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FILE NO. 171104 , RESOLUTION NO.

[Mills Act Historical 'Property Contract - 973 Market Street]

Resolution approving an historical property contract between Raintree 973 Market

- Newco LLC, the owners of 973 Market Street, and the City and County of San

Francisco, under Administrative Code, Chapter 71; and authorizing the Planning

Director and the Assessor-Recorder to execute the historical property contract.

WHEREAS, The California Mills Act (Government Code, Section 50280 et seq.)
authorizes local governments to enter into a contract Wifh the owners of a qualified historical
property who agree to rehabilitate, restore, preserve, and maintain the property in return for
property tax reductions under the California Revenue and Taxation Code; and

"WHEREAS, The Planning Department has determined that the actions contemplated |n
this Resolution comply with the California Environmental Quality Act (California Public
Resources Code, Sections 21000 et seq.).; and

WHEREAS, Said determination is on file with the Clerk of the Board of Supervisors in
File No. 171104, is incorporated herein by reference, and the Board herein affirms it; and

WHEREAS, San Francisco contains many historic buildings that add to its character
and international reputation and that have not been adequately maintained, may be
structurally deficient, or may need rehabilitation, and the costs of properly rehabilitating,
restoring, and preserving these historic buildings may be prohibitive for property owners; and -

- WHEREAS, Administrative Code, Chapter 71 was adopted to implement the provisions "
of the Mills Act and to preserve these historic buildings; and :

WHEREAS, 973 Market Street is designated as a Contributor to the Market Street

Theater and Loft National Register Historic District under Article 10 of the Planning Code and “

thus qualifies as an historical property as defined in Administrative Code, Section 71.2; and

Historic Preservation Commission ‘ , . ;;
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WHEREAS, A Mills Act application for an historical property contract has been
submitted by Raintree 973 Market Newco LLC, the owners of 973 Market Street, detailing
rehabilitation work and proposing a maintenance plan for the property; and

WHEREAS, As required by Administrative Code, Section 71.4(a), the application for
the historical property cbntract for 973 Market Street was reviewed by the Assessor’s Office
and the Historic Preservation Commission; and

WHEREAS, The Assessor-Recorder has reviewed the historicél property contract and
has provided the Board of Supervisors with an estimate of the property tax calculations and
the difference in property tax assessments under the different valuation methods permitted by
the Mills Act in its report transmitted to the Board of Supervisors on October 11, 2017, which
report is on file with the Clerk of the Board of Supervisors in File No. 171104 and is hereby
declared to be a part of this Resolution as if set forth fully herein; and

WHEREAS, The Historic Preservation Commission recommended approval of the
historical property contract in its Resolution No. 907, including approval of the Rehabilitation
Program and Maintenance Plan, attached to said Resolution, which is on file with the Clerk of
the Board of Supervisors in File No 171104 and is hereby declared to be a part of this |
resolution as if set forth fully herein; and

WHEREAS, The draft historical property contract between Raintree 973 Market Newco
LLC, the owners of 973 Market Street, and the City and County of San Francisco is on file
with the Clerk of the Board of Supervisors in File No. 171104 and is hereby declared to be a
part of this resolution as if set forth fully herein; and

WHEREAS, The Board of Supervisors has cqndugted a public hearing pursuant to
Administrative Code, Section 71.4(d) to review the Historic Preservation Commission’s
recommendation and the information provided by the Assessor’s Office in order to determine

whether the City should execute the historical property contract for 973 Market Street; and

Historic Preservation Commission _
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WHEREAS, The Board of Supervisors has balanced the benefits of the Mills Act to the

owner of 973 Market Street with the cost to the City of providing the'property tax reductions

authorized by the Mills Act, as well as the historical value of 973 Market Street and the
resultant property tax reductions, and has determined that it is in the public interest to enter
into a historical property contract with the applicants; now, therefore, be it
RESOLVED, That the Board of SupeNisors hereby approves the historical property
contract between Raintree 973 Market Newco LLC, the owners of 973 Market Street, and the
City and C_ou.nty of San Francisco; and, be it _ ‘
FURTHER RESOLVED, That the Board of Supervisors hereby authorizes the Planning

Director and the Assessor-Recorder to execute the historical property contract.

Historic Preservation Commission
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SAN FRANCISCO
PLANNING DEPARTNMENT

DATE: November 8, 2017

TO: Chair Kim and Members of the Government Audit and Oversight
Committee

FROM: Tim Frye, Historic Preservation Officer, (415) 575-6822

RE: Follow-up regarding pending Mills Act Contract applications and

Government Audit and Oversight Committee comments and questions.

The Planning Department is providing the following information at the request of the Government
Audit and Oversight Committee of the Board of Supervisors. The request was made at its November 1,
2017 committee hearing regarding pending Mills Act Contract applications currently under review by
the City and County of San Francisco.

Planning staff also provided the HPC with an overview of the comments and concerns raised by the
GAO Committee at its November 1, 2017 HPC hearing. In response, President Andrew Wolfram
directed Planning Staff to schedule a hearing to discuss how the program can better align with the
Committee’s intent for the program. We will notify the Committee when the hearing is scheduled. It's
anticipated it will be scheduled in early 2018 to allow for improvements to the program to be
incorporated into the 2018 application cycle.

