNER MOVE IN)

as follows:
TO OCCUPANTS: MARIA BINI, MARTHA BINI, and All Occupants in Possession
PREMISES: 1020 Filbert Street, San Francisco, California 94133 .

m, | personally delivered a copy of the above

__ OnMarch ___ ,2014at_: .
document(s) to each person listed below as follows

MARIABINI _ "MARTHA BINI
2014 at m., I posted a copy of the above document(s) in a

XX OnMarch /L, I
conspicuous place on the premises because I could not find a person of suitable age or discretion
-at the premises, nor at-any known place of residence or business of any person named inthe -

' ﬁotice'.; and

OR
,2014at__:  .m, Ileft a copy with

On__
who is of suitable age and discretion, at the known place of residence or business of any person
name in the notice., at the address stated below; and i

ZS On March' 2 :3 , 2014, I mailed a true and correct copy of the above document(s) in a
separate envelope to each person listed below by first class mail, postage prepaJd from San

Francisco, California, as follows:

Maria Bini,

Martha Bini, and v S
All Occupants in Possession @y =
1020 Filbert Street =27 g

San Francisco, CA 94133 ;@E 1
g=3 °

2SF
I am a registered California process server. I declare under penalty of perjurg nder Bp

ooz an

. ~ w0

laws of the State of California that the foregomg is 1Iue and correct

Dated: March_z_-_lﬂ_/ 2014

lips
Max Moto Couriers (SF #1223)
1045 Mission Street, #211
San Francisco, CA 94103
" 415-760-6261

-PROOF OF
SERVICE
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Appeal of
MARIA MARANGH!

é

BOARD OAPPEALS. CITY & COUNTY OF SAN FRANCISCO

Appeal No. 14-098

Appellant(s)

VS.

e at? Nt Do St Sonat®

DEPARTMENT OF BUILDING INSPECTION,
PLANNING DEPARTMENT APPROVAL _ Respondent

OF PEAL

NOTICE IS HEREBY GIVEN THAT on_ May 19 2014 “the- above named appellant(s) filed an appeal with the

Board- of Appeals of the City and County of San Francisco from the decision’ or order of the above named

department(s). oommlssion. or officer. -

The substama or effsct of the decision or order appealed from is the ISSUANCE on March 20, 2014,

to Xelan Prop 1 LLC; Alteration’ Permit (rémove illegal unit and convert back to Iegal use as single famlly home. '

connact both floors with new stair case:interior) at 1020 Filbert Street. ~*

APPLICATION NO. 2014103[2011296
FOR HEARING ON July 16, 2014

Address of Appsllant(s): -

-Address of Other Parties:

|Maria Maranghi, Appellant y “
clo. Nanqy Conway, Attomey for Appeilant ;
345 Frankiin Street

“Xelan Prop 1 LLC, Permit Holder .
clo Karen Uchiyama, Attorney for Permit Holder

1441 Baker Streat

San Franclsco. CA 94102

San Frangisco, CA 84115 .
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BOARD OF APPEA
Date Filed: A . EALS

CITY & COUNTY OF SAN FRANCISCO Y1 / 21314 , X,
BOARD OF APPEALS APPEAL# [ 0 7

PRELIMINARY STATEMENT OF APPEAL .

1/ We, Maria Maranghi, hereby appeal the following departmental acﬂon: ISSUANCE of Alteration Permit by the
Department of Bullding Inspection which was issued or became effective on; March 20, 2014, to:
Xelan Prop 1 LLC, for the property located at; 1020 Filbert Street.  JURISDICTION GRANTED MAY 14, 2014,

BRIEFING SCHEDULE: BPA Ve, Zolt[032/20/12 94,

The Appellant may, but is not required to, submit a one page (double-spaced) supplementary statement with this
Preliminary Statement of Appeal. No exhibits or other submissions are allowa&d at this time.

Appellant's Brief is due on or before: June 26, 2014, (no later than three (3) Thursdays prior to the hearing date),
up to 12 pages in length, double-spaced, with unlimited exhibits, with an original and 10 copies delivered to the

Board office by 4:30 p.m., and with W(ﬁpies jeliyergd to the other parties the same day.-
Respondent's and Other ﬁ 1fs are due on br'before: July 10, 2014, (no later than one.{1) Thursday prior
to hearing date), up to 1R pafes in length, doubled-spaced, with unlimited exhlbits, with an original and 10 copies
delivered to the Board office by 4:30 p.m., and with additional copies delivered to the other pariies the same day.

Only photographs and drawings may be submitted by the parties at hearing.
Hearing Date: Wednesday, July 16, 2014, 5:00 p.m., Clty Hall, Room 416, One Dr. Caritan B. Goodlett Place.

All parties to this appeal must adhere to the briefing schedule above, however if the hearing date is changed, the
briefing schedule MAY also be changed. Written notice will be provided of any change to the brieﬁﬁg schedule.

In order to have their documents sent to the Board members prior to hearing, members of the public should submit
an original and 10 copies of all documents of support/opposition no later than one (1) Thursday prior to hearing date
by 4:30 p.m. Please note that names and contact information included in submittals from members of the public will
become part of the public record. Submittals from members of the public may be made anonymously.

Please note that in addition to the parties’ briefs, any materials that the Board receives relevant to this appeal,
includirig letters of support/opposition from members of the public, are distributed to Board members prior to hearing.
All such materials are available for inspection at the Board's office. You may also request a copy ot{ the packet of
materials that are provided to Board members at a cost of 10 cents per page, per S.F. Admin. Code Ch. 67.28.

If you have any questions please call the Board of Appeals at 415-575-6880

The reasons for this appeal are as follows: This building is two Edwardian flats originally constructed in
1912 as such. When constructed water sérvice was taken for the two units. The appellants lived in their
ground floor flat for over forty years. There should have been mandatory discretionary review, rather than
issue this without going through that process. The owner demo'd the upstairs unit without permits and
appellants’ unit is the only legal unit. . The permit does not show that thgre is another 5 unit bidg on the lot.

