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1A. MILLS ACT APPLICATION
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APPLICATION FOR

Mills Act Historical Property Contract

Applications must be submitted in both hard copy and digital copy form to the 'F!annlng Department
at 1650 Mission St., Suite 400 by May 1sl in order.to comply wilh the timelines established in the

Applicallon Guide. Please submit anly the Applicalion and required documents.

1. Owner/Applicant information (1f more than three owners, attach additional sheets as necessary.)

PROPERTY (YANER { NALIR: TELEFHIONE: i
 RawTREL Q33 MA{ZKET NECO LA Ca93es-s653
rFHDPEHTYOWNEFIIADDRESS """" B
28202 Cabot Road, Ste. 300, Laguna Hpqgei CA, 92677 | icheck@raintreepartners.com
PROPEATY OWNERZNAME: R 7 [TELEPHONE:
()
FROPEATY OVINEA 2 ADDRESS: EMAI:
PROPERTYOWNERaNAME ~ ~~ ~ 77 7Tt T Tt e ERHONE:
()
| PROPERTY OWNER 3 ADDRESS: - EMAIL

‘2, Subject Property Information

FROPERTY ADDRESS: 2P CODE:

973 Market Street, San Francisco, CA _ 94103

PROPERTY PURCHASE DATE: ASSESSOR BLOCKAGTS:

5/11/2012 : Block 3704/ Lot 069

MOST RECENT ASSESSED VALUE: | ZONING DISTRICT: T e
§32,658,439 | c.3.6 |

e e e o A el o e e e I e 1 St e o s g . A B e, S | o S s mars B ]

Are {axes on all property owned within the Cily and County of San Francisco paid todate?  yes &1 NoO [ |

Is the entire property owner-occupled? vyes{ nNO[R
If No, please provide an approximate square footage for owner-occupled areas vs. rental
income (non-owner-occcupled areas) on a separate sheet of paper.

Do you own other property In the City and Counly of San Francisco? YyES Xt NoOJ
If Yes, please list the addresses for all other properly owned within the Cily of San
Francisco on a separate sheet of paper.

Are there any outslanding enfarcement cases on the properly from the San Francisco YES[] NO
Planning Department or ihe Depariment of Bullding Inspection?

If Yes, all outstanding enforcement cases must be abated and closed for eligibllity for

the Mills Act.

Ifwe am/are the present owner(s) of the property described above and hereby apply for an historical property
contract. By signing below, [ affirm that all information provided in this application is true and correct, I further

swear and affinn thyt false information wiil be subject to penalty and revocation of the Mills AcyContyact.
Date: OHIZM ] [F=

Owner Signature: _
Date: ‘! "r...q] -2
L] L]
Date:

Owner Signature:

Owner Signalure:

Mills Act Applicatlon
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3. Property Value Eligibifily.
Choose one of the following options:

The properly is a Residential Building valued at less than $3,000,000. YES[J NO[]

E_Tha properly is a Commercial/lndustrial Building valued al less than $5,000,000. YEs[1 nolX

*f the propany value exceeds these options, please compleie the following: Application of Exemption.

Application for Exemption from Properly Tax Valuation

If answered “no” to either question above please explain on a separate sheet of paper, how the property meets
the following two criteria and why it should be exempt from the property tax valuations. See attached.

1. The site, building, or object, or structure is a particularly significant resource and represenls an excepltional
example of an architectural style, the work of a master, or is associated with the lives of significant persons ot

evenis important to local or natural history; or
2. Granting the exemption will assist in the preservation of a site, building, or abject, or structure that would

otherwise be in danger of demolition, substantial alteration, or distepair. (A Historic Structures Report,
completed by a qualified historic preservalion consuttant, must be submitted in order to meet this requirement.)

4, Property Tax Bill
All property owners are required to attach a copy of their recent propariy tax bill.

——emy

PROPERTY OWNER NAMES:

| Raintree Pariners cla Lﬂ,d”m b HARKQ’ Newn We

MOST RECENT ASSESSED PROPERTY VALUE: |

$3268843900 ,NI

" PROPERTY ADDRESS: T o

973 Market Street, San Francisco, CA 94103 |

5. Olher Information
All property owners are required to attach a copy of all other informalion as outlined In the checklist on page 7 of

this application,

By signing below, I/we acknowledge that I/we am/are the owner(s) of the structure referenced above and by applying
for exemplion from the limitations certify, under the penalty of perjury, that the information attached and provided

is accurale,

Owner Signalure; Date:

Owner Signalure. . Date: _M z
Date:

Owner Signature:

Mills Act Applicalion
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5. Hehabmtatron/Fiestorataon & Mamtenance Plan
I

A 10 Year Rehabilitation/Restoration Plan has been submitted dela:lmg work to be YESX] NO[]

performed on the subject property
i
A 10 Year Maintenance Plan has been submitted detailing work to be performed on YESK NO [
the subject property
Proposed work will meet the Secretary of the Interior’s Standards for the Treatment of ves[¥ No (]

Historic Pmpr.-rtrcs and/or the California Historic Building Code

——— i A S e e i St A tmna tr

Property owner will ensure that a portion of the Mills Act tax savings will be used to ves[@ No[J
finance the preservation, rehabilitation, and maintenance of the property

Use Lhis form to oulline your rehabililation/restoration plan. Copy Lhis page as necessary to include all items that
apply to your property. Begin by listing recently completed rehabilitation work (if applicable) and continue with
work you propose to complete within the next ten years, followed by your proposed maintenance work. Amranging
all scopes of work in order of priority.

Please note that ail applicable Codes and Guidelines apply to alf work, including the Planning Code and Building Code. If
components of the proposed Plan require approvals by the Historic Preservation Commission, Planning Commission,
Zoning Administrator, or any other government body, these approvals must be secured prior to applying fora
Mills Act Historical Property Contract. This plan will be included along with any other supporting documents as

part of the Mills Act Historical Property contract.

#___ (Provide & scope number) BUILDING FEATURE:

Rehab/Restoration (] Maintenance {1 Completed [ Proposed [
CONTRACT YEAR FOR WORK COMPLETION: -

TOTAL COST (rounded to nsrest doilar):

DESCRIPTION OF WORK:

See aftached.

Mills Act Application
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1B. OTHER PROPERTY OWNED WITHIN THE CITY OF SAN FRANCISCO

Raintree 973 Market Newco LLC (dba. Raintree Partners) owns one other property in the City of
San Francisco. That property is located at 2051 Third Street, San Francisco. This property is on

Block 3994, Lot 084.

Wilson Building: Mills Act Application Page 7
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2. HIGH PROPERTY VALUE EXEMPTION FORM & HISTORIC STRUCTURES
REPORT

The Wilson Building is a Commercial/Industrial Building valued at more than $5,000,000. The
building is a particularly significance resource and represents an example of an architectural
style and is associated with significant events in San Francisco’s history. The Wilson Building
has been identified as a contributing resource within the Market Street Theatre and Loft District.

The Historic Structures report was completed by Heritage Consulting Group. Based in Portland,
Heritage is a national leader in the historic preservation field. Since forming in 1982, the
company has completed over 350 National Register nominations and completed historic tax
credit projects totaling more than $3 billion in construction. Current projects include Macy’s
Herald Square Store in Manhattan, the IBM Building in Chicago, and Union Station in Denver.
The firm has been involved in several rehabilitation projects in the Bay Areas and in San
Francisco, including the Haslett Warehouse.

DESCRIPTION OF THE BUILDING

The Wilson Building is located on Lot 069 of Block 3704 in the City of San Francisco, San
Francisco County, California. Market Street is the primary arterial through downtown San
Francisco, running diagonally along a SW-NE axis with two lanes of traffic that also
accommodates bus and trolley service. Market Street separates the SoMa neighborhood, where
blocks and streets run parallel and perpendicular to Market from Downtown San Francisco,
where blocks and streets have a truer north orientation. The property is more or less centered in
the City Center on Market; Powell Street is located two blocks to the northeast; Civic Center/UN
Plaza is located to two blocks to the southwest.