To prevent a reoccurrence of the quality of the Committee’s 2017 information packet and to maintain an
ongoing line of communication with the Board of Supervisors, the Department has revised its

application procedures to include the following:

First Business Day in May — Applications Submitted to Planning Department

Within 15 days of Application Receipt — District Supervisors will be notified of applications received in
their respective districts ’ ,

Last Business Day in May - All enforcement, complaints and Ellis Act cases will be noted. (This
milestone may be revised pending HPC and Board action regarding Mills Act qualifications for 2018)
First Business Day in June - District Supervisors will be notified of applications that are forwarded to

the Assessor-Recorder as well as any application not transmitted due to enforcement issues, incomplete
information, etc.

Mid-September - District Supervisors and Government Audit and Oversight Committee Chair will be
notified of valuation and the advance HPC hearing date

First Wednesday in October — HPC Hearing on pending Mills Act Applications

Fist Friday in October - District Supervisors and Government Audit and Oversight Committee Chair
will be notified of HPC hearing results and date of transmittal of Mills Act application to the Clerk of

the Board of Supervisors.

" Two Weeks Prior to Government Audit and Oversight Committee Hearing — Department will schedule
any Supervisor briefings, if requested

Pending Mills Act Contracts:

215 and 219 Haight Street: The pending Mills Act application for Woods Hall and Woods Hall Annex
are under the same ownership as the remainder of the San Francisco Teacher’s College site. There is an

www.sfplanning.org

1650 Mission St,
Suite 400

San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377



Memo to Government Audit and Oversight Committee — Pending Mills Act Contracts
November 8, 2017

outstanding enforcement, Case No. 2017-008046ENF, opened on June 27, 2017 for 155 Laguna St, Unit
59 for illegal office use and is under review. The building at 155 Laguna is a contemporary building
located on the site. It appears, however, another recent enforcement case was opened on October 23,
2017 regarding a 4x4 piece of wood bolted to the northeast corner of Richardson Hall. The Department
is also investigating this current complaint.

56 Potomac Street: The subject property currently has a Mills Act Contract granted by the Board of
Supervisors in 2013, File No. 13159. The applicant proposes to amend the 2013 Mills Act Contract to
complete a remodel of the interior and construct additions. As part of the new contract the property
owner proposes to restore the front facade. At the November 1, 2017 hearing Supervisor Peskin
suggested the pending Certificate of Appropriateness be resolved before considering the new contract.
Based on the proposed scope of work, the pending Certificate of Appropriateness cannot be approved
by the Historic Preservation Commission as the work to the rear facade is in conflict with the
rehabilitation outlined in the current contract.

60-62 Carmelita Street: According to Rent Board documentation, the tenants in 60 Carmelita and 62
Carmelita applied for protected status on August 7, 2015. Documentation shows a declaration of
landlord buyout on November 24, 2015 for 62 Carmelita Street; however, the Rent Board does not have
the paperwork on file. An owner move-in was filed on December 31, 2015. The Department has made
another request to the Rent Board for more information. We will forward the information once
received.

973 Market Street: While the proposed application was not before the committee, Planning staff stated
that the open enforcement action on the property was to be closed by November 3, 2017. Based on
updated information from the City Attorney’s Office, the property owners’ attorney has expressed
strong interest in resolving the violation by paying the full penalty amount including accrued any
interest. The City Attorney’s Office is in negotiations with the property owners’ attorney, and if
successful, believes the enforcement action and the pending actions against the City challenging the
penalty can be resolved by the end of November.

All Pending Mill Act Contract Applications: Should the Chair decide to hear any of the pending items
at its last Committee hearing in December, the Department will work with the Clerk and all parties to
schedule accordingly. ’

Mills Act Contracts are éccepted by the Department on the first business day in May each year and
complete applications are forwarded to the Office of the Assessor-Recorder the first business day of
June each year. This provides the Assessor-Recorder’s Office, the Planning Department, and the public
with a predictable schedule for ensuring all decision-making bodies have time to review the pending
applications within the calendar year. If the pending applications are not heard before the end of the
calendar year, they may be reconsidered by the Board of Supervisors at a future hearing, outside of the
standard May — June application cycle, provided the Assessor-Recorder has had an opportunity to
revise its analysis.

Table of all current Mills Act Contracts to date: Please see attached table prepared by the Planning
Department and the Assessor-Recorder’s Office