Appellant Qr AgentXCircle One);
Signature;____T AL 2 @-‘—Q?

Print Name: MO.V*&E&DV\ NOJ:G
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Gyl 'Yy, LBk L T RIEASON:
W20 2
BUILDING INSFECTOR, DERF. OF BLDG. N3P, NOTIFIED MR.
APPROVED: ‘g oV v u ‘ G ,,_ ’ol ‘ 2 DATE:
Rels g REASOR:
ofief ‘
DEPARTWENT OF OTTY PLANNING. LTS NOTIFIED MR,
APPROVED: 1 pare:
D g\J REASON:
‘mnuosmmnnnuuaucumv NOTIFIED MR. E
APPROVED: DATE:
] BOARD OF APPEALS :
i §
: il
‘ NOTIFED MR, _ p
APPROVED: DATE: g
] REASON: 2
L |
, ‘ CIVIL ENGINEER,[DEPT. OF BLDG. INSFECTION - NOTIFIED MR. _ L
i i ‘
‘ nuawormm;nmua NOTIFIED MR. a
APPROVED: ‘ DATE:
O - i
!
, ; DEPARTMENT OF PUBLIC HEALTH __| | NOTIFIED MR.
APPROVED: ‘ I oare:
D REASON:
REDEVELOFMENT AGENGY NOTIRED MR.
APPROVED: DATE: ~
= REASON;
HOUSING INBPECTION DIVISION NOTIFIED MR.
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NANCY M. CONWAY, ESQ. (SBN 122562)
LAW OFFICES OF NANCY M. CONWAY

345 Franklin Street AR £V A
(San g"raﬁctscoaélA 94102 BOAPTI 5 £ PPEALS
415) 241-11 | .
(415) 241-1156 fax JUN 2.6 20
| APPEAL# )3-098
Attorneys for Appellant
MARIA MARANGHI
BOARD OF APPEALS
CITY AND COUNTY OF SAN FRANCISCO
LIMITED JURISDICTION
In re: Application Number 2014-03-20-1296 ) APPEAL OF ISSUANCEOF '
) BUILDING PERMIT
1020 Filbert Street ;
L )  Date: July 17, 2014
Time: 4:00 p.m.

Appellant MARTA MARANGHI on behalf of lglerself and her family appeals the Building
Deparmient’s over the counter issuance of a‘pérmit to demolish a grmmd floor flat where she and
her family have resided for the past 45 years. The permit granted on March 20, 2014, is for removal
of an illegal unit located at 1020 Filbert Street, San Francisco, so the building can be restorell to it
claimed ongmal legal use as a single family home. Hovrever, it was never a single family home and
there is not any evidence to support that. .

Appellant bases her Appeal on the statement set forth below and attached exhibits, plus
whatever arguments and evidence that will be presented at the hearing and any documentary
evidence presented in the interim.

DATED: June 26, 2014
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STATEMENT
1."  Background Facts

This permit concems one of two residential rental buildings on a single lot in North Beach.
There are seven units on the lot. The units are subject to San Francisco’s rent control. The building
was purchased last year by the current owner from an old Italian family that had occupied and owned
it for over sixty years. See Exhibit A, the income property offering, pp. 2-3.

Contractor Tom Can Construction and Xelan Prop, I, LLC, filed a application for building
permit on March 20, 2014, on Form 8 for over the counter issuance. See Permit Application
attached as Exhibit B.

The work to be performed as stated on the application was as follows: “Remove illegal ﬁt
and convert back to leéél use as a single family home. Connect both floors with new staircase
Interior.” On the application, the legal description of the existing building was a two-story building,
no basement, single family, occupancy class is “R3,” with one dwelﬁﬁg unit. The description of the
building after the proposed alteration is exactly the same. See Exhibit B, Application for Building
Permit filed March 20, 2014, a true and correct copy is which is attached hereto.

Appellant MARANGHI and her husl:;and are seniors, over 65 years old. Appellant’s mother,
Martha Bini, is 91 years old and disabled and has been advised nof fo move by Dr. Jeffrey Fessel,
Kaiser Permanente. They all live at 1020 Filbert Street, along with an adult son, where the family
has resided for more than 40 years in what is a legal unit.

At the last hearing, Karen Uchiyama the permit holders attorney represented to this Board
that the unit was an illegal basement unit. Nptbing could be farther from the truth. The unit is a full
flat on the ground level of ;Paﬂadian style two flat building. The building since its construction has
always had two flats. The records on file with the City for the initial building permit issued for this
address in October 1906. The building permit indicates permission to the then owner construct a
single story tin roofed bmldmg However that is clearly not what transpired. The building
constructed consisted of two nearly identical flats. The upper flat has an additional smal! fainting
room on the second floor. The building was built in 1912, not 1906. See Exhibit A. pp.2. When
it was built there were two units. The front of the building clearly reflects that there were two

~-2-  Pemmit Appeal
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original entryways. There is a full basement below the two flats as well as storage rooms. At the
time of the construction the water was hooked up for two units and hes been the case to date. There
has also been separate gas and electric meters for each of the seven units.

When this permit holder purchased this ideally located North Beach property, the flat above

- Ms. Maranghi, was occupied by a female tenant who was paying under market rent for her unit.

Thereafter Vthe tenant vacated. The tenant accepted a buy out after the landlord made it clear, that
life would be miserable for her otherwise and the unit was demolished by the owner. The kitchen
and bathroom, directly above the appellant’s unit- was gutted and new electrical servicfe:ﬁ'was
installed, with a new panel designed to serve the entire building. New plumbing was installed. All
electrical and plumbing work was done without permits.