Wilson Building: Mills Act Application Page 8
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Setting: The building is located on an interior parcel in a highly urbanized setting. The building
sits on the southeast side of Market Street and on the north side of block 3704. That block is
bounded by Market Street on the northwest and Stevenson Street on the southeast; Fifth Street on
the northeast and Sixth Street on the southwest. While Market, Fifth and Sixth are major traffic
streets, Stevenson is a secondary, almost alley-like street that runs only from Fifth Street to the
mid-block of Seventh Street. Block 3704 is more or less rectangular and measures 170 feet at
the NW-SE axis and 825 feet on the NE-SW axis.

Parcels on Block 3704 are run the length from Market to Stevenson with the facade on Market
serving as the “front door” and the facade on Stevenson as the “rear” or “service” side.

Buildings are built to the lot lines without landscape features. The street wall along Market is
irregular but features a typical commercial form with ground floor retail spaces. At the corner of
Fifth and Market, to the northeast, is the six -story, 200,000 square foot, 1912 Hale Brothers
Department Store (NR). At the opposite southwest corner of the block, at Sixth and Market, is
the sixteen-story Hewes Building, built in 1908 and reclad in 1963. Adjacent to that and
adjacent to the Wilson Building is the earlier 1900 seven-story Hales Brothers Department Store.
At the center of the street wall, beginning northeast of the Wilson Building, however, are roughly
a dozen low-rise buildings of varying heights. Apart from the three buildings mentioned here,
the street is marked by vacant and boarded-up buildings. By way of reference, the northeast
boundary of the National Register district is the northeast party wall of the Wilson Building.

Site: The site is 8,372 square feet. It is rectangular in form, running 170 feet NW-SE and 49.3
feet NE-SW.

Structure: As originally built, the Wilson Building was seven-story structure with vaulted
basement and a partial mezzanine. Although the original structure is unknown, it likely was an
unreinforced masonry structure. When rebuilt in 1906, the new structural system was reinforced
concrete with concrete columns and decks. The perimeter walls are masonry. The columns
divide the floor plate into a grid of three bays SW-NE and ten bays SE-NW. The three bays are
14.5 feet at the center and 17.5 feet flanking. The SE-NW bays are evenly spaced at 17 feet.
Floor heights are 18.5 feet at the first floor, 13.5 feet at the second floor, 12 feet at floors three-
six, and 16.25 feet at the seventh floor. In 1983, the building was seismically upgraded with the
addition of shear walls. In the most recent abandoned attempt to adapt the building into
condominiums, a nearly full mezzanine was inserted above the 7" floor; it is held back one bay
off the two street facades. Additionally, a full height light well, two bays deep and two bays
across, was inserted at the center southwest, while the mezzanine at the first floor was
reconfigured. Finally, the entire building upgraded structurally with new shear walls and steel
bracing to meet current seismic codes.

Exterior: The building has a single primary fagade facing northwest onto Market Street. It has a
secondary fagade facing southeast onto Stevenson Street. The southwest wall is a masonry party
wall. The northeast wall is also a masonry party wall but exposed above the two-story adjacent
building.

Wilson Building: Mills Act Application Page 9
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Market Street Fagade: The most compelling feature of the Wilson Building is the Market Street
fagade. It is clad entirely and elaborately in terra cotta. Vertically, the facade is divided into
three equal bays. Horizontally, it is organized into multiple elements:

The ground floor originally featured traditional three storefronts with plate glass over wood
bulkhead. The bay structure was expressed at the street with the use of heavy fluted columns.
Above the storefront was large transom, likely of leaded prism glass. When first built, the
storefront level featured a central entry with flanking show windows and a secondary entry at the
northeast. At some point, likely in the early 1920s when the Eilar Music House moved, the
storefronts were modernized to accommodate multiple retail tenants. A 1944 photograph of the
building shows a storefront level that has been modernized and reorganized in a rather chaotic
fashion with two full-bay storefronts at the southwest and the remaining bay divided into a
building entry and another smaller retail entry. At this point, the transom was either removed or
covered as was the terra cotta below the belt course. Each storefront appears to have its own
design with its own materials. In the 1990s, the ground floor was modernized with the removal
of all elements other than the two central columns. A modern commercial grade anodized
aluminum storefront system was then installed recessed behind the street face. During the most
recent project, these storefronts were removed and presently the openings are voids.

Above the storefront level, the terra cotta decoration defined several additional elements. At the
second floor, each bay has a tripartite window surmounted by a pediment, separated and framed
decorative pilasters with lion heads atop brackets; at the outside, these are paired. Floors three-
six are grouped with the use of a complex terra cotta frame. Finally, the seventh floor is an attic
story with each bay featuring a group of three windows separated by columns. At the roof line is
an elaborate terra cotta cornice. Terra cotta panels and belt courses further define floors. In
general terms, the decoration tends toward the geometric and is Byzantine in style, balanced by
large window openings that emphasize the building’s skeleton. All windows have been replaced
with wood clad, but many window openings are simply open.

Stevenson Street Fagade: The Stevenson Street facade is a secondary fagade facing southeast. It
is built of utilitarian red brick in natural gray mortar. Vertically, it is divided into three equal
bays. The two bays to the south are identical with large window openings featuring tripartite
windows. The bay to the north is of similar size but has paired windows separated by a brick
pilaster. Horizontally, fenestration divides the fagade into seven floors, of which the upper six
floors are essentially identical. Each bay on the ground floor has a large single opening; these
have been covered with painted plywood. Windows here are replacement wood clad, though
many window openings are simply open.

Northeast Party Wall: The northeast party wall is a blank wall built of common red brick with
natural gray mortar.

Interior: In general terms, the building is void of interior elements. In the mid-2000s, the
building was being adapted for condominiums. This included a seismic upgrade, removal of
most interior features and the insertion of a light well at the center. It also included
reconfiguring the mezzanine and inserting a floor above the seventh. Floors are concrete;
perimeter walls are exposed brick and in many instances retain scarring from the 1906
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Earthquake and Fire. In the 1906, the building was built as a reinforced concrete system with
distinctive floor pans and column supports. Most of these elements are still visible.
Additionally, at the northeast corner is a full height concrete stair with wood and decorative iron
railings. This element is also intact.

Alterations:

The Wilson Building underwent a rehabilitation using Federal Historic Tax Credits and work
completed is in conformance with the Secretary of the Interior’s Standards for Rehabilitation.

In the mid-2000s, the previous owners embarked on a plan to adapt the building for
condominiums. This work involved a seismic upgrade, removal of the storefront, replacement of
the windows, painting the terra cotta, inserting a light well, removing interior partitions and
initiating an interior build-out for residential use. In 2010, that project was abandoned and in
2012, the property was acquired by the current owners.

Character Defining Features:

As identified in the Market Street Theater and Loft District National Register District, “The
Wilson Building is an eight-story loft building described in Splendid Survivors as ‘a handsome
skeletal design with extremely rich decorative terra cotta panels. A three-part vertical
composition with Sullivanesque/Byzantine ornamentation.”” The most prominent character
defining feature is the terra cotta on the north elevation. The north elevation also includes a
clearly defined fenestration pattern typical of early steel constructed buildings. This window
pattern is also on the south elevation.

Conditions Assessment:

At the time the property was purchased by Raintree the building was gutted by the previous
owner. On the exterior, the storefronts were removed and the street level area was boarded up.
The terra cotta was in good condition. The previous owner removed and replaced the windows
with tripartite, Chicago-style window with transoms. When Raintree acquired the building, the
interior was largely vacant with exposed masonry walls at the perimeter, concrete floor, concrete
ceiling, and concrete columns.

Today the building is in good condition overall. Both the exterior and interior are well
maintained and subject to regular inspection (See Rehabilitation and Maintenance Plans).

Treatment Recommendations:

The building ownership understands that there is a necessary level of maintenance that is
synonymous with owning a historic building. In addition to regular inspection and maintenance,
the ownership will abide to the following guidelines: 1) know the building, 2) do no harm,

3) address problems early, and 4) prepare for disaster.

Know the building — It is essential to have a single person who understands and routinely
inspects the buildings. This function is especially important given the substantive work
completed on the building, including the new mechanical systems. New systems have a potential
for failing, new uses create new stresses, new materials may change how the historic materials
perform. While such circumstances are remote, it is important to that one single individual
monitor the building’s performances and come to understand its idiosyncrasies. Routine
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inspections will build that knowledge and ensure the continued integrity of the building and its
systems.