SAN FRANCISCO
PLANNING DEPARTMENT




$an Francisco Mills Act Contracts

Rehab/ :
Maintenance 2017-2018
Date Valuation Plans HPC Contract Contract Mills:Act: }:$ Redugction: | % Reduction {Property Tax|
Property Type of Filed at Sentto |Rec'd from| App by it App BOS ded | 20172018 Taxable  J:In‘Assessed | In'Assessed |- :Savings | Supervisor
Contract # Address Owner Historic Name | BlockiLot| Status Landmark Dept. | Planning Case No. ARO ARO HPC No. by BOS | File No. | with ARO |/Basé Value: Value Valte Valie {1:4723%) District
Article 10 (#143)
Article 11 (KMMS-
1 460 Bush St. |Alica Carey Fire Station #2 0270/041 | Approved Cat1) 01/05/02 200200920 3/20/2002 556 5/13/2002 { 02-0640 $ 2431442 § 2431442] % - 0.00% $0 4
Fellmore
2 1080 Haight St. Managment, LLC [John C. Spencer House | 1236/018 Approved | National Register | 08/17/05 2005.06%0U 603 5/15/2007 | 07-0385 [ 12/13/2007| $ 4,635120| $ 3,550,000| § (1,085,120) -23.41% -$12,721 5
Tad & Masumi
3 1735 Franklin St. Oride Brandenstein House 0641/002 Appraved | Article 10 (#126) 03/28/05 2005.0302U 612 8/7/2007 | 07-0701 | 11/27/2007[ $ 3003117 | § 2,827467|% (175,650) -5.85% -$2,059 2
RC Chronicle
4 690 Market St. Bidg., LP Chronicte Bldg. 0311/016 | Approved | Article 11Cat. it | 01/03/08 2008.0014U 820 11/4/2008 | 08-1410 $ 107,993,060} $ 63,471,3171 4 (44,521,743) -41.23% -$521,928 3
Lilienthai-Orville Pratt
s 1818 California St.  |NakamuraFLP___ |House 0641/004 | Approved | Article 10 (#55) | 12/01/08 200813270 636 12/3/2010 | 09-1106 {12/23/2030| $ 4,042,716 | $ 2,322,562$ {1,720,154)} 42.55% -$20,165 2
Howard Stien and
6 201 Buchannan Jasan Stien Nightengale House 0858/002 | Approved | Article 10 {#47) { 7/8/2011 2011.0310U 6/1/2013 9/5/2013 10/16/2013| 701 7/30/2013[ 13-0623 | 12/23/2013| $§ 1,738460| § 1,670,000} $ (68,460) -3.94% -$803 E)
Gregory & Gloria
7 2550 Webster St.  [McCandless Bourn Mansfon 0580/013 | Approved | Article 10 {#38) | 5/1/2013 2013.0679U 6/1/2013{ 12/3/2013 10/16/2013 715 12/16/2013| 130479 | 12/26/2013| $§ 3,203,037| § 3,029429|$  (173,608) 5.42% -$2,035 2
Thomas Ranese & Article 10 (Liberty
8 3769 20th St. Brian Jackson N/A 3607/052_| Approved Hil), 5/1/2013 2013.0582U 6/1/2013| 12/3/2013 10/16/2013 716 12/16/2013| 130521 | 12/30/2013| § 2,052,382 § 1,190000($  {862,382)| -42.02% -$10,110 8
Natlonal Register
Coby Durnin . (Market Street
{Sentinel Carpets & Furniture Theater & Loft
9 1019 Market St Development} __|Bldg. 3703/076 | Approved District) 5/1/2013 2013,0376U 6/1/2013} 12/3/2013 10/16/2013 714 12/16/2013| 13-0506 | 12/30/2013} $ 49,965,526} $ 42,320,000| $ (7,645,526)}  -15.30% -$89,629 [
10 1772 Vallejo St, lohn Moran Burr Mansion 0552/028 | Approved | Article 10(#31) | 5/1/2013 2013.0575U 10/1/2013} 12/3/2013 12/4/2013 727 12/16/2013| 13-0463 | 12/27/2013{ $ 6,631,500} $ 2,147,000} $ (4,484,500 -67.62% -$52,572 2
Article 10 (Duboce
11 50 Carmelita St. Adam Spiegel N/A 0864/011 { Approved Park} 9/3/2013 2013.1261U 10/4/2013| 12/3/2013 12/4/2013 720 12/16/2013| 13-0522 | 12/30/2013{ $ 2,780,542} $ 1,160,000| % (1,620,542} -58.28% 518,998 8
‘Article 10 {Duboce
12 66 Carmelita St. Bane Family Trust N/A 0864/015 { Approved Park) 9/3/2013 2013.1230U 10/1/2013| 12/3/2013 12/4/2013 721 12/16/2013} 13-0577 | 12/30/2013[ $ 2,194,449| § 1,052,380 % (1,142,069} -52.04% -$13,388 8
Article 10 {Duboce
13 56 Piarce St. Adam Wilson N/A 0865/013 | Approved Park} 9/3/2013 2013.12584 10/1/2013} 12/3/2013 12/4/2013 723 12/16/2013] 13-1157 | 12/30/2013| § 1629,295| $ 1,2400001$  {389,295) -23.89% -$4,564 8
Jean Paul ‘Article 10 {Duboce
14 64 Pierce St. Balajadia N/A 0865/015 | Approved Park} 9/3/2013 2013.1254U 10/1/2013] 12/3/2013 12/4/2013 724 12/16/2013] 13-1158 | 12/30/2013} § 2745321 | $  1,160000{$ (1,585321) -57.75% -$18,585 8
Article 10 {Duboce
15 56 Potomac St, Karli Sager N/A 0866/012 | Approved Park) 9/3/2013 2013.1255U 10/1/2013| 12/3/2013 12/4/2013 725 12/16/2013| 13-1159 | 12/30/2013] $ 1,129,363 $ 750,000 $ (379,369) -33.59% -$4,447 8
Article 10 {Duboce
16 66 Patomac St. Adam Wilson N/A 0866/015 | Approved Park) 9/3/2013 2013.12574 10/1/2013} 12/3/2013 12/4/2013 728 12/16/2013| 13-1160 12/30/2_0_11!3 1,743056{ $ 1,080,000 $ (663,056} -38,04% -$7,773 8
Diarmuid Russel &; .
Heathar Article 10 {(Duboce
17 68 Pierce St. Podruchny N/A 0865/016 | Approvad Park} 5/1/2014 2014.0719U 8/1/2014] 5/1/2014 10/1/2014 737 11/25/2014| 14-1102 | 12/29/2014] §  1,649,9081 $ 980,000| $  (669,908) -40.60% -$7,853 8
Brandon Miller & Asticle 10 {Duboce :
18 563-567 Waller St._|1ay Zalewski N/A 0865/025 | Approved Park) 5/1/2014 2014.0720U 6/1/2014| 9/1/2014 10/1/2014/ 738 11/25/2014] 141103 | 12/19/20141 § 2,406,146 § 1,890000]$  (516146)|  -21.45% -$6,052 8
Claude & Renee Article 10 (Duboce
13 621 Waller st. Zeliweger N/A - | 0864/023 | Approved Park) 5/1/2014 2014.0746U 6/1/2014} 9/1/2014 10/1/2014] 739 11/25/2014| 14-1104 | 12/19/2014| § 2,195,627 § 980,000] § (1,216,627} -55.39% 514,263 8
Postcard Row/Painted Article 10 {Alama
20 722 Steiner St. Come lague Ladies 0803/023 | Approved Square) 5/1/2015 2015-006442MLS 6/1/2015} 9/1/2015 10/7/2015 753 12/8/2015| 15-1065 | 12/18/2015] § 3,390,700 | § 1,800,000} $ (1,590,700} _ -46.91% -518,648 5
807 Montgomery Article 10 {Jackson
21 807 Montgomery LLC N/A 0176/00_6_‘ Approved Square} 5/1/2015 2015-006450MLS 6/1/2015| 9/1/2015 10/7/2015] 755 12/15/2015| 15-1066 | 12/22/2015| $ 5416987 | 3 54169871 § - 0.00% 30 3
National Register
. (Lower Nob HIfl
RU CSan Apartment Hotel
22 761 Post St, Francisco LP Maurice Hotel 0304/015 | Approved District) 5/1/2015 2015-006448MLS 6/1/2015] 9/1/2015 10/7/2015 754 12/8/2015| 15-1067 | 12/24/2015)| § 34,487,172} $ 34,487,472 $ - 0.00% $0 3