A complaint was made to the City, regarding installation of electric and plumbing work in
appellants property. Permiit holder was told to cease work by this board, yet shic immediately turned
around and continued to do building construction on the building. The unit above had been fully
gutted at the time that Board directed a stop work. ” o

Since that time, the permit holder got a new permit issued in which she removed the unit that
Ms. Maranghii lives in, but contified to remode the. upstairs unit. There was never a staircase
between the two units. e

1 The permit holder failed to produce promised architectural records to appellant. F'the
property owner contends there should only be one unit in 1020-1022, they have achieved that by
demolition of thie upstairs unit. Mrs. Maranghi has lowest address number in the building, She and
Her family live at 1020 Filbert. | > " o

Although it is noteworthy, that the building since its inception, had two separate address
nmumbers, indicative of two separate units. 1 ,

The owner after obtaining this permit immediately moved to temﬁnate Mrs. Mamng}n and
her family’s tenancy. See Notice to Terminate Tenancy, exhibit C. The appellants were harassed
by the present owner’s agents. At the time the seven unit property was acquired by the new owner,
there wete several occupied units and all were either evicted or voluntarily vacated pursuant to a buy
out.

~3-  Permit Appeal
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2. Fraud on the Permit Application

Item 23 of the Application asks “Any Other Existing Building on Lot? If yes, show on plot
plan. * The applicant said “no™. In fact, there are five other units on the lot. Additionally the
application states that there are no basements but there is a basement at the property. The number
of dwelling units, which has been crossed out, says “1"; in sfact, there are two dwelling units in the
building. The application stated that the building had been in single family use, when in fact it had
been separated out inta two flats, and rented out to non-owners. Upon Xelan’s taking ownership of
the property 1000-1022 Filbert Street, there were two vacant units and there were five occupied
units. Xelan, through buyouts and other means, got all tenants to vacate except for Ms. MARANGHI
and her family.

Apparently, the plan was to remove unit 1022 Filbert, which was an address that was illegally
added and which the landlord Xelan hasnow gutted. The owner illegally commenced plumbing work
and electrical work in both buildings and was cited for that by the building inspector. Permits for that
work, while noted on the building permit, have not yet been obtained.

" Thelandlord told appellant’s attorney they were getting a permit to demolish the unit at 1022
Filbert. Now they are actually merging the two units, at 1020 and 1022. Appellant hves at 1020
Filbert. Even though this properly was in residential rental use by Mrs, Maranghi, her mother Maria
Bini, her father and her children for more than 40 years, the landlord is:now saying that in 1906 the
building permit was for this building to be a single-family house and for the other building to be five
flats, and that therefore she can remove this without any discretionary review from affordable rental
housing. This is in disﬁlrct contrast to the Mayor’s directive to preserve affordable hTusing.

When the property 1000-1022 Filbert Street was marketed for sale in June 2013, the property
was represented as containing seven apartment ﬁnits, three- car parking and a privaté courtyard
beméen the two buildings. See Exhibit A, Information regarding the rent rolls on the offering
reflected that Ms. MARANGHT's unit 1020 Filbert has a current rent of $507.31 and a projected
rent of $5000.0. The unit above Ms. MARANGHI’s, unit 1022 then had a current rent $2865.93
and a projected rent of $6000. The offering also indicated that the tenant in 1022 Filbert was
agreeable 10 a buyout. Also indicated was a “possible potential for lot split.”” The offering describe

-4-  Permit Appeal
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the property as "built in 1912 this seven unit Russian Hill property consists "of a five unit building
and two unit building on a corner lot. See Exhibit C, Offering from Hill & Co. Real Estate, a true
and correct copy of which is attached as Exhibit C.

CONCLUSION

For the above reasons, Appellant MARANGHI respectﬁtlly requests the permit be revoked.
The original permit reflected a tin roofed single story building and issued in 1906 following the
earthquake which was never built; in 1912, it was built and was two flats with full basement and
storage rooms, separate water connection. The current building following t!le demolition of the
upper unit, contains only one unit, so it is presently a single family dwelling. The upper demolition
was done without permits or discretionary review or planning review. The City building and
planning laws have been scoffed by the owner. There are numerous outstanding code violations at
the property, the owner installed new plumbing and electrical service without permits, and put the
Iast remaining occupants at risk by doing so. The owner has been cited for continuing to construct
after this Board told them to stop. The owner has been a scofflaw and should not be rewarded for
its efforts to evade the law.

In the background of all this has been a continuous harassment from the current owner’s
managing partner and principal Anna Swain, Ms. Swain has harassed the tenants by yelling at them,
numerous entries, and continuously demanding they vacate. Swain made numerous entries and
demands for entries many of which she failed to appear at, and by failing to maintain the premises
in habitable while carrying on construction over and around them. All the whiie, having work
crews live and sleep at the property. ' [

Due to the age of the property and the property owners failure to produce records we
anticipate production of additional documentation prior fo the hearing date.

DATED: 6/26/ 2014 LAW OFFICES OF NANCY M. CONWAY

-5~ Permit Appeal
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SIXTY DAY NOTICE OF TERMINATION OF TENANCY
(San Francisco Administrative Code Section 37.9(a)(10)

TO: MARIA BINI, MARTHA BINI, and All Occupants in Possession of the reat
property located at 1020 Filbert Street, San Francisco, California 94133 (hereafier,.
“Subject Property™), one of two unwarranted units composing the single family house
identified as 1020-1022 Filbert Street, San Francisco, CA 94133 (hereafier, “the Single
Family House”).

PLEASE TAKE NOTICE THAT YOU ARE HEREBY required within sixty (60):
days of the service upon you of this notice to vacate from and deliver possession of the
Subject Property to XELAN PROP 1, LLC, the owner of the Single Family House
identified as 1020-1022 Filbert Street, San Francisco, California 94133 (“*Owner”),
which is authorized to take permanent possession of the Subject Property by.virtue of its
‘plans to demolish and permanently remove the unwarranted separate residential unit from
its existing separate housing use in order to legalize it and transform the structure back
into the Single Family House as it was originally and legally built.

