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OFFICE OF THE ASSESSOR-RECORDER - CITY & COUNTY OF SAN FRANCISCO

MILLS ACT VALUATION
APN: 0866 009 Lien Date: 7112016
Address: 101-105 Steiner Street Application Date: 4/29/2016
SF Landmark No.: N/A Valuation Date 7/1/2016
Applicant's Name: Jason Monberg & Karli Sager Valuation Term 12 Months
Agt./Tax Rep./Atty: None Last Sale Date: 12/9/2015
Fee Appraisal Provided: No Last Sale Price: $2,700,000
FACTORED BASE YEAR (Roll) VALUE INCOME CAPITALIZATION APPROACH SALES COMPARISON APPROACH
Land $1,620,000 |Land $918,000 |Land $1,695,000
Imps. $1,134,608 |Imps. $612,000 |Imps. $1,130,000
Personal Prop $0 |Personal Prop $0 |Personal Prop $0
Total $2,754,608 |Total $1,530,000 |Total $2,825,000
Property Description
Property Type: Multi-Family Year Built: 1900 Neighborhood: Hayes Valley
Type of Use: Multi-Family (Total) Rentable Area: 6726 Land Area: 2,735
Owner-Occupied: Yes Stories: 3 Zoning: RH-3
Unit Type: Residential Parking Spaces: 3 Car Garage
Total No. of Units: 3
Special Conditions (Where Applicable)
Unit #105 was identified as owner-occupied per the Mills Act Historical Property Contract Application.
Conclusions and Recommendations
Per Unit Per SF Total
Factored Base Year Roll $918,203 $410 $ 2,754 808
Income Approach - Direct Capitalization $510,000 $227 $ 1,530,000
Sales Comparison Approach $941. 667 $420 2,825,000
Recommended Value Estimate $ 510,000 $ 227 $ 1,530,000

Appraiser:

Bryan Bibby

Principal Appraiser: Greg Wong

Date of Report: 8/9/2016
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SUBJECT PHOTOGRAPHS AND LOCATOR MAP

Address: 101-105 Steiner Street
APN: 0866 009
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_ INCOMEAPPROACH
101-105 Steiner Street .

Address:

Lien Date: 7/1/20186
Monthly Rent Annualized
Potential Gross Income $13,780 X 12 $165,355
Less: Vacancy & Collection Loss 3% ($4,961)
Effective Gross Income $160,395
Less: Anticipated Operating Expenses (Pre-Property Tax)* 15% ($24,059)
Net Operating Income (Pre-Property Tax) $136,335
Restricted Capitalization Rate
20186 interest rate per State Board of Equalization 4.2500%
Risk rate (4% owner occupied / 2% all other property types) 2.6667%
2015 property tax rate ** 1.1826%
Amortization rate for improvements only

Remaining economic life (Years) 0.8000%

Improvements constitute % of total property value 8.8993%
RESTRICTED VALUE ESTIMATE $1,531,984
ROUNDED TO $1,530,000
Rent Roll as of 1/1/2016

Unit # Bdrm/Ba SF Move in Date | Monthly Contract Rent Annual Rent Annual Rent/ Foot

101 3/2 2,242 Established $2,480 $29,755 $13.27

103 4/2 2,242 Vacant/Market $5,650 $67,800 $30.24

105 3/2 2,242 Vacant/Market $5.650 $67.800 $30.24

Total: 6,726 $13,780 $165,355 $24.58
Unit # SF Occupancy Weight Risk Factor Overall

101 2,242 Tenant 33.33% 2.00% 0.667%

103 2,242 Tenant 33.33% 2.00% 0.667%

105 2,242 Owner 33.33% 4.00% 1.33%

6,726 100.00% 2.667%
Notes:

*Annual Operating Expenses include water service, refuse collection, insurance, maintenance and property management,
lypically sstimated af 15% of effective gross incomes.