San Francisce Mills Act Contracts

Rehab/ E
Maintenance | 20172018 -
Date Valuation Plans HPC Contract Contract - 1 Milis Act - | $ Reduction [ % Reduction {Property Tax
Property Type of Filed at Sentto |Rec'd from| Appi by i pp! BOS 2017-2018 Taxable }InAssessed | InAssessed | Savings | Supervisor
Contract # Address Owner Historic Name | BlockiLot{ Status Landmark Dept. | Planning Case No, ARG ARQ HPC No, by BOS | File No. | with ARO [: Base Value Valug: -Valus {1.1723%) District

National Register
. Beyzavi| {Russian Hill-Valfejo|

23 1036 Valiejo St. & Hamid Amiri __[N/A 0127/007 | Approved | CrestDistrict) | 5/1/2016 |  2016-006181MLS 6/1/2016] 9/1/2016 10/5/2016 792 11/29/2016| 16-1098 | 12/16/2016] $ 2,040,000| $ 1,490,000/ $  (550,000)]  -26.96% -$6,448 3
| 1ason Monherg & Article 10 {Duboce

24 101-105 Steiner St. | Karli Sager N/A 0866/009 | Approved Park} S/1/2016 2016-006192MLS 6/1/2016| 9/1/2016 10/5/2016 750 11/29/2016| 16-1100 | 12/20/2016] $ 2,809,700 | $ 1,620,000 | $ (1,189,700} -42.34% -$13,047 8

Christapher ),

Ludwig & Lies| Fassett-Reis-Meagher California Register

25 361 Oak St. Ludwig House 0839/023 | Approved | {Hayes Valley) | 5/1/2016] 2016-006185MLS 6/1/2018| _9/1/2016 10/5/2016 791 11/29/2016 16-1099 | 12/15/2016| $ 2,652,599 | $ 1,230,000 | $ (1,422,589)|  -53.63% 816,677 5

TOTALLOSS [N PROPERTY.-TAX REVENUE “9863,662

lThIs color Indicates work completed by the Office of the Assessor-Recorder ‘ . e
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1338 Filbert Street (1907)

Vernacular Post




Presented in Committee - November 1, 2017

2017 MILLS ACT APPLICATIONS
ASSESSOR PRELIMINARY VALUATIONS
As of July 1, 2017

02-0141-013 101 Valiejo Office No 1906 16,950 | $ 11,745,000 | $ 8,250,000 | $ (3,495,000) -29.76% 1.1792% | $ 138,497 | $ 97,284 | % (41,213)
06-0798-058 940 Grove SFR Yes 1895 9812 | § 4,637,020 | $ 1,750,000 | $ (2,887,020} -62.26% 1.1792% | § 54,680 | $ 20,636 |- § {34,044)
06-0857-002 & 005 [215 Haight/55 Laguna | 23 Apts No 1926/1935 $ 10,397,244 | $ 8,180,000 | § (2,217 244) -21.3%3% 1.1792% | $ 122,604 | $ 96,459 | & (26,146)
06-0864-014 60-62 Carmelita 2 units Yes/No 1900 2,720 | § 1,915,198 | § 950,000 | $ (965,198) -50.40% 1.1792% | $ 22,584 | § 11,2021 % (11,382)
06-0864-022 637 Waller 2 units Yes/No 1900 2,160 | § 3,696,858 | $ 1,500,000 | $ (2,196,858)f - -59.43% 1.1792% | $ 43,593 | $ 17,688 | $ (25,905)