THIS NOTICE IS INTENDED to terminate your month-to-month tenancy and  °
rental agreement by which you now hold possession of the Subject Property. If you fail
to comply, legal proceedings will be instituted against you to recover possession, and to
recover rents, court costs, and damages for the period of unlawful detention.

YOUR MONTHLY RENT OF $507.31 shall be regularly due and payable to the
Owner, up to and including the date of the termination of your tenancy.

XELAN PROP 1, LLC is in'compliance with state law and served proper written
notice to Tenants MARIA BINI; MARTHA BINI and All Occupants in Possession per
Civil Code Section 1940.6 of its application for a permit to demolish the Subject Property
on of after May 1, 2014.. XELAN PROP 1, LLC and this Notice are in compliance with
San Francisco Administrative Code Chapter 37.9(a), Subsection (10), in that: XELAN
PROP 1, LLC seeks in'good faith, without ulterior reasons, and with honest intent, to
demolish and othérwise permanently remove the Subject Property from its existing,
separate housing use in order to legalize the Subject Property and transform the two
unwarranted rental units back into a|Single Family House as it was originally built.
XELAN PROP 1, LLC has obtained all the necessary permits to remove the unwarranted
units before the date upon which this Sixty Day Notice of Termination of Tenancy is
given and gave written notice to the Tenants of its application for permits to demolish the
residential dwelling unit under Civil Code §1940.6 on February 6, 2014,

The following is the actual text of the amended Section 37.9(a)(10) of the Rent
Ordinance explaining your rights regarding relocation expenses:

(a) A landlord shall not endeavor to recover possession of a rental unit unless:

(10) The landlord seeks to recover possession in good faith in order to demolish
or to otherwise permanently reméve the rental unit from housing use and has



obtained all necessary permits on or before the date upon which notice to vacate is
given, and does so without ulterior reasons and with honest intent provided that a
landlord who seeks to recover possession under this Section 37.9(a)(10) shall pay
relocation expenses as provxded in-Section 37.9C except that a landlord who seeks
to demolish an unreinforced masonry building pursuant to the Building Code
Chapters 16B and 16C must provide the tenant with the relocation assistance
specified in Section 37.9A(f) below prior to the tenant’s vacating the premises...

The voters approved Proposition H on November 7, 2006 effective December 22,
2006 which requires landlord to pay relocation payments for “no fault” evictions such as
an eviction under Section 37.9(a)(10) of the San Francisco Rent Ordinance,

Section 37.9C of the San Francisco Admimstrauve Code provides, in pertinent
part, . " .

“37.9C Tenants Rights to Relocation for No-Fault Evictions
(a) Definitions, ,

¢9) . Covered Ng-iault Eviction Nog_ce
For purposes of this section 37.9C, a Covered No-Fault Ewctlon Notice shall

- mean a notice to quit based upon Section 37.9(a)(8), (10), (11), or (12)

2 Eligible Tenant. For purposes of this section 37.9C, an Ehgible
Tenant shall mean any authorized occupant of a rental unit,
regardless of age, who has resided in the unit for 12 or more
mbntbf...

{e) Relocation expenses shall be:

(4)) Each Eligible Tenant receiving a Covered No-Fault Eviction
Notice shall receive $4,500, $2,250 of which shall be paid at the
time of the service of the notice to quit, and $2,250 of which shall
be paid when the unit is vacated. In no case, however, shall the
landlord be obliged under this section 37.9C(e)(1) to provide more
than $13 500 in relocation expenses to all Eligible Tenants in the|
same unit..

2 In addition, each Eligible Tenant who is 60 years of age or older or
who is disabled within the meaning of Sections 12955.3 and 12926
of the California Government Code, and each household with at
least one Eligible Tenant and at least one child under the age of 18
years, shall be entitled to receive an additional payment of
$3,000.00, $1,500.00 of which shall be paid within fifteen (15)
calendar days of the landlord’s receipt of written potice from the
Eligible Tenant of entitlement to the additional relocation payment
along with supporting evidence, and $1,500.00 of which shall be
paid when the Eligible Tenant vacates the unit. If you claim the
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additional $3,000.00, please notify the Owner with supporting
evidence of your eligibility-for the additional payment. Within 30
days after notification to the Owner of a claim of entitlement to
additional relocation expenses because of disability, age, or having
children in the household, the Owner will give written notice to the
Rent Board of your claim for additional relocation assistance and
whether or not the Owner disputes the claim, without invalidating
this Notice, ‘

Since March 1, 2007, these relocation expenses have been increased annually,
rounded to the nearest dollar, at the rate of increase in the “rent of primary residence”
expenditure category of the Consumer Price Index (CPI) for All Urban Consumers in the
San Francisco-QOakland-San Jose Region for the preceding calendar year, as that date is
made available by the United States Department of Labor and published by the Rent
Board.

Effective March 1, 2014, relocation payments were increased to the following
amounts: $5,261.00 per Eligible Tenant with a cap of $15,783.00 per rental unit,
with an additional $3,508.00 for each elderly (60 years or older) or disabled (per
California Governmental Code-Section 12955.3) tenant or each household with at
least ome child under the age of 18 years old.

Please be advised that the tenants in occupancy of the Subject Property are
entitled to the following relocation payments:

Martha Bini $5,261.00
veriage of 60 $3.508.00 i

$8,769.00

Maria Bini $5,261.00

er a 508.00

$8,769.00

Maria Bini’s spouse* $5,261.00

er age of 60 >08.00

- $8,769.00

*Full name unknown to Xelan Prop I, LLC.

Each Eligible Tenant will receive one-half of their relocation payment ($4;384.50
each) along with the service of this 60 Day Notice of Termination of Tenancy. The other
half will be paid when the Eligible Tenant vacates. Section 37.9C of the San Francisco
Rent Ordinance, and the most recent Relocation Payments schedule for no cause
evictions under Sections 37.9(a)(8), (10), (11), and (12) are attached hereto collectively
as Exhibits “A” and “B,” and incorporated herein by reference.