Do no harm — It is essential to establish protocols for cyclical maintenance of character defining
features, materials and finishes. All too often, fundamental damage is done in the name of
maintenance. Through the tax certification process, the historically important elements have
been identified. It is equally important to be clear on how they are to be maintained.

Address problems early — It is essential to establish protocols for addressing problems early and
effectively. The preservation and use of a building are inherently contradictory. Preservation
often conflicts with hotel financial realities. Small problems have a tendency to either be
telltales of larger problems or become larger problems themselves. Before problems relating to
historic fabric arise, it is valuable to establish the protocols for crafting the solutions. Who needs
to be involved in making the decisions? Who needs to be consulted? Who needs to be
informed? And who makes the final decision?

Prepare for disaster — It is essential to establish protocols for those unfortunate but all too real
situations when emergency repairs are needed. It is similar to the situation above, but time is of
a greater ingredient. In responding to emergency situations and unplanned repairs: Who needs
to be involved in making decisions? Who needs to be consulted? Who needs to be informed?
And who makes the final decision?

Future Work:

Inevitably, occasions will arise for substantive work on the building. This work may be planned,
perhaps prompted by the periodic inspections, or unplanned, the result of the emergency
situations. Any such work must be planned following the Secretary of Interior’s Standards for
Rehabilitation. As the apartment units turn-over, each unit will be inspected, elements will be
repaired as necessary and/or replaced in kind.

Within the scope of the next twenty years, the owners anticipate altering the windows and
storefronts. The roof will need to be repaired and replaced. For more information see
Maintenance Plan.

Bibliography:
Bloomfield, Anna, “Market Street Theater and Loft District,” National Register of Historic

Places, April 10,1986.

H. S. Crocker Co, San Francisco City Directories, 1910-1920

Preservation Brief #1, “Assessing Cleaning and Water-Repellent Treatments for Historic
Masonry Buildings.”

Preservation Brief #2, “Repointing Mortar Joints in Historic Masonry Buildings.”

Preservation Brief #7, “The Preservation of Historic Glazed Architectural Terra Cotta.”

San Francisco’s Architectural Heritage and Michael R. Corbett, Splendid Survivors: San
Francisco’s Downtown Architectural Heritage, San Francisco: A California Living
Book, 1979.

Sanborn Fire Insurance Maps, 1900, 1915, 1950

R. L. Polk & Co., San Francisco City Directories, 1925-1980
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HISTORY OF THE BUILDING

The Wilson Building has been identified as a contributing resource within the Market Street
Theatre and Loft District. The building was built in 1900 for Emily J. Wilson, wife of San
Francisco attorney S. M. Wilson, who had died in 1892. Prior to construction, the site along
Market was occupied by two three-story wood-framed buildings with ground floor storefronts
and lodgings above, while at the opposite side of the parcel, along Stevenson, were two-story
wood-framed lodging buildings. Excavation was announced on May 15, 1900 in Edwards
Abstract. Two months later, on July 7" a rendering by “G. W. Percy and Willis Polk,
Architects” was published in the San Francisco Chronicle. On February 15, 1901, Edwards
Abstract noted the building was complete. During construction, in September, Mrs. Wilson had
died and the ownership was vested in the Wilson Estate Company. That company retained
ownership of the building until 1975.

Although the specific designer is unknown, the architect of the Wilson Building was Percy &
Polk, an architectural partnership comprised of George W. Percy and Willis J. Polk. Percy was
the elder of the two. Born in Bath, Maine in 1847, Percy apprenticed under Francis H. Fasset in
Portland, Maine from 1866 to 1870, after which he worked in Stockton, Chicago and Boston. He
arrived in San Francisco in 1876 and subsequently established a partnership with F. F. Hamilton.
For a quarter of a century, they developed a strong reputation for public buildings. Major works
of Percy & Hamilton include the Academy of Science Building, First Unitarian Church and the
Hayward Building, all in San Francisco. In December, 1899, Hamilton died at the age of 46. It
was at that time that the 32-year-old Polk joined the 52-year-old Percy to form Percy & Polk.

Willis Jefferson Polk was born in Jacksonville, Illinois in 1867 and grew up in St. Louis, the son
of an architect. At the age of 14, Polk apprenticed in the office of Jerome Legg. In the ensuing
years, Willis Polk alternately worked for his father and brother Daniel at W. W. Polk and worked
with various architects around the country. In 1881, his father moved the family and firm to San
Francisco; and over the next decade, Willis continued his pattern of periodically working for his
father and for architects across the United States. During this time, Polk designed a number of
residences on Russian Hill and later in Presidio Heights. Polk's father retired from the firm in
1896; with Daniel Polk having departed to play banjo in vaudeville, Willis Polk was left heading
the firm and struggling to survive. Eventually, he was forced to declare bankruptcy in 1897 and
for the next couple of years; Polk worked out of his home.

The partnership of Percy & Polk was short-lived, barely the length of time it took to design and
construct the Wilson Building. The firm likely formed after May, 1900, after excavation on the
building had begun. But by July, the building’s architects were identified as “Percy & Polk™.
Yet, five months later and prior to completion of the Wilson Building, in December, 1900, Percy
died. The following year, Polk left for Chicago to work for Daniel Burnham. At this point, the
firm’s work was taken over by Henry Meyers. In addition to the Wilson Building, the firm was
completing the Hayward Building. Polk returned to San Francisco in 1903 and began to
establish his reputation as one of the Bay area’s dominant architects until his death in 1924.

The initial tenant for the Wilson Building was the John Breuner Furniture Company. The
company was founded by Breuner, a German cabinetmaker, who immigrated to California as a
gold prospector but shortly after, gained employment with the Whitney & Company furniture
dealer. In 1852, he started his own firm in Sacramento with his brother David. As the business
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prospered, Breuner was awarded the contract to furnish legislative desks for the state capital. He
also secured a subcontract for design and construction of desks for J. B. Luchsinger of San
Francisco. Reportedly the firm manufactured about 15% of its furniture and imported the
remaining 85%, focusing more on the finishing and upholstery of frames. By the 1870s, the firm
had inventory of $40-50,000. With extensive contacts in the Bay area, the company expanded to
the Wilson Building at the turn of the century. It was the sole occupant of the building with
display rooms on the lower floors, storage and manufacturing on the upper.

The 1906 San Francisco Earthquake and Fire however gutted the Wilson Building, leaving only
the front fagade and shell. The Wilson Estate rebuilt the building for $12,000. They hired
architect Henry Schulze as architect and relied on engineer John B. Leonard to transform it into a
reinforced concrete structure. Schulze, who was then 49-years-old, was the son of noted Boston
architect Paul Schulze and had begun working in the Bay area architectural field in the mid-
1870s. For the most part, he operated a singular practice and while prolific few of his works
have survived. One of the largest of his surviving works is the Folger Coffee Company
Building, finished in 1905. Leonard was trained as an engineer at Michigan State and the
University of Michigan, whereupon he settled in San Francisco and generally operated out of his
own civil engineering office. A frequent contributor to Architect and Engineer of California,
Leonard was an early advocate of concrete construction.

Upon completion, the Wilson Estate leased the entire building to the Eilers Music House. The
Eilers Music House, also known as the Eilers Piano Company, was established by Hy Eilers in
1899 in Portland, Oregon. Originally only a retailer, the firm began building good quality
pianos, including upright, grand and baby grand, and player pianos with modest success into the
1910s. They also sold pianos and organs. Over time, the firm expanded throughout the west
coast with stores in Oakland, Stockton, Reno, Seattle, Tacoma and Spokane. Eilers first opened
in San Francisco in 1905 at 514 Market Street, then opening temporarily at 520 Haight Street
before moving into the Wilson Building in 1906. As the firm expanded, it became highly
leveraged and overextended. By the late 1910s, Eilers was facing financial problems and moved
out of the Wilson Building. By 1921, Eilers faced bankruptcy, then embezzlement charges and
by 1928 the company was closed entirely.