1866-012 56 Potomac SFR No 1900 1,745 | § 1,129,369 | $ 830,000 | $ (299,369) -26.51% 1.1792% | $ 13,318 | $ 97871 § (3,530)

3704-069 973 Market 69 Apts No 1904/2014 | 39,339 | $ 33,311,607 | § 20,800,000 | $ (12,511,607) -37.56% 1.1792% | & 392810 | $ 245274 | $ (147,537
04-0524-031 1338 Filbert #A Condo Yes 1906/2016{ 4,063 | $ 4,504,346 | § 3,371,198 | $ (1,133,148) -25.16% 1.1792% | $ 53,115 | $ 39,753 | $ (13,362)
04-0524-032 1338 Filbert #B Condo No 1906/2016 | 2617 | $ 2,787,738 | 2,275,880 | $ (511,858) -18.36% 1.1792% | $ 32,873 ] % 26,837 | $ (6,038)
04-0524-033 1338 Filbert #C Condo No 1906/2016 | 2,620 | $ 2,977,067 | $ 2,240,479 | $ (736,588) -24.74% 1.1792% | $ 35,106 | $ 26,420 | $ (8,688)
04-0524-034 1338 Filbert #D Condo No 1806/2016 | 3,005 | § 3,163,910 | $ 2,699,285 | $ (554,625) -17.59% 1.1792% | $ 37,1911 $ 30,651 | $ (6,540)
Remarks: (a) 2017 property tax rate will not be established until iate September 2017.

(b) Historical contract must be recorded by December 31, 2017
('c) Mills Act valuation becomes effective as of January 1, 2018 for the Fiscal year July 1, 2018 to June 30, 2019



OFFICE OF THE ASSESSOR-RECORDER

MILLS ACT - PROPERTY TAX SAVINGS

To calculate the property tax savings, the Assessor-Recorder will perform a three-way value comparison as

required by State law. The lowest of the three values will determine the taxable value for the year.

The excamples below is if you purchased your property for §1 miillion on Janunary 1, 2012.
The Factored Base Year Value on January 1, 2017 would be §1,082,260.

1. FACTORED BASE YEAR VALUE 2. MARKET APPROACH
State law (Prop 13) established 1975-76 as the “base Market Approach includes comparable sales
year” for property assessments. This base year value is information. The concept is fairly straightforward
the starting point that is used to calculate annual to apply, as the idea is to compare your property to
assessments. The Base Year Value is adjusted annually similar properties that have sold in your area. See
for inflation, with the annual increase limited to not example below.
more than 2%.
As of 1/1/2017:
Factored Base Year Value $1,082,260 Property 4. 81,250,000
Property B. $1,325,000
Multiple by Tax Rate x 1.1792% Property C. 51,150,000
(assuimes 2016 rate) Your Property $1,200,000
Equals Property Tax Owed =812,762 Equals Property Tax Owed = 314,150

REMINDERS
1) Mills Act calculation is regulated by the State of California. The Office of the Assessor-Recorder receives
valuation guidance from the Board of Equalization.

2) Local law, via the San Francisco Board of Supervisors, determines whether the property will become a Mills
Act property or not.

3) The Office of the Assessor-Recorder assesses every Mills Act property on January 1 of each year.

4) The 2016-2017 Tax Rate is 1.1792%. Therefore, in order to determine your property tax amount, multiple the
assessed value by the tax rate.

City Hall Office: 1 Dr. Carlton B. Goodlett Place
Room 190, San Francisco, CA 94102-4698
Tel: (415) 554-56596 Fax: (415) 554-7151

www.sfassessor.org / e-mail: assessor@sfgov.org

3. INCOME APPROACH

The income approach calculates a market value of
your property by:

Determining your total annual gross rent and
subtracting real estate expenses such as utilities,
cleaning and maintenance, insurance, water &
garbage, and losses due to vacancy to determine your
Net Operating Income (NOT). NOI is divided by a
capitalization rate to give you the fair market value
based on the income approach.

Capitalization Rate is based on:

- Risk Rate

Interest Rate
Property Rate
Depreciation Rate

Top Line Rent: 380,000
Vacancy Loss: 5% (34,000)
Effective Income: 376,000

Operating Expenses: 311,400 (15% x utilities,
insurance, maintenance, etc.)

NOI: $76,000 - 811,400 = 364,600

Cap Rate: +364,600 +0.08% = $807,500
(Cap Rate is determined by the Board of Equalization)

Equals Property Tax Owed =$9,522
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Hearing Date:
Staff Contact:

" Reviewed By:
a. Filing Date:

Case No.:
Project Address:

Landmark District:

Zoning:

Height &Bulk:
Block/Lot:
Applicant:

b. Filing Date:
Case No.:
Project Address:

Landmark District:

Zoning:

Height and Bulk:
Block/Lot:
Applicant:

c. Filing Date:
Case No.:
Project Address:

Landmark District:

Zoning:

Height and Bulk:
Block/Lot:
Applicant:

Case Report

October 4, 2017

Shannon Ferguson — (415) 575-9074
shannon.ferguson@sfgov.org

Tim Frye — (415) 575-6822

tim frye@sfgov.org

May 1, 2017

2017-005434MLS

215 and 229 Haight Street (formerly 55 Laguna Street)
Landmark Nos. 257, 258 (Woods Hall and Woods Hall Annex)
NC-3 — Neighborhood Commercial, Moderate Scale;
RM-3 — Residential Mixed, Medium Density; P — Public
85-X, 50-X, 40-X

0857/002 .