The building plans, specifications and permits (and any renewals thereof) for the
demolition and permanent removal of the rental unit from its existing form and condition
are on file with the Central Permit Bureau of the Department of Building Inspection
located at 1660 Mission Street, and that arrangements for reviewing such plans and
permits can be made with the Centml Permit Bureau to review such applications, plans or
permits. Copies of all necessary permits are attached collectzvely hereto as Exhibit “C. "

ADVICE REGARDIN G THIS NOTICE is avallable from the San Francisco

Residential Rent Stabilization and Arbitration Board located at 25 Van Ness Avenue,
Room 320, San Francisco, California, 415.252.4600. .

Date: March 242014

XELANPROP 1,LLC
: (415) 563-9300

cc: San Francisco Rent Stabilization and Arbitration Board,
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Section 37.9C Tenants Rights To Relocation For No-Fauit Evictions

[Added by Proposition H, effective December 22, 2008; annotated section 37.9C(a)(1) to reference California Givil

Code Section 1947.9, which went into  effect on January 1, 2013) »
(a) Definitions.
(1) Covered No-Fault Eviction Nofice. For purposes of this saction 37.9C, a Covered No-Fauit Eviction Notice shall

mean a notice to quit based upon Section 37.9(a)(8), (10), (11), or (12). [However, effective January 1, 2013, the
amount of relocation payments for temparary. displacement of a tenant household under Section 37. 9(a)(11) for less
than 20 days is governed by Califoria Civil Code Section 1947.9 and not by this Section.]

(2) Eligible Tenant. For purposes of this section 37.9C, an Eligible Tenant shall mean any authorized occupant of a
rental unit, regardless of age, who has resided in the unit for 12 or more montha.

(b) Each Eligible Tenant who receives a Covered No-Fault Eviction Notice, in addition to all rights under any other
provision of law, shall be entitled to receive relocation expenses from-the landlord, in the amounts specified in section
37.8C(a).

(c) On or before the date of service of a Covered No-Fault Eviction Notice, the landlord ghall notify all occupant(s) in
the unit in writing of the right to receive payment under this section 37.9C and the amount of that relocation and shall
provide a copy of section 37.9C. Such nofification shall include a statement describing the additional relocation
expenses availablefor Eligible Tenanis who are senior or disabled and for households with children. The landlord
shall file a copy of this notification with the Rent Board within 10 days after service of the notics, together with a copy
of the notice to vacate and proof of service upon the tenant.

{d) Alandiord who pays relocation expenses as required by this section in conjunction with a notice to quit need not
pay relocation axpenses with ‘any further notices to quit based upon the same just cause under Section 37.8(a) for
the same unit that are ssrved within 180 days of the notice that included the required relocation payment. The
relocation expenses contained herein are separate from any security or other refundable deposits as defined in
California Code Section 1850.5. Further, payment or acoeptance of relocation expenses shall not operate as a
walver of any rights a tenant may have under law.

(e) Relocation expanses shall be: .
(1) Each Eligible Tenant receiving a Covered No-Fault Eviction Notice shall recaive $4,500, $2,250 of which shall be

paid at the time of the service of the notice to quit, and $2,250 of which shall be pald when 'the unit is vacated. In no
case, however, shall the landlord be obligated under this section 37.8C(e)(1) to provide more than $13,500 in
relocation expenses to all Eligible Tenants in the same unit.

(2) In eddition, each Ellgnb!e Tenant'who is 60 years of age or older or who is disabled within the meaning of Section
12955.3 of the California Government Code, and each household with at least one Eligible Tenant and at least one
child under the age of 18 years, shall be entitled to racelve an additional payment of $3,000,00, $1,500.00 of which
shall be pald within fiftean (15) calendar days of the landlord's receipt of written notice from the Eligible Tenant of
entitiement to the relocation payment along with supporting evidence, and $1,500 of which shall be paid when the
Eligible Tenant vacates the unit. Within 30 days after notification to the landlord of a claim of entitiement to additiona

(rerocatiun expenses because of disability, age, or having children In the household, the landiord shall give written
glotilce to the Rent Board of the claim for additional relocation assistance and whether or not the landiord disputes the

aim
(3) Commencing Merch 1, 2007, these relocation expenses, including the maximum relocation expenses per unit,
shall Increase annually, rounded to the nearest dollar, at the rate of Increase in the “rent of primary residence” '
expenditure category-of the Consumer Price index (CPI) for All Urban Consumers in the San Francieco-Oakland-San
Jose Fegion for the preceding calendar year, as that data is made availablT by the United States Department of
Labor and published by the Board. .
{f) The provisions of this Ordinance shall apply to all notices to quit served on or after August 10, 2006.
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Maria Maranghi & Martha Bini
1020 Filbert Street
San Francisco, CA 94133

April 21, 2014
Xelan Properties I, LLC
Anna Swain: Property Manager
584 Castro Street PO Box 199
San Francisco, CA 94114

Anna Swain, Property Manager

I am writing to inform you that the problem of the non working front door doorbell has
yet to be resolved. As you know, we have been without a working doorbell for quite
sometime, due to the fact that your workers cut the wires that were connected to our
doorbell when the upstairs demolition at 1022 Filbert started months ago. I have
repeatedly asked you and your workers to please fix the doorbell. Your workers provided
a battery operated wireless doorbell for us to use. Ithanked them but also informed them
that the doorbell they provided did not work at all. They said they would get another
replacement but they never did nor did you.

This situation has presented many problems for the mail carriers, delivery companies as
well as to ourselves. We are especially concerned about emergencies occurring and the
fact that we will not be able to let help in to assist us because we did not hear them
knocking on the door due to a broken doorbell.