With the departure of Eilers, city directories suggest that the building was subdivided with
multiple tenants with a high turn-over. In 1920, tenants included such diverse enterprises as
music, paint, dressmaking and physical culture studios. Five years later, tenants were new;
featuring hat manufacturing, theatrical agency, a dentist office and photograph finishing.
Through the 1930s, tenants were few and varied. Into the 1940s and beyond, the tenant mix
included booking agents, drug distributors, a dentist office, and schools for accounting,
chiropractic, and business. Again, tenants appear to only remain for a few years and without
much in the way of a cohesive industry cluster. For the most part, the ground floor tenant was
not known, but by 1990, the ground floor was occupied by Taco Bell. At that time, a new
modern storefront system of anodized aluminum and glass was installed.

By the mid-2000s, new owners embarked on a plan to adapt the building for condominiums.
This work involved a seismic upgrade, removal of the storefront, replacement of the windows,
painting the terra cotta, inserting a light well, removing interior partitions and initiating an

Wilson Building: Mills Act Application Page 14
Prepared by Heritage Consulting Group May 31, 2017



interior build-out for residential use. In 2010, that project was abandoned and in 2012, the
property was acquired by the current owners.

STATEMENT OF SIGNIFICANCE

The Wilson Building is located in the Market Street Theatre and Loft District. The district was
listed on the National Register of Historic Places on April 10, 1986 under Criterion C for
Architecture and Criterion A for Events. At the time of listing, the Wilson Building was
included in the district as a contributing resource. The Wilson Building is significant primarily
under Criterion C for its highly decorative, Sullivanesque/Byzantine inspired, terra cotta fagade.'

The district is located in central San Francisco along Market Street approximately between Sixth
and Seventh Streets. On the southwest, the boundary is the Odd Fellows Hall at 6-26 Seventh
Street. The southeast boundary runs along Stevenson Street. The northwest boundary is
irregular, extending to include portions of McAllister Street, Jones Street, Golden Gate Avenue
and Taylor Street. In total, the district includes thirty buildings, of which twenty are
contributing.

The inspiration of the district and the basis of the nomination lie with the book, Splendid
Survivors, published in 1979 under the auspices of the Foundation for San Francisco’s
Architectural Heritage. That survey researched and evaluated 790 buildings within the city’s
downtown core. Through an elaborate evaluation process, that survey then identified 102
buildings of “highest importance” and 170 buildings of “major importance”; all of these 272
buildings were considered as being individually eligible for the National Register. The Wilson
Building is identified as a member of the first group, “highest” importance, described as “a
handsome skeletal design with extremely rich decorative terra cotta panels.” It further describes
the building as a “three part vertical composition with Sullivanesque/Byzantine ornamentation.

The survey also identified eight potential National Register districts. These included the Powell
Street Corridor, Retail-Shopping District, Kearny Street District, Financial District, Commercial-
Upper Montgomery Street, New Montgomery and Market Street District, Emporium Market
Street Block and the Market Street Loft/Theater District. Of these, only the Market Street
Loft/Theater District was prepared, submitted and listed on the National Register.

The authors of Splendid Survivors described the Market Street Loft/Theater District as “an
imposing but unfortunately rundown District that includes three major elements: a group of loft
structures on the south side of Market, a collection of theaters, and two fine intersections on the
north side of Market.” Particular to the Wilson Building, the book notes the simplicity of the
skeletal design: “They are among the few downtown San Francisco buildings that reflect the
early Modernist ideals of straightforward structural and functional expressiveness.” The district
boundaries were pushed eastward to mid-block specifically to include the Wilson Building,
noting the building’s added importance as a pre-earthquake survivor.

" Market Street Theater and Loft District National Register District.
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National Register Market Street Theatre and Loft District Boundaries
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Market and 6™ Street, Looking E, October 15, 1905 (The Wilson Building is at the far left)

Market and 6" Street, Looking E, ¢. April 1906 (The Wilson Building is at the far left)
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Line Drawing, Eilers Music House Brochure, 1906
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Eilers Music House, c¢. 1910
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Wilson Building, May, 1944
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6. Drafl Mills Act Historical Propeily Agrasment

Please complete the following Draft Mills Act Historical Property Agreement and submit with your
application. A final Mills Act Historical Property Agreement will be issued by the City Attorney once the Board
of Bupervisors approves the contract, The contract is not in effect until it is fully executed and recorded with
the Office of the Assessor-Recorder,

Any modifications made to this standard City contract by the applicant or if an independently-prepared
contract is used, it shall be subject to approval by the City Attorney prior to consicleration by the Histovie
Preservation Commission and the Board of Supervisors. This will result in additional application processing

time and the timeline provided in the application will be nullified.

Mills Act Application
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Recording Requested by,

and vihen racordad, sand notice to:
Direclor of Planning

1650 Misslon Strest

San Franclaco, Callfornla 94103-2414

California Mills Act Historical Property Agreement

Wilson Building IR

PROPERTY NAME (IF ANY)

973 Market Street, San Francisco, CA 94103

PROPERTY ADDRESS
San Francisco, California

THIS AGREEMENT is entered into by and between the City and County of San Francisco, a California municipal corporation

(“City”) and Raintree Partners (“Owner/s").
RECITALS
Owners are the owners of the property located at Mﬂﬂkﬁ}ﬂ%‘gg—__, in San Francisco, California
3704 /___0R9 . The building located at 973 Market Street
BLOCK NUMEER LOT NUMBER PROFERTY ADDRESS

is dlesignated as a Conlribuling Bullding In the Market Street Thaaire and Loft Matlonal Register Distrct (e.g. “a City Landmarl pursuant to Article

10 of the Planning Code") and is also known as the _Wilson Building
HISTORIC NAME OF FROPERTY (IF ANY)

Owners desire to execute a rehabilitation and ongoing maintenance project for the Historic Property. Owners' application
calls for the rehabilitation and restoration of the Historic Property according to established preservation standards, which it

estimates will cost approximately ~Seventeen million three hundred and six thousand _($17,306,000__). See Rehabilitation Plan,
Exhibit A, AMOUNT IN WORD FOAMAT AMOUNT IN NUMERICAL FORMAT

Owners' application calls for the maintenance of the Historic Property according to established preservation standards,

which is estimated will cost approximately Nina hundred sixly-four (housand two hundred I SR |
annually. See Maintenance Plan, Exhibit B, sl NEANTH I

The State of California has adopted the “Mills Act” (California Government Code Sections 50280-50290, and California
Revenue & Taxation Cade, Article 1.9 [Section 439 et seq.) authorizing local governments to enter into agreements with
property owners to potentially reduce their property taxes in return for improvement to and maintenance of historic
properties. The City has adopted enabling legislation, San Francisco Administrative Code Chapter 71, authorizing it to
participate in the Mills Act program,

Owners desire to enter into a Mills Act Agreement (also referred to as a "Historic Property Agreement") with the City to help
mitigate its anticipated expenditures to vestore and maintain the Historic Property. The City is willing to enter into such
Agreement to mitigate these expenditures and to induce Owners to restore and maintain the Historic Property in excellent

condition in the future.

NOW, THEREFORE, in consideration of the mutual obligations, covenants, and conditions contained herein, the parties
hereto do agree as follows:

Mills Acl Application
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|, Application of Mills Act,

The benefits, privileges, restrictions and abligations provided for in the Mills Act shall be applied to the Historic Property during
the time that this Agreement is in effect commencing from the date of recordation of this Agreenent.

2. Rehabilitation of the Histaric Properly.

Owners shall undertake and complete the work set forth in Exhibit A ("Rehabilitation Plan®) altached herelo according to
certain standards and requirements. Such standards and requirements shall inelude, but not be limited to; the Secretary of the
Interior's Standards for the Treatment of Historic Properties (“Secretary’s Standares”); the rules and regulations of the Office of
Historic Preservation of the California Department of Parks and Recreation ("OHD Rules and Regulations”); the State Historical
Building Cocle as determined applicable by the Cily; all applicable building safety standards; and the requivements of the
Historic Preservation Commission, the Planning Commission, and the Board of Supervisors, including but not limited lo any
Certilicates of Appropriateness approved under Planning Code Article 10, The Owners shall proceed diligently in applying

for any necessary permits for the worl and shall apply for such permits not less than six (6) months after recordation of this
Agreement, shall commence the work within six (6) months of receipt of necessary permits, and shall complete the waork within
three (3) years from the date of receipt of permits, Upon written request by the Owners, the Zoning Administrator, at his or her
discretion, may grant an extension of the time periods set forth in this paragraph. Owners may apply for an extension by a letter
to the Zoning Administralor, and the Zoning Administrator may grant the extension by letter withoul a hearing, Work shall be
deemed complete when the Director of Planning determines that the Historic Propertly has been rehabilitated in accordance with
the standards set forth in this Paragraph. Failure to timely complete the work shall resull in cancellation of this Agreement as set
forth in Pavagraphs 13 and 14 herein.