Alta Laguna, LLC

20 Sunnyside Ave., Suite B

Mill Valley, CA 94941

May 1, 2017

2017-005884MLS

56 Potomac Street

Duboce Park Historic District Contributor
RH-2 (Residential-House-Two Family)
40-X

0866/012

Jason Monberg & Karli Sager

105 Steiner Street

San Francisco, CA 94117

May 1, 2017

2017-004959MLS

60-62 Carmelita Street

Duboce Park Historic District Contributor
RH-2 (Residential-House-Two Family)
40-X

0864/014

Patrick Mooney & Stephen G. Tom

62 Carmelita Street

San Francisco, CA 94117

www.sfplanning.org

1650 Mission St.

Suite 400
San Francisco,
CA 94103-2479

Reception;
415,558.6378

Fax:
415.558.6409

Planning
Information;
415.558.6377
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d. Filing Date:
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Applicant:

. Filing Date:
Case No.:
Project Address:

Landmark District:

Zoning:

Height and Bulk:
Block/Lot:
Applicant:

. Filing Date:
Case No.:
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Landmark District:

Zoning:

Height and Bulk:
Block/Lot:
Applicant:

. Filing Date:
Case No.:
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Zoning:

Height and Bulk:
Block/Lot:
Applicant:

ING DEPARTVIENT

Grove Street; 973 Market Street; 1338 Filbert Street

May 1, 2017

2017-005396MLS

101 Vallejo Street

San Francisco Landmark No. 91 (Gibb-Sanborn Warehouses),
contributor to the Northeast Waterfront Historic District, and
individually listed on the National Register of Historic Places

C-2 (Community Business)

65-X

0141/013

855 Front Street LLC

610 W. Ash Street, Ste. 1503

San Diego, CA 92101

May 1, 2017

2017-005880MLS

627 Waller Street

Duboce Park Historic District Contributor
RTO (Residential Transit Oriented District)
40-X

0864/012

John Hjelmstad & Allison Bransfield

627 Waller

San Francisco, CA 94117

May 1, 2017

2017-005887MLS

940 Grove Street

Contributor to the Alamo Square Historic District
RH-3 (Residential-House, Three Family)

40-X

0798/058

Smith-Hantas Family Trust

940 Grove Street

San Francisco, CA 94117

May 1, 2017

2017-005419MLS

973 Market Street

Contributor to the Market Street Theater and Loft National Register
Historic District

C-3-G (Downtown-General)

120-X

3704/069

Raintree 973 Market Newco LLC

28202 Cabot Rd., Ste. 300




Mill Act Applications 2017-005434MLS; 2017-005884MLS; 2017-004959MLS; 2017-005396MLS; 2017-005880ML.S; 2017-
October 4, 2017 005887MLS; 2017-005419MLS; 2017-006300MLS
55 Laguna Street; 56 Potomac Street; 60-62 Carmelita Street; 101 Vallejo Street; 627 Waller Street; 940

Grove Street; 973 Market Street; 1338 Filbert Street

Laguna Nigel, CA 92677
h. Filing Date: May 1, 2017
Case No.: 2017-006300MLS
Project Address: 1338 Filbert Street
Landmark District: Landmark No. 232 (1338 Filbert Cottages)
Zoning: RH-2 (Residential- House, Two Family)
Height and Bulk: 40-X
Block/Lot: 0524/031, 032, 033, 034
Applicant: 1338 Filbert LLC
30 Blackstone Court
San Francisco, CA 94123

PROPERTY DESCRIPTIONS

a. 215 and 229 Haight Street (formerly 55 Laguna Street): The subject property is located on the

northwest corner of Haight and Buchanan streets, Assessor’s Parcel 0857/002. The subject
property is within a NC-3 — Neighborhood Commercial, Moderate Scale and RM-3 — Residential
Mixed, Medium Density; P — Public zoning district and 85-X and 50-X Height and Bulk district.
The property is designated as San Francisco Landmark Nos. 257 and 258. The Spanish style
Woods Hall and Woods Hall Annex were built in 1926 and 1935, respectively, for the San
Francisco State Teacher's College (San Francisco Normal School) for use as a science building.
Completed in phases as Works Progress Administration (WPA) funds became available, Woods
Hall Annex also contains a WPA mural by Rueben Kadish known as "A Dissertation on
Alchemy," which is located at the top of the stairwell at the east end of Woods Hall Annex. The
property was rehabilitated in 2015-2016 as multiple-family housing.

b. 56 Potomac Street: The subject property is located on the east side of Potomac Street between
Waller Street and Duboce Park, Assessor’s Parcel 0866/012. The subject property is located within
a RH-2 (Residential-House-Two Family) zoning district and a 40-X Height and Bulk district. The
property is a contributing building to the Duboce Park Historic District. It is a two-story plus
basement, wood frame, single-family dwelling originally designed in the Shingle style and built
in 1899 by builder George H. Moore and altered with smooth stucco cladding at the primary
facade at an unknown date.