We would really appreciate it if you would take this matter seriously and please provide
us with a doorbell that works. Please call me as soon as possible to make an appointment
to have the doorbell repaired.

Thank you.

Sincerely,

Maria Maranghi Joint Tenant at 1020 Filbert Street

Martha Bim Joint Tenant at 1020 Filbert Street
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Maria Maranghi & Martha Bini
1020 Filbert Street
San Francisco, CA 94133

April 26, 2014

Xelan Properties I, LLC

Anna Swain: Property Manager
584 Castro Street PO Box 199
San Francisco, CA 94114

Anna Swain, Property Manager
I am writing to inform you that our kitchen sink is clogged, the water goes down very
slowly and there is a leak in the pipe beneath the sink. Currently, I am keeping a bucket

under the sink to prevent water damage.

I would apprecjgj"ate if you can call me to schedule a plumber to come and fix the clogged
sink and the leak in the pipe as soon as possible.

Thank you.

Sincerely,

MarialMaranghi Joint Tefant at 10% Filbert Street

oo Bt

Martha Bini Joint Tenant at 1020 Filbert Street
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Maria Maranghi & Martha Bini
1020 Filbert Street
San Francisco, CA 94133

. _ May 2, 2014

Xelan Properties I, LLC

Anna Swain: Property Manager
584 Castro Street PO Box 199
San Francisco, CA 94114

Anna Swain, Property Manager

I am writing to inform you that our stove is not working. I called the PG&G Company
and had a service man come out and inspect the stove. He said it is unusable at this time,
and can not be used again until it is repaired.

We rely on our stove to cook my mothers meals as well as our own. . We would really
appreciate prompt attention to this matter. Iam enclosing a copy of the work order and
report from the PG&E Company for your review and records.

Please call me as soon as possible to make an appointment to have the stove repaired.
Thank you.

Sincerely,

Mariz Maranghi Joint Tenant%t 1020 Filbert Street

Martha Bini Joint Tenant at 1020 Filbert Street
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DEPARTMENT OF BUILDING INSPECTION

Housing Inspection Services Division

City and County of San Francisco

1660 Mission Street 6th Floor, San Francisco, California 94103-2414

(415) 558-6220 Fax: (415) 558-6249 Email: DBIHIDComplaints@sfgov.org Website: www.sfdbi.org

NOTICE OF VIOLATION COMPLAINT: 201471351
OWNER/AGENT: XELANPROP1LIC
MAILING ' DATE: 05-MAY-14
ADDRESS: XELAN PROP 1LLC
P O BOX 691889 LOCATION: 1020 FILBERT ST
LOS ANGELES CA BLOCK: 0093 LOT: o010
NOTICE TYPE: COMPLAINT
90069
‘BUILDING TYPE: NA USE TYPE: R2
YOU ARE HEREBY ORDERED TO COMPLY WITH THE FOLLOWING REQUIREMENTS:
ITEM DESCRIPTION
THIS NOTICE INCLUDES VIOLATIONS FOR THE AREAS Housing inspector Yee investigated the complaint at the
NOTED. : subject property and observed violation(s) of the San

Francisco Housing Code which are delineated within the
Notice of Violation issued. Pertinent observations are as
follows: See report.

PAINTING REQUIRED AT CEILINGS AND WALLS (1001, Located at:
1301 HC) Kitchen walls

Bathroom walls and ceiling
Walls by front door front bedroom

Stairs where needed after repair

]

REPAIR FLOOR COVERING (1001b,j,0 HC) Located in the bathroom.

REPAIR STAIRS (1001(b)(13)HC) Located at the rear of building. Parts of the stairwell has dry
rot.

PROVIDE DATE TAG FOR ALL FIRE EXTINGUISHERS (905 Located throughout property.

HC)

PROVIDE BOTH SMOKE AND CARBON MONOXIDE In the hallway outside of the adjacent bedrooms and kitchen.
DETECTOR, CAN USE COMBO UNITS (NFPA 720/CBC

420.42)

REPAIR MALFUNCTIONING SINK (1001f HC) Located in the kitchen. Also replace old rusted sink pipe to a

new one. Rust particles are falling onto pots and pans.

REPAIR OR REPLACE MALFUNCTIONING OVEN IN THE Located in the kitchen.
KITCHEN TO ITS WORKING CONDITION. (1001 HC)

REPAIR MALFUNCTIONING DOOR BELL AND RESTORE Located at front door.
INTO ITS WORKING CONDITION (1001 HC)
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DEPARTMENT OF BUILDING INSPECTION

Housing Inspection Services Division

City and County of San Francisco

1660 Mission Street 6th Floor, San Francisco, California 94103-2414

(415) 558-6220 Fax: (415) 558-6249 Email: DBIHIDComplaints@sfgov.org Website: www.sfdbi.org

NOTICE OF VIOLATION COMPLAINT: 201471351

10 INSPECTOR COMMENTS It is the property owner's responsibility to be present or direct
his/her representative to attend, the reinspection as scheduled
on this Notice of Violation for the purpose of providing entry
to the Inspector of those areas cited within this Notice.

If the property owner cannot attend the scheduled reinspection
(as specified on this Notice) it is his/her responsibility to
secure a different inspection date and time with the Inspector.
YOUR COOPERATION IS APPRECIATED.