4. Maintenance.

Owners shall maintain the Historic Property during the time this Agreement is in effect in accordance with the standards for
maintenance set forth in Exhibit B ("Maintenance Plan"), the Secretary’s Standards; the OHP Rules and Regulations; the State
Historical Building Code as determined applicable by the City; all applicable building safety standards; and the requirements of
the Historic Preservation Commission, the Planning Commission, and the Board of Supervisors, including but not limited to any
Certificates of Appropriateness approved under Planning Code Article 10.

4. Damage.

Should the Historic Property incur damage from any cause whatsoever, which damages fifty percent (50%) or less of the Historic
Property, Owners shall replace and repair the damaged area(s) of the Historic Property, For repairs that do not require a permit,
Owners shall commence the repair work within thirly (30) days of incurring the damage and shall diligently prosecute the repair
to completion within a reasonable period of lime, as determined by the City, Where specialized services are required due to the
nature of the work and the historic character of the features damaged, “commence the repair work” within the meaning of this
paragraph may include contracting for repair services, For repairs that require a permil(s), Owners shall proceed diligently in
applying for any necessary permits for the work and shall apply for such permits not less than sixty (60) days after the danmage
has been incurred, commence the repair work within one hundred twenty (120) days of receipt of the required permit(s), and
shall diligently prosecute the repair to completion within a reasonable period of time, as determined by the City, Upon written
request by the Owners, the Zoning Administrator, at his or her discretion, may grant an extension of the time periods set forth

in this paragraph. Owners may apply for an extension by a letter to the Zoning Administrator, and the Zoning Administrator
may grant the extension by letter without a hearing. All repair work shall comply with the design and standards established

for the Historic Property in Exhibits A and B attached hereto and Paragraph 3 herein. In the case of damage to twenty percent
(20%) or more of the Historic Property due to a catastrophic event, such as an earthquake, or in the case of damage from any
cause whatsoever that destroys more than fifty pevcenl (50%) of the Historic Property, the City and Owners may mutually

agree Lo lerminale this Agreement. Upon such termination, Owners shall not be obligated to pay the cancellation fee set forth

in Paragraph 14 of this Agreement, Upon such termination, the City shall assess the full value of the Historic Property without
regare lo any restriction imposed upon the Historic Property by this Agreement and Owners shall pay property taxes to the City
based upon the valuation of the Histaric Properly as of the dale of termination,

f. Insurance,

Owners shall secure adequate property insurance to meet Ouners' repair and replacement obligations under this Agreement and
shall submit evidence of such insurance to the Cily upon request,

Mills Acl Application
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6. Inspaclions
Owners shall permit periodic examination of the exterior and interior of the Historic Property by representatives of the Historic
Preservation Commission, the City’s Assessor, the Department of Building Inspection, the Planning Department, the Office of
Historic Presecvation of the California Department of Parles and Recreation, and the State Board of Equalization, upon seventy-
twa (72) hours advance nolice, to monilor Owners' compliance with the terms of this Agreement, Owners shall provide all
reagonable information and documentation about the Historic Property demonsteating compliance with this Agreement as
requested by any of the above-referenced representatives,

7. Term,
This Agreement shall be effective upon the date of its recordation and shall be in effect for a term of ten years from such date
(“Initial Termy”). As provided in Government Code section 50282, one year shall be added automatically to the Initial Tarm, on
each anniversary date of this Agreement, unless notice of nonrenewal is given as set forth in Paragraph 10 herein,

B, Valuation
Pursuant to Section 439.4 of the California Revenue and Taxation Code, as amended from time to time, this Agreement must have
been signed, accepted and recorded on or before the lien date (January 1) for a fiscal year (the following July 1-June 30) for the
Historic Property to be valued under the taxation provisions of the Mills Act for that fiscal year.

9. Termination.
In the event Owners terminates this Agreement during the Initial Term, Owners shall pay the Cancellation Fee as set forth in
Paragraph 15 herein. In addition, the City Assessor-Recorder shall determine the fair market value of the Historie Property
without regard to any restriction imposed on the Historic Property by this Agreement and shall reassess the properly taxes
payable for the fair market value of the Historic Property as of the date of Termination without regard to any restrictions
imposed on the Historic Property by this Agreement, Such reassessment of the property taxes for the Historic Property shall be
effective and payable six (6) months from the date of Termination.

10, Notice of Nonrenewal.

If in any year after the Initial Term of this Agreement has expired either the Owners or the City desires not to renew this
Agreement thal parly shall serve written notice on the other party in advance of the annual renewal date, Unless the Owners
serves written notice to the City at least ninety (90) days prior to the date of renewal or the City serves written notice to the
Owners sixty (60) days prior to the date of renewal, one year shall be automatically added to the term of the Agreement. The
Board of Supervisots shall make the City’s determination that this Agreement shall not be renewed and shall send a notice of
nonrenewal to the Owners. Upon receipt by the Owners of a notice of nonrenewal from the City, Owners may make n written
prolest. At any lime prior Lo the renewal date, City may withdraw its notice of nonrenewal. If in any year after the expiration of
the Initial Term of the Agreement, either parly serves notice of nonrenewal of this Agreement, this Agreement shall remain in
effect for the balance of the period remaining since the execulion of the last renewal of the Agreement.

11. Payment of Fees,
Within one month of the execution of this Agreement, City shall tender to Owners a wrilten accounting of its reasonable costs
related to the preparation and approval of the Agreement as provided for in Government Code Section 50281.1 and San Francisco
Administrative Code Section 71.6, Owners shall promptly pay the requested amount within forty-five (45) days of receipt.

12. Default.
An event of default under this Agreement may be any one of the following;
(a) Owners' failure to timely complete the rehabilitation worl set forth in Exhibit A in accordance with the standards set forth in
Paragraph 2 herein;
(b) Owners' failure to maintain the Historic Property in accordance with the requirements of Paragraph 3 herein;
(c) Owners’ failure to repair any damage to the Historic Property in a imely manner as provided in Paragraph 4 herein;
{d) Owners’ failure to allow any inspections as provided in Paragraph 6 herein;
(e) Owners” termination of this Agreement during the Initial Termy;
() Owners’ failure Lo pay any fees requested by the Cily as provided in Paragraph 11 herein;
(g) Owners’ failure to maintain adequate insurance for the replacement cost of the Historic Property; or
(h) Owners’ (ailure Lo comply with any other provision of this Agreement.

Mills Act Application
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Anevent of default shall result in eancellation of this Agreement as set forth in Paragraphs 13 anel 14 herein and payment of the
cancellation fee and all property taxes due upon the Assessor’s determination of the full value of the Historic Properly as sel forlh
in Paragraph 14 herein, In order to determine whether an event of default has occurred, the Board of Supervisors shall conduct a
public hearing as set forth in Paragraph 13 hevein prior to cancellation of this Agreement,

13. Cancellation,
As provided for in Government Code Section 50284, City may initiate proceedings to cancel this Agreement if it makes a
reasonable determination that Owners have breached any condition or covenant contained in this Agreement, has defaulted
as provided in Paragraph 12 herein, or has allowed the Historic Property to deteriorate sueh that the safety and integrity of
the Historic Property is threatened or it would no longer meet the standards for a Qualified Historic Property. In order to
cancel this Agreement, City shall provide notice Lo the Owners and to the public and conduct a public hearing before the Board
of Supervisors as provided for in Government Code Section 50285, The Board of Supervisors shall determine whether this
Agreement should be cancelled. The cancellation must be provided to the Office of the Assessor-Recorder for recardation,

14, Cancellalion Fee.