c. 60-62 Carmelita Street: The subject property is located on the east side of Carmelita Street
between Waller Street and Duboce Park, Assessor’s Parcel 0864/014. The subject property is
located within a RH-2 (Residential-House-Two Family) zoning district and a 40-X Height and
Bulk district. The property is a contributing building to the Duboce Park Historic District. It is a
two-story plus basement, wood frame, multiple-family dwelling originally designed in the
Edwardian style and built in 1899 and altered with smooth stucco cladding at the primary facade
at an unknown date.

d. 101 Vallejo Street: The subject property is located on the southwest corner of Vallejo and Front
streets, Assessor’s Parcel 0141/013. The subject property is located within a C-2 (Community
Business) zoning and a 65-X Height and Bulk district. The property is designated as San Francisco
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Landmark No. 91 (Gibb-Sanborn Warehouses), is a contributor to the Northeast Waterfront
Historic District, and is individually listed on the National Register of Historic Places. It is a two-
story plus basement, heavy timber and brick warehouse building designed in the Commercial
Style and built in 1855 for merchant Daniel Gibb who also built the subject property’s twin at the
northwest corner of Vallejo and Front streets. Both buildings appear to be the oldest surviving
warehouses in San Francisco.

e. 627 Waller Street: The subject property is located on the south side of Waller. Street between
Carmelita and Pierce streets, Assessor’s Parcel 0864/022. The subject property is located within a
RTO (Residential Transit Oriented District) zoning district and a 40-X Height and Bulk district.
The property is a contributing building to the Duboce Park Historic District. It is a two-and-half-
story plus basement, wood-frame, single-family dwelling designed in the Queen Anne style and
built in 1899.

f. 940 Grove Street: The subject property is located on the northwest corner of Grove and Steiner
streets, Assessors’ Parcel 0798/058. The subject property is located within a RH-3 (Residential-
House, Three Family) zoning district and a 40-X Height and Bulk district. The property is a
contributing building to the Alamo Square Historic District. It is a two-and-half-story plus
basement, wood frame, single-family dwelling designed in the Queen Anne style by master
architect Albert Pissis and built in 1895.

g 973 Market Streef: The subject property is located on the south side of Market Street between 5t
and 6% streets, Assessor’s Parcel 3704/069. The subject property is located within a C-3-G
(Downtown-General) zoning district and a 120-X Height and Bulk district. The property, known
as the Wilson Building is a contributing building to the Market Street Theater and Loft National
Register Historic District. The seven story plus basement steel frame building was designed by
master architect Willis Polk in 1900 and the Byzantine terra cotta fagade survived the 1906
earthquake.

h. 1338 Filbert Street: The subject property is located on the north side of Filbert Street between
Polk and Larkin streets. Assessor’s Parcels 0524/031, 0524/032, 0524/033, 0524/034. The subject
property is located within a RH-2 (Residential - House, Two Family) and a 40-X Height and Bulk
District. The property is San Francisco Landmark No. 232, 1338 Filbert Cottages. It consists of
four, two-story, wood frame, single family dwellings designed in a vernacular post-earthquake
period style with craftsman references and built in 1907 with a 1943 addition.

PROJECT DESCRIPTION

This project is a Mills Act Historical Property Contract application.

MILLS ACT REVIEW PROCESS

Once a Mills Act application is received, the matter is referred to the Historic Preservation Commission
(HPC) for review. The HPC shall conduct a public hearing on the Mills Act application, historical
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property contract, and proposed rehabilitation and maintenance plan, and make a recommendation for
approval or disapproval to the Board of Supervisors.

The Board of Supervisors will hold a public hearing to review and approve or disapprove the Mills Act
application and contract. The Board of Supervisors shall conduct a public hearing to review the Historic
Preservation Commission recommendation, information provided by the Assessor’s Office, and any other
information the Board requires in order to determine whether the City should execute a historical
property contract for the subject property.

The Board of Supervisors shall have full discretion to determine whether it is in the public interest to
enter into a Mills Act contract and may approve, disapprove, or modify and approve the terms of the
contract. Upon approval, the Board of Supervisors shall authorize the Director of Planning and the
Assessor-Recorder’s Office to execute the historical property contract.

MILLS ACT REVIEW PROCEDURES

The Historic Preservation Commission is requested to review and make recommendations on the
following:

o The draft Mills Act Historical Property Contract between the property owner and the City and
County of San Francisco.
e The proposed rehabilitation and maintenance plan.

The Historic Preservation Commission may also comment in making a determination as to whether the
public benefit gained through restoration, continued maintenance and preservation of the property is
sufficient to outweigh the subsequent loss of property taxes to the City.

APPLICABLE PRESERVATION STANDARDS

Ordinance No. 191-96 amended the San Francisco Administrative Code by adding Chapter 71 to
implement the California Mills Act, California Government Code Sections 50280 et seq. The Mills Act
authorizes local governments to enter into contracts with private property owners who will rehabilitate,
restore, preserve, and maintain a “qualified historical property.” In return, the property owner enjoys a
reduction in property taxes for a given period. The property tax reductions must be made in accordance
with Article 1.9 (commencing with Section 439) of Chapter 3 of Part 2 of Division 1 of the California
Revenue and Taxation Code.