ALL ITEMS MUST BE COMPLETED WITHIN 30 DAYS. REINSPECTION DATE: 04 June 2014 10:30 AM
IT IS RECOMMENDED THAT THE OWNER/OWNERS REPRESENTATIVE CONFIRM REINSPECTION DATE/TIME.
CONTACT HOUSING INSPECTOR : Dennis Yee AT 415-558-6211

FOR EVERY INSPECTION AFTER THE INITIAL RE-INSPECTION, A $170.00 FEE WILL BE CHARGED UNTIL THE
VIOLATIONS ARE ABATED. SFBC 108.8
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Maria Maranghi & Martha Bini
1020 Filbert Street
San Francisco, CA 94133

May 13, 2014

Xelan Properties I, LLC

Anna Swain: Property Manager
584 Castro Street PO Box 199
San Francisco, CA 94114

Anna Swain, Property Manager

On Saturday May 3, 2014 you (Anna Swain) had your workers install a new door and
lock that leads to Filbert street and the backyard. We as tenants are entitled to have
access to the backyard from the street. You did not inform us of the new door being
installed and to date have not provided a key. It is very important that we have access to
the yard from Filbert street because our back stairs are unsafe and in need of repair. It
poses a problem for us to get to our storage unit which is located in the yard in which we
need to access frequently. Not having a key is creating an unsafe situation.

It would be greatly appreciated if you would please provide us with a copy of the key as
soon as possible.

Thank you.

Sincerely,

)77 Al ; >77
Marih-Maranghi Joinf Tenant /1020 Filbert Street

Martha Bini Joint Tenant at 1020 Filbert Street
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24-HOUR NOTICE OF
INTENT TO ENTER PREMISES

To: ALL OCCUPANTS
Address: 1020-22 FILBERT STREET Unit # 1020
SAN FRANCISCO , CA

Dear Resident:
Please be advised that the Owner/Agent or Owner's/Agent’s employee(s) will enter above

listed premises on or about (pate/Timey tues & Wed 6/3 and 6/4 between 10 and 3.30 2014
during normal business hours for the reason listed below:

DTO make necessary or agreed repair(s) and/or improvement(s)

DTo exhibit the premises to: [J a prospective tenant, [Jworkers and/or
contractors
Other:

Note - failure to provide access is a basis for eviction. The work to be performed is per complaint

inspection by Housing Depariment. Additional fees incurred to secure acces will be billed to tenant.

If you have any questions, please don't hesitate to call.

Owner/Agent: XelanProp LLC

Date: _06/02/2014 : Phone: 323244 9178

ThIS notice is given in accordance with the provisions of Section
1954 of the California Civil Code.

AOA Fomn No. 130 {Rev. 04/06) - Copyright 2006 - Apanmunt Owners Association of Califomia, Inc. - www.aocausa.com
+» San Femando Valley (B18)9B8-9200 =Los Angeles (323}937-8811 » Long Beach (562)597-2422 » Garden Grove (714}539-6000 » San Di=go (619)2B0-7007 » Northem California (510)768-7521
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THREE DAY NOTICE TO CURE OR QUIT

TO: MARIA MARANGHI, SERGIO MARANGHI, MARTHA BINI, AND ALL
OCCUPANTS IN POSSESSION of the real property commonly known as 1020 Filbert Street,

* San Francisco, California 94133 (“the Premises™).

PLEASE TAKE NOTICE that you have violated California state and local laws,
and grounds for eviction are also stated in the San Francisco Residential Rent
Stabilization and Arbitration Ordinance Section 37.9 that provides: (a) A Landlord shall
not endeavor to recover possession of a rental unit unless: (2) The tenant has violated a
lawful obligation or covenant of tenancy other than the obligation to surrender possession
under proper notice and failure to cure such violation after having written notice thereof
from the landlord... (3) The tenant is committing or permitting to exist a nuisance in, or
is causing substantial damage to, the rental unit, or is creating a substantial interference
with the comfort, safety or enjoyment of the landlord or tenants in the building, and the
nature of such nuisance, damage or interference is specifically stated by the landlord in a
writing as required by Section 37.9(c)...

The written House Rules for the property located at 1000 - 1022 Filbert Street
San Francisco, CA 94133, provide: ,

IV. NOISE AND CONDUCT

Tenant shalt bc courteous to all other tenants, Tenant shall not make or allow any
excessive noise in the unit nor permit actions, which shall interfere with the rights,
comforts or conveniences of other persons, especially between the hours of 10:00 p.m.
and 8.00 a.m., that including cleaning in common areas, doing laundry in the laundry
room (if applicable), operating machinery, equipment, playing with toys with wheels or
motors, or toys that pound. .

Tenant shall refrain, and shall ensure that Tenant’s guests likewise refrain, from
activities and conduct outside of the unit (in common areas, parlcmg areas, etc.) which are
likely to annoy or disturb other persons.

Tenant is responsllble for the conduct of his or her guests. Bad conduct or }‘Jropcrty
damage or destruction by a guest shall be charged to the Tenant. Tenant shall not permit

-any person on the premises with his permission, to willfully or wantonly destroy, deface, .

damage, impair or remove any part of the structure or rental unit, or the facilities,
equipment, or appurtenances thereto, or do any such thing himself.

Any acts of harassment, verbal abuse, or property damage by any tenant upen another
tenant, the landlord, or its representatives shall be grounds for eviction.

V. CLEANLINESS AND TRASH

Tenant shall keep the rental unit clean, sanitary and free from objectionable odors and
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Tenant shall maintsin their own garbage service and put garbage cans on the curb for
pick up timely and as required. No more than six persons may use one garbage can. -
Tenant shall pay for the use of additional garbage cans as the occupancy of his rental unit
requires.

Tenant shall ensure that trash and other materials are not permitted to accumulate so as to
cause a hazard or be in violation of any health, fire or safety ordinance or regulation.

Tenant shall ensure that garbage is not permitted to accumulate and that it is placed in the
trash containers provided for that purpose on a daily basis. Tenant shall ensure that large
boxes are broken apart before being places in the trash containers. Tenant shall be
responsible, at Tenant’s expense, for hauling to the dump those items too large to fitin
the trash containers.