If the City cancels this Agreement as set forth in Paragraph 13 above, Owners shall pay a cancellation fee of twelve ancl one-half
percent (12.5%) of the fair market value of the Historic Property at the time of cancellation, The City Assessor shall determine
fair market value of the Historic Property without regard to any restriction imposed on the Historic Property by this Agreement.
The cancellation fee shall be paid to the City Tax Collector at such time and in such manner as the City shall prescriba, As of the
date of cancellation, the Owners shall pay property taxes to the City without regard to any restriction imposed on the Historic
Property by this Agreement and based upon the Assessor’s determination of the fair market value of the Historic Property as of

the date of cancellation.

15. Enforcement of Agreemeant.

Inn licu of the above provision to cancel the Agreement, the City may bring an action to specifically enforce or to enjoin any breach
of any condition or covenant of this Agreement. Should the City determine that the Owners has breached this Agreement, the
City shall give the Owners written notice by registered or certified mail setting forth the grounds for the breach, If the Owners

do not correct the breach, or if it does not undertake and diligently pursue corrective action, to the reasonable satisfaction of

the City within thirty (30) days from the date of receipt of the notice, then the City may, without further notice, initiate default
procedures under this Agreement as set forth in Paragraph 13 and bring any action necessary to enforce the obligations of the
Owners set [orth in this Agreement. The City does not walve any claim of default by the Owners if it does not enforce or cancel

this Agreement.

16, Indemnification,

The Owners shall indemnify, defend, and hold harmless the City and all of its boards, commissions, departments, agencies,
agents and employees (individually and collectively, the "City”) from and against any and all liabilities, losses, costs, claims,
judgments, settlements, damages, liens, fines, penalties and expenses incurred in connection with or arising in whole or in
part from: (a) any accident, injury to or death of a person, loss of or damage to properly occurring in or about the Historic
Property; (b) the use or occupancy of the Historie Property by the Owners, their Agents or Invitees; (c) the condlition of the
Historic Property; (d) any construction or other work undertaken by Owners on the Historic 'roperty; or () any claims by unit
or interval Owners for property tax reductions in excess those provided for under this Agreement. This indemnification shall
include, withoul limitation, reasonable fees for atlormeys, consultants, and experts and related costs that may be incurred by
the City and all indemuified parties specified in this Paragraph and the City’s cost of investigating any claim, In addition to
Owneus' obligation to indemnify City, Owners specifically acknowledge and agree that they have an immediate and independent
obligation to defend City from any claim that actually or patentially falls within this indemnification provision, even if the
allegations are or may be groundless, false, or fraudulent, which obligation arises at the time such claim is tendered to Owners
by City, and continues at all times thereafter. The Owners' obligations under this Paragraph shall survive termination of this
Agreement.

17, Eminent Domain.

In the event that a public agency acquires the Historic Properly in whole or part by eminent domain or other similar action, this
Agreenent shall be cancelled and no cancellation fee imposed as provided by Government Code Section 50288,

18. Binding on Successors and Assigns.,

The covenants, benefits, restiictions, and obligalions contained in this Agreement shall be deemed to run with the land and shall
be binding upon anel inure to the benefit of all successors and assigns in interest of the Owners,
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19, Legal Fees
In the event that either the City or the Owners fail to perform any of their obligations under this Agreement or in the event a
dispute arises concerning the meaning or interprelation of any provision of this Agreement, the prevailing party may recover all
costs and expenses incurred in enforcing or establishing its rights hereunder, including reasonable attorneys’ fees, in addition to
court costs and any other relief ordered by a courl of competent juvisdiclion. Reasonable attomneys fees of the Cily's Office of the
City Attorney shall be based on the fees regularly charged by private attorneys with the equivalent number of years of experlence
who practice in the City of San Francisco in law firms with approximately the same number of attorneys as employed by the

Office of the City Attorney.

20. Governing Law.
This Agreement shall be construed and enforced in accordance with the Taws of [he Slate of California,

21, Recordation,
The contract will not be considered final until this agreement has been recorded with the Office of the Assessor-Recorder of the
City and County of San Francisco.

22. Amendments
This Agreement may be amencded in whole or in part only by a written recorded instrument executed by the parties hereto in the
same manner as this Agreement,

23. No Implied Waiver.

No failure by the City to insist on the strict performance of any obligation of the Owners under this Agreement or to exercise any
right, power, or remedy arising out of a breach hereof shall constitute a waiver of such breach or of the City’s vight to demand

strict compliance with any terms of this Agreement.

24. Authority.

If the Owners sign as a corporation or a partnership, each of the persons executing this Agreement on behalf of the Owners does
hereby covenant and warrant that such enlity is a duly authorized and existing enlity, that such entity has and is qualified o

do business in California, that the Owner has full right and authority to enter into this Agreement, and that each and all of the
persons signing on behalf of the Owners are authorized to do so.

25, Severabilily,
If any provision of this Agreement is determined to be invalid or unenforceable, the remainder of this Agreement shall not be
affected thereby, and each other provision of this Agreement shall be valid and enforceable to the fullest extent permitted by law.

26, Tropical Hardwood Ban.
The Cily urges companies not to import, purchase, obtain or use for any purpose, any tropical hardwood or tropical hardwood
product.

27. Charler Provisions
This Agreement is governed by and subject Lo the provisions of the Charter of the City.
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8 ¢

Signatiures

This Agreement may be signed and dated in parls

IN WITNESS WHEREOF, the parlies hereto have executed this Agreemenl as follows:

CARMEN CHU
ASSESSOR-AECORDER
CITY & COUNTY OF SAN FRANCISCO

APPROVED AS PER FORM:

DENMNIS HERRERA

CITY ATTORNEY

CITY & COUNTY OF SAM FRANCISCO

Piint name
OWMER

Dale

o424,

Dale

JOHN AAHAIM
DIRECTOR OF PLANNING
CITY & COUNTY OF SAM FRANCISCO

Signature

l;‘rln! l-mrne
DEPUTY CITY ATTORNEY

Print name
OWNER

Owner/s' signalures must be nolarized. Attach notary forms to 1he end of this agreement,
{If more than one owner, add additional signature lines. All owners must sign this agreement.)

Mills Ael Applicalion
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7. Notary Acknowledgment Form

The notarized signature of the majority representative owner or owners, as established by deed or cantract, of the
subject property or properties is required for the filing of this application. (Additional sheets may be altached.)

Stale of California J

County of: 0 pﬂ'\lﬁ e
on__FPRIL 24, 20177 before me, ___NVATTHRW N ovp81le! )

DATE INSERT NAME OF THE OFFICER

NOTARY PUBLIC personally appeared; _ JEFFLEY B, Atifn Ano Thsov theck

NAME(S) OF SIGNER(S)

who proved to me on the basis of salisfactory evidence to be the parson(s) who narne(g) Jefare subsaribecl to
the within instrument and acknowleclged to me that he/eba/they execuled the same In hisfer/thelr authorized
capacity(les), and that by Mafhes/thelr signalure(s) on the instrument the person(s), or the entity upon behalf
of which the person(s) acted, executed the Instrument, {
i
f

| cartify uncler PENALTY OF PERJURY undler the laws of the State of California that the foregoing paragraph ls
true and correct,

WITNESS my hand and officlal seal,
MATTHEW J, NOVOBILSKI
Notary Public - California : i

Orange County
Commission ## 2188485
My Comm, Expires Mar 26, 2021

SIGNATURE

(PLAGE NOTARY SEAL ABOVE )

Mills Act Application

AN FMAHCIICG PLANHND DERARTIENT ¥ Bh 14 fona

Page 28



6. PHOTO DOCUMENTATION
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

1. April 2012, Exterior View, North Elevation, Looking SE

2. April 2017, Exterior View, North Elevation, Looking SE

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 48



Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

3. April 2012, Exterior Detail, North Elevation, Storefront at East, Looking S

4. April 2017, Exterior Detail, North Elevation, Storefront at East, Looking S

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 49



Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

5. April 2012, Exterior Detail, North Elevation, Storefront at Center, Looking S

6. April 2017, Exterior Detail, North Elevation, Storefront at Center, Looking S

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 50



Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

7. April 2012, Exterior Detail, North Elevation, Storefront at West, Looking S

8. April 2017, Exterior Detail, North Elevation, Storefront at West, Looking S

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 51



Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

9. April 2012, Exterior Detail, North Elevation, Third Floor, Window at West, Looking S

10. April 2017, Exterior Detail, North Elevation, Third Floor, Window at West, Looking S
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