Based on laxpaysr’s report detail of condition items from the Mills Act Historical Property Contract Application, remaining
BCOnomic iife concluded to be 50 years. A 2.00% annual amoriization rate is applied,

The Mills Act Application included a 2016 rent summary report. Unit #1071 reporisd rental income a8 noted above. Units #103 &
105 were reporfed as vacant with no rental incoms as of the 7/1/16 event date. Monthly rent for these 2 unifs were projected
using rental comp data. Annual market rent ranged from $30/sf to $36. 50/sf Fental Comp #4 was weighted more than the
others due io its similar GBA rangs, similar total rooms count & muitiple baths count fo the subject Market rents for both of the
subject's vacant unils were concluded fo be between 330751 to $31/5f (annual} and squated fo & monthly rent of $5,850 for sach
unit. The market rents for both of these units were concluded to be the same due io the offsets from the additionsi bedroom
and bath counts for Unit #103 compared to the superior condifion and floor location for Unit #1058, The projected markef rent

amount includes one garage parking space psr unijt

2. The unit sguare footage lsted on the Mills Act A
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RESIDENTIAL INCOME PROPERTY MARKET ANALYSIS

The subject has some deferred maintenance items per the Mills Act Application

mmmmmﬁmmm

rating. Of note, Unit #105 features an altered fioor plan

|APN
f
Address 101-108 Steiner Street
|sales Price T
|s/Gea Ll
$ / Unit Fiy
| Gross income (PGI)
2= 0 -
Avg. Monthly Rent/Unit
N L i e 2 b =~ L 53 -
[Cien Date / Date of Sale 0701116 06/16/16 04/08/16 0827116
|Neighborhood Hayes Valey Hayes Valey/Busy Strest 86,000 Hayes Valley Eureks ValleyDolorss Heights
|Proximity to Subject - Within Reasonadie Proximity WHnin Heasonable Proximity within K Proxmay
|Site (sq.ft.) 2735 3436 (21,030) 1,475 37,800 5,250 (75.450)
Year Built 1800 1900 1900
Condition Average Good (143,000) Good (121,000}
|Gross Bidg. Area 6,726 6,375 445,200
o of Room Count oo Room Count <
Unts | OLA | Total| Bed Batn Units | Total | Bed | Batn Units Bed | Bath
|Residential UnitBreakdown | 1 | 2242 | 6 | 3 2 1| 8] al 18 40,000 1| a] 2 1 40,000
1 |22 7] & 2 1 7] 3] s 40,000 1] 5] 3 1 40,000
1 |22 7] 3 2 1| 8] a] 15 40,000 1] 5] 3 1 40,000
1] 4] 2 1 (115,000)
Total 3 [er2e|20] 10 6 3|l 21] 9] as a|w5] s 3 4 4
Parking Spaces 120,000
|Net Adj. (total) 602,000
[ADJ. SALES PRICE
Adj. § Per Foot
REMARKS = S = s e TR s R e v

mm&mupduumplmhu-rn.ma.mmmmmmwmw,wuwaaambu-ummmm.mmewwh

|the Mills Act Application Report appears 1o include the enciosed rear porches. Due to condition issues and the legality of this added area, it was not included in the overall GBA of the

subject. The subject’s total rooms count, bedrooms count and baths count were based on the subject's listing history and building plans submitted to DBI

Site size adj warranted for all comps and was adj. at $30/sf. GBA adj. warranted on ail comps and ad). at $200/sf. Parking space adj. warranted for all comps and ad). at $40,000 per

|space. Condition adj. was warranted for Comps #1 & 2 due 1o their overall better condition than the subject. Adj. at 5% of the sales price. Bath adj. at $40,000 each. Half bath adj. at

$20,000 each. Number of units adj. at $75,000 per unit variance. Traffic adj was warranted for Comp #1 due to its busy street attributes. Adj. at 3% of the sales price

Although ail comparables were given consideration in the final value conclusion, Comp #1 was weighted more than the others due 1o its recant sale, similar GBA range {0 the subject and

its same neighborhood location as the subject Compt?waﬂocﬂodm!hemmnqhbonmdlamemqm Comp #3 was a recent sale 10 the event date analyzed

THE ESTIMATED MARKET VALUE AS OF

1-Julk-18

IS Land
Improvements

TOTAL

$1,695,000

§1.130,000
$2,826,000
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