YOU HAVE VIOLATED AND CONTINUE TO VIOLATE state law and the foregoing
Rent Ordinance, and have breached the above lawful obligations and covenants of your tenancy:
1) Committing and continuing to commit acts of domestic violence upon each other in and about
the Premises; 2) By mutually physically and verbally abusing each other in and about the
Premises so that other tenants, neighbors, the landlord’s management and contractors could hear
and witness it; and thereby disturbing the peace and scaring thern; 3) By throwing hard objects
at each other during domestic disputes that caused damage to the interior of the Premises; 4) By
causing emotional distress upon other persons who witness the aforementioned domestic
disputes and violence; 5) By Maria Maranghi’s moving her husband, Sergio Maranghi, a
notorious, convicted international drug broker, into the Premises after he got out of prison )
without prior written request to landlord or property manager to do so, and engaging in loud
fights with him; 6) By allowing your guests to damage the Premises and verbally abuse and
scream at property managers; 7) By forcing the landlord to repair the damage to the Premises
caused by you and your guests, and refusing to pay for it; 8) By maintaining that each of you is
entitled to possession of the Premises and none of you has move out of the Premises to ensure
peace the others in the Premises and the neighbors’ property; 9) By trespassing upon the
neighbor’s property by gaining access to the upper level of the building, which is outside the
Premises, and using the neighbor’s roof as a garden; 10) By smoking and allowing your guests
to smoke in and around the Premises and the landlord’s building; 11) By your carelefss handling
of your van which causes ge to other people’s parked cars; 12) By leaving your garbage
bin on the street and leaning against the building and thereby creating an eyesore; 13) By lying
to Management and cancelling your garage service, and thereafter putting your garbage in other
tenants’ and neighbors’ garbage bins; 14) By failing to maintain and keep the Premises in clean,
uncluttered, and sanitary condition; and 15) by substannally interfering with the comfort, safety
and enjoyment of others by the aforementioned acts and omissions.

PLEASE TAKE FURTHER NOTICE that if the foregoing curable violations of the San
Francisco Residential Rent Stabilization and Arbitration Ordinance and breaches of covenants of
tenancy are not cured within THREE DAYS after service of this notice upon you, you must
vacate the Premises and deliver up possession of the Premises to the landlord. Your failure
either to cure the breaches of such lawful obligations, or to vacate the Premises within the
designated three-day period may result in legal action being taken against you to: 1) declare a
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forfeiture of your veri)al month-to-month rental agreement, (2) recover possession of the
Premises, (3) costs of suit, and (4) recover damages for each day that you occupy the Premises

~ after the periods covered by this Notice.

This Notice is being served upon you in accordance with the provisions of the San
Francisco Rent Stabilization and Arbitration Ordinance, and the grounds for this Notice are also
set forth therein in that the above matter is in violation of Sections 37.9(a)(2) and 37.9(a)(3).

Advice regarding this Notice is available from the San Francisco Residential Rent
Stabilization and Arbitration Board located at 25 Van Ness Avenue, Room 320, San Franclsco
California 94102, (415) 252-4600. A

This Notice supersedes all other notices previously served upon you by the Landlord or
its representatives.

Dated: June 28, 201‘{ %«} %W

/KAREN Y. AICHLY
Authorized Representati%g f4r Owner

. XELANPROP 1,LLC
(415) 563-9300




At the time of service I was at least 18 years of age;'anfd I served:
as follows: | THREE DAY NOTICE TO CURE OR Qui:r

TO: MARIA MARANGHI, SERGIO MARANGHI, MAR‘I‘HA BINI, and All Occupants

n. Possessmn
l

PREMISES: 1020 Filbert Street, San Franclsea, CA 9413%

. On : ,2014at ;. .m,] personally delivered a copy of the sbove
document(s) to cach person hsted below as follows: :
i
}  Martha Bini

Maria Maranghi R Sm:gio Maranghi
, 2014 at _a_ 5 0m, Ipcsted a'copy of the above docum:ant(s) ina

On Junt 253

E_o;spmmus place on the premises because I could not find a person of suitable age or discretion

at the premises, nor at any knows place of residence or business of any person named in the

notice.; and !

OR . , : ;
On ,20148t__: .1 lefc acopy with

who is of suitable age and dlscrctmn, at the known place of refndence or business of any puson

named in the notice., attheaddrwssbatedbelowand :

: V/ On T&M R ,2014, Imalledatme andcoxrectcopyofthsabove

domnnent(s) in a separate envelope to éach person Hsted below by first clags mail, postage

prepaid, from San Francisco, California, as follows: |

.
L

on. the following parties:

Maria Maranghi, Sergio Maranghi, Martha i
Binj and All Occupants in Possession
1020 Filbert Street ~ :
Sen Frausisoo, CA. 94133 : |

I am / not a registered California process server. 1 declare under penelty of pemury under
the laws of the State of California that the foregoipg is true and correct.

Dated: June 2.9, 2014

S%4 C»ksrmo ﬁfrwlm%

" {(address)

Chal ﬁL&Nqu—o CA %HVL

\\ 1220 w'u 12dp
(tetephone m:mbe.r) ;
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INTENT TO ENTER PREMISES

" To: Tenants
Address: omofipes® - FlLaelY J20D20 Unit # J.OZ_Z)
San Francisco CA

Dear Resident:
Please be advised that the Owner/Agent or Owner's/Agent’s employee(s) will enter above

listed premises on or about (pate/timey Thur 12/4 between 12 and 4; Friday 9 to 2pm , 2014
during normal business hours for the reason listed below:

]

‘ |:|To make necessary or agreed repair(s) and/or improvement(s)
|:|To exhlblt the premises to: [ a prospectlve tenant, CJworkers and/or

contractors
|:| Other:

mildolndesae cpairs and inspect. SMAKE DETECTORS 1 HAULIAY AND
BEDRIOMS

If you have any questions, please don't hesitate to call.

MW Lic
Owner/Agent: Saniig-

Date: 12/3/14 Phone: 415691 1264

This notice is given in accordance with the provisions of Section
1954 of the California Civil Code.

AYnfa
v
b 1065 - Aparime

t Owners Association of Califomia, Inc. - www.acausa.com