11. April 2012, Exterior Detail, North Elevation, Top Floor and Cornice at West, Looking S

12. April 2017, Exterior Detail, North Elevation, Top Floor and Cornice at West, Looking S
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

13. April 2012, Exterior View, East Elevation, Looking SW

14. April 2017, Exterior View, East Elevation, Looking SW
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

15. April 2012, Exterior View, South Elevation, Looking N

16. April 2017, Exterior View, South Elevation, Looking N
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

17. April 2012, Interior View, Ground Floor at Northwest, Looking N

18. April 2017, Interior View, Ground Floor at Northwest, Looking N
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

19. April 2012, Interior View, Ground Floor at Northeast, Looking N

20. April 2017, Interior View, Ground Floor at Northeast, Looking N
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

21. April 2012, Interior View, Ground Floor at North, Looking N

22. April 2017, Interior View, Ground Floor at North, Looking N
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

23. April 2014, Interior View, Eighth Floor at Lightwell, Looking SW, Typical

24. April 2017, Interior View, Seventh Floor at Lightwell, Unit 706, Looking NW, Typical
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

25. April 2012, Interior View, Eighth Floor at North, Looking W

26. April 2017, Interior View, Eighth Floor at North, Unit 801, Looking W
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

27. April 2012, Interior View, Fourth Floor, Stair at Center-East, Looking E, Typical

28. April 2017, Interior View, Fourth Floor, Stair at Center-East, Looking SE, Typical
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

29. April 2012, Exterior View, Roof at South, Looking N

30. April 2017, Exterior View, Roof at South, Looking N
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

31. April 2012, Lightwell at Center-West, Looking W

32. April 2017, Lightwell at Center-West, Looking SW
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

33. April 2017, Additional Photographs, Apartment Lobby, Looking N

34. April 2017, Additional Photographs, Apartment Lobby, Looking SE
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

35. April 2017, Additional Photographs, Tenant Space at Northwest, Looking S

36. April 2017, Additional Photographs, Tenant Space at Center-West, Looking SW
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

37. April 2017, Additional Photographs,Stair Landing

38. April 2017, Additional Photographs, Typical Corridor at East, Looking N
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Wilson Building - Mills Act Historical Property Contract Photos
973 Market Street, San Francisco, CA
April 2017

39. April 2017, Additional Photographs, Typical Studio Unit

40. April 2017, Additional Photographs, Typical Studio Unit
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7. SITE PLAN
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8. TAX BILL
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City & Founty of 5an Francisco
José Cisneros, TreasUrer
David Augustine, Tax Collectar
Secured Property Tax Bill
For Fiscal Year July 1, 2016 through June 30, 2017

1 Dr, Carlton B, Goodlett Place
City Hall, Room 140

San Francisco, CA 94102
www.sflreasurer.org

Vat Block Lat Accaunt Number Tax Rate Orlginal Mall Date Property Lacadan
[ 25 3704 069 370400690 1.1792% October 14, 2016 973 MARKET ST )
Assessed on January 1, 2016 ( Assessed Value
To:  RAINTREE 973 MARKET NEWCO LLC Gescription [ Full Value [ Tax Amount
Land 4,297,214 50,672.74
RAINTREE 573 MARKET NEWCO L Structure 28,361,225 334,435.56
RAINTREE PARTNERS-JEFFREY B g""“"”' bonat
ersonal Property
28202 CABOT RDI?:DSZ Gross Taxable Value 32,658,439 385,108.31
LAGUNA NIGUEL 677 Less HO Exemplion
Less Other Exemplion
Net Taxable Value 32,658,439 §385,108,31
4 Direct Charges and Speclal Assessments
Code | Type | Telephone | Amauni Due
66 CENTRAL MARKET CBD (415) 957-5985 6,717.52
89 SFUSD FACILITY DIST (415) 355-2203 1,208.68
91 SFCCD PARCEL TAX {415) 487-2400 79.00
98 SF - TEACHER SUPPORT (415) 355-2203 236,98
\_ Total Direct Charges and Special Assessments $8,242.18 J
SEE SUPPLEMENTAL ROLL ( )
B TOTAL DUE $393,350.48
15t Installment 2nd Installment
$196,675.24 $196,675.24
2 Due: November 1, 2016 Due: February 1, 2017
i Pay online at SFTREASURER.QRG L Delinguent after Dec 10,2016 | Delinquent after April 10, 2017

Keep this portion for yaur records. See back of bll) for payment options and additlonal infarmation.

City & County of San Franélsco
Secured Property Tax Bill
For Fiscal Year July 1, 2016 through June 30, 2017

Pay online at SFTREASURER.ORG

Block Lot Account Number Tax Rate Qrlginat Mall Date

Propeny Locatlon

3704 069

370400690

1,1792%

October 14,2016

973 MARKET ST

Check If contribution to Arts Fund is enclosed,
For other donation opportunities go to www.Give25F.org

Detach stub and return with your payment.
Write your block and lot an your check. T
2nd Instaliment cannot be accepted unless 15y is paid

San Francisco Tax Coflector & -
Secured Property Tax .
P.O.Box 7426

San Francisco, CA 94120-7426

2537040006900 124474

Delinquent after April 10, 2017

2nd Installment Due 3
$196,675.24

4

If paid or postmarked after April 10, 2017 the
amount due (includes delinguent penalty of 10% and
other applicable fees) Is: $216,387.76

oooppooon 000000CDO ODOOD 2003

City & County of San Francisco
Secured Property Tax Bill

Pay online at SFTREASURER.ORG

For Fiscal Year July 1, 2016 through June 30, 2017

Account Number

370400690

Lot
069

Tax Rate

1.1792%

Block

3704

Qriginal Mall Date
October 14, 2016

Propeny Locatian

973 MARKET ST

[—j Check If contribution to Arts Fund is enclosed,
For other donation opportunities go to www.Glve25f.0rg

Detach stub and return with your payment.

Wrlte your block and lot on your check. L
If property has been sold, please forward bill to new owner.
San Francisco Tax Collector

Secured Property Tax

P.O. Box 7426 e

San Francisca, CA 94120-7426

253704000900 2244 ?h

Delinquent after December 10, 2016

‘15t installment Due

b $196,675.24

{f paid or postmarked after December 10, 2016 the
amount due (includes delinquent penalty of 109 and
other applicable fees) is: $216,342.76

poonoopgoo boooooooo oooo LoO3
Page 10



9. RENTAL INCOME INFORMATION

From March 2016 to February 2017, the twelve month, net operating income
was $1,415,009 before debt service . The total operating expense for the
building in that twelve month period was $1,028,212. The total property
income was $2,443,221.
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10. PRELIMINARY CHANGE OF OWNERSHIP REPORT
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BOE-502-A (P1) REV. 11 (07-10)
PRELIMINARY CHANGE OF OWNERSHIP REPORY

To be completed by the transferee (buyer). prior toa transfer of subject property, .in accordance with section
480.3 of the Revenue and Taxatlon.Code, A Preliminary Change of Ownership Report must be flled with each
conveyance In the County Recorder's office for the county where the property Is located. Please answer all
questions it each section, and sign and complete the certification before flling: This form may be.used In all
58 Califorriia ‘counties, If & document evidencirig a change In dwhgrshiip is presented to the Regorder for
recardation without the concurrent.filing of & Prafiminary Change of Gwnership Réprt, the Recorder' may
charge an adchtlonal tecording fée of twenty dollars ($20).

NOTICE: The property which you acquired may be subject fo a supplemental assessment in an amount to be
determined by the County Asséssor, Supplemental assessments afe npt paid by the title or éscrow company
at close of escrow, and are not included In lender impound accounts, You may be responsible for the
curent or uncommg property taxes even if you do not receiva the tax bill, .

FSCROW NO.: 11-35512495-MY TITLE NG.: 11-35512495-MK
LOCATE NO.:. CACTI7738-7738-2355-0035512495
SELLER/TRANSFERQR: Performing Arts LLC, a Delaware limited llability company’
BUYER/T RANSFEREE: Rainitree 973 Market LLC, a Delaiware limited liability company
ASSESSOR'S PARCEL NUMBER Lot 069; Block 3704
STREET ADDRESS OR PHYSICAL LOGATION OF REAL PROPERTY:.
973-977 Market Street, San francisco, CA 94103
LEGAL DESCRIPTION:
MAIL PROPERTY TAX INFORMATION TO;
Raintree 973 Market LLC
28202 Cabot Roadl, Suite 300
Laguna Niguel, CA 92675
BUYER'S DAYTIME TELEPHONE NUMBER: (1440865 Sedo
VES NO This property ls lntended Bs my principal residence, If YES, please lndncate the date MO DAY
e — of occupancy or inténdéed-occupancy, ) ) ‘ B}

PART 1. TRANSFER INFORMATION . Please complate all statements.
YES

" YEAR

. This transfer Is-solely between spouses (addition or rémoval of a spouse, death of @ spouse, divorce seltlement, etc.),

A
o B. This transfer is-solely between domestic partners currently registered with the California Secretary of State (adaition or removal of a
partnst death of @ partner, termination setifement, etc.).
— * C. This is a transfer belween: ____ parent(s) and. child(ren) grandpareit(s) and grandchild(ren).
. * D, This transaction s to replace a principal residence by a person 55 yéars of age or older,
Within the:same county? JYES . NO
— # B, This/transaction Is to replace a prlncipal resldence by a person who (s severely disabled as defined by Revenue and Taxation Code
. “section69:5, ‘Within the same county? __ YES. ___ NO

. Thistransaction Is only a correction of the name(s) of ffie. per peison(s) holding tite to the property (e.g, a nane change ugorn marr/age)
F YES, plédse explain: i
5 The recol ded document creates, terminates, or ré¢ onveys a lender's lnterest In the property
. This transaction Is recorded only as a requitement for financing purposes or to create, terminate, or reconvey a security Interest:
(e.g, cosignen., IFYES, please explaln:
The tecorded document substitutes a trustee of a trust, mortgage or other similar document.
This is a transfer of property:
. 1, toffrom a revocable trust that may be revoked by the transferor and Is for the beneflt of
.. the transferor, and/or __the transferor's spouse  ____ reglstered domestic-partner,
to/from a trust that may be revoked by the creator/grantor/trustor who Is also a Joint tenant, and which names the other jolnt
tenant(s) as beneﬁqaries when the creator/grantor/trustor dles.
3. tofffom an irievocable trust far the benefit of the
craator/grantor/trustor andfor - ___ grantor’s/trustor's spouse ___ grantor's/trustor's registered domestic partner
4, to/from an irrevocable trust from which the property reverts to the creator/grantor/trustar within 12 years,
. This property Is subjéct to a lease with a remaining lease term of 35 years of moré Including written options.
. This Is a transfer between parties in which proportional interests of the transferor(s) and transferee(s) in each end every parcel being
transferred remaln exactly the same after the transfer,
M This Is a transfer subject to subsidized low-incomeé housing requiternents with governmentally imposed restrictions,
- % N, This transfer js to the first purchaser of a new buflding containing an active sofar energy system,

|

2

~ =
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# If you checked YES to statements G; D; or E, you may quallfy for a property tex reassessment. exclusion, which rhay.allow you to malntain your previous
tax base. If you checked YES to statemenl: N, you inay qualify for a property tax new cohstruction excluslon.: A clalm form must be filad and all requirements

met In arder to obtaln any of these exclusions. Contact the Assessor for clalm forms.

Piéase provide any other Informatidn that wil help the Assessor understand the nature ofthe franster.
THIS DOCUMENT IS NOT SUBJECT TO PUBLIC INSPECTION

(pcor) (10-03) (Rev. 05-1Ly
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BOE-SOZ«AV(PZ) REV. 11 (67-10)
PART 2, OTHER TRANSFER INFORMATION ' Check and compléte as applicable,
A. Date of transfer, If other than recording date;

B.  Type of transfer:
X_ Purchase ___ Foreclosure __ Gt __ Trade orexchange ___ Merger, stock, or partnershlp acquisition (Form BOE-100-B),

_.. Contract of sale. Date of contract: ___Inhertance, Date of death:
Salefleaseback ____Crealion of a lease .. Adsignment of a lease ___ Termination of a lease, Date lease began;
Original term In years (ncluding written options) ______.. Remalning teron in years (including written options):

. Other. Please explain: H

. Only a partial interest In the'property was transferred,  ____ YES X No  IFYES, indicate the percentage transferreds ___________ %
PARY 3. PURCHASE PRICE AND TERMS OF SALE Check and complete as applicable. |
A. Total purchase or acqulsmori price. Do hot Include closing costs or mortgage Insurance, $f‘&r 22D

Down paynierit: $_{e 150,000 Interes; rate: ) % Seller-pald points or closing costs:  $._ .

Balloon-payments $__
___ Loan carrled by seller — Assumption of Contractual Assessment¥ with a remalning balance of: §
* An assessment used to finance property-specific improvements that constitutes a llen agalnst the real propetty.

B. The propetty was purchased: ___ Through réal estate broker, Broker name; Phone humber; ( )

N Direct fromseller . From a family member

. Qther, Please explain;

C. Please explain.any spedal terms, sefler congessions, financing, and any other lnfofmatlun (e g., buyer assumed the exlstlng loan balance) that would
assist the Assessor In the:valuation of your property. .

PART 4. PROPERTY YNFORMATION Check and complete as applicable,
A, Type of property transferred
Single-family restdence . .. Co-op/Own-your-own __ Manufactured horae
—.. Muttiple-family residence. Number of units; — Condominium ) — Unimproved jot
_.. Other, Déscription: (i.é,l timber, mineral, water rights, etc.) .. Timeshare . _}{_ Commerclal/Industrial

B X“YES .NO Personal/business property, or Inv'ce‘nt]ves, are Included [n the purchase price: Examples are furnlture, farm eguiipment; machinery,
club membershlps, etc, Attach.list If avaliable,

If YES, enter the value If the personal/business property: $ 5'. poo

C. . YES _K NO A manufactured home is Included in the purchase price,

If YES, enter the value attributed to the manufactured home: $
__YES ___NO The manufactured home I5 subject to local property tax. If NO, enter decal number:

D, ___YES )_/L NO The property produces rental or other Income.
I VES, the Income is from: ___Leasefrent ___ Contract ___ Mineral rights  ___ Other:

E: The condition of the property at-the ime of salewas: __ Good . __Average __ Falr . ,K Poor

CERTIFICATION
1 certity (or declare) under penally-of peiury under the lows of the Stale of Calfornla that the foregoing and all Information hereon, including any
accompanying statements or documents, /s trve and correct to the best of my knowledge and belief, This declaration is bmu’mg on eacl and every
buyer/transieree,
STGATURE OF BUYER/ TRANSFEREE O, CORPORATE OFFICER. DATE {,f/ P ‘
b See attached Signature Exhibit 219/}
AR OF BUYER, Y RANGT EREE/LEGAL REPRESENTATIVE/GORBORATE OFFICER (PLEASE PRINT) 7 7
Raintree 973 Market LLC,a Delaware limited Habllity conmpany

AIL
T sallen@ vajalveepnntners. o

- The Assessor's office may contact you for additional information regarding this transaction.

(peor)
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Signature Exhibit

Ralntree 973 Market LLC, a Delaware:imited liability company-
By: Raintree-Evergreen LLC; a Delaware limited liability company
Itst  Sole Member ‘ ‘
By: Raintree Partners. Management LLC, a Delaware [imited liability company

Tts: Managing M;y/:e_ 2 N
{ { / " ,f.-;l/f’%.?(/ g A7
YTl Wi 7
/ - o v
By: .;/ i/ /5/ 7 .

Jeffrey B, Allen, Managing Membier

(peor)




	973 Market Street_HPC Resolution.pdf
	Historic Preservation Commission
	Resolution No. XXX
	Hearing date October 4, 2017


	HPC Case Report.pdf
	Mills Act Historical Property Contracts
	Case Report
	PROPERTY DESCRIPTIONS
	PROJECT DESCRIPTION

	MILLS ACT REVIEW PROCESS
	mills act review PROCEDURES