TERM

Mills Act contracts must be made for a minimum term of ten years. The ten-year period is automatically
renewed by one year annually to create a rolling ten-year term. One year is added automatically to the
initial term of the contract on the anniversary date of the contract, unless notice of nonrenewal is given or
the contract is terminated. If the City issues a notice of nonrenewal, then one year will no longer be added
to the term of the contract on its anniversary date and the contract will only remain in effect for the
remainder of its term. The City must monitor the provisions of the contract until its expiration and may
terminate the Mills Act contract at any time if it determines that the owner is not complying with the
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terms of the contract or the legislation. Termination due to default immediately ends the contract term.
Mills Act contracts remain in force when a property is sold.

ELIGIBILITY

San Francisco Administrative Code Chapter 71, Section 71.2, defines a “qualified historic property” as
one that is not exempt from property taxation and that is one of the following:

(a) Individually listed in the National Register of Historic Places;

(b) Listed as a contributor to an historic district included on the National Register of Historic Places;

(c) Designated as a City landmark pursuant to San Francisco Planning Code Article 10;

(d) Designated as contributory to a landmark district designated pursuant to San Francisco Planning
Code Article 10; or

() Designated as significant (Categories I or II) or contributory (Categories III or IV) to a
conservation district designated pursuant to San Francisco Planning Code Article 11.

All properties that are eligible under the criteria listed above must also meet a tax assessment value to be
eligible for a Mills Act Contract. The tax assessment limits are listed below:

Residential Buildings
Eligibility is limited to a property tax assessment value of not more than $3,000,000.

Commercial, Industrial or Mixed Use Buildings
Eligibility is limited to a property tax assessment value of not more than $5,000,000.

Properties may be exempt from the tax assessment values if it meets any one of the following criteria:

¢ The qualified historic property is an exceptional example of architectural style or represents a
work of a master architect or is associated with the lives of persons important to local or national
history; or

e Granting the exemption will assist in the preservation and rehabilitation of a historic structure
(including unusual and/or excessive maintenance requirements) that would otherwise be in
danger of demolition, deterioration, or abandonment;

Properties applying for a valuation exemption must provide evidence that it meets the exemption criteria,
including a historic structure report to substantiate the exceptional circumstances for granting the
exemption. The Historic Preservation Commission shall make specific findings in determining whether to
recommend to the Board of Supervisors that the valuation exemption should be approved. Final approval
of this exemption is under the purview of the Board of Supervisors.

SAN FRANCISCO 6
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PUBLIC/NEIGHBORHOOD INPUT

The Department has not received any public comment regarding the Mills Act Historical Property
Contract.

STAFF ANAYLSIS

The Department received eight Mills Act applications by the May 1, 2017 filing date. The Project
Sponsors, Planning Department Staff, and the Office of the City Attorney have negotiated the eight
attached draft historical property contracts, which include a draft rehabilitation and maintenance plan for
the historic building. Department Staff believes the draft historical property contracts and plans are

adequate, with the exception of 60-62 Carmelita Street. Please see below for complete analysis.

a.

215 and 229 Haight Street (formerly 55 Laguna Street): As detailed in the Mills Act application,

the applicant proposes to rehabilitate and maintain the historic property. Staff determined that
the proposed work, detailed in the attachments, is consistent with the Secretary of Interior’s
Standards for Rehabilitation.

The subject property is currently valued by the Assessor’s Office at over $3,000,000 (see attached
Market Analysis and Income Approach reports). The subject property qualifies for an exemption
as it is designated as San Francisco Landmark Nos. No. 257 and 259, Woods Hall and Woods Hall
Annex. A Historic Structure Report was required in order to demonstrate that granting the
exemption would assist in the preservation of a property that might otherwise be in danger of
demolition or substantial alterations.

The applicant completed substantial rehabilitation of the building in 2016, including the roof,
roof drainage system, exterior wall repair and painting, wood window repair and in-kind
replacement, metal window repair and replacement, repair and in-kind replacement of exterior
light fixtures, and moving of the Sacred Palm. Work to interior character-defining features in the
lobby, corridor, and stairs was also completed in 2016. The proposed Rehabilitation Plan includes
stabilizations and repair of the Ruben Kadish Mural by a conservator.

The proposed Maintenance Plan includes annual inspection of the exterior walls, roof drainage
system, exterior lightwells, windows, roof and care of the Sacred Palm. Inspections and painting
of the walls, roof drainage system, windows, will occur every ten years. Any needed repairs will
be made in kind and will avoid altering, removing or obscuring character-defining features of the
building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.
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b. 56 Potomac Street: The applicant proposes to amend the 2013 Mills Act Contract in whole. The
property owners applied for a Mills Act Contract in 2013. The Historic Preservation Commission
recommended approval of the Mills Act Contract on December 4, 2013 and the Mills Act Contract
was adopted by the Board of Supervisors on December 17, 2013. Said determination is on file
with the Clerk of the Board of Supervisors in File No. 131159. The 2013 Rehabilitation Plan
included replacement of front stairs, repainting and replacement of windows on the front and
rear facades. The applicant proposes to amend the 2013 Mills Act Contract in whole to complete
remodel of the interior and exterior rear fagade.

As detailed in the 2017 Mills Act application, the applicant proposes to restore the front facade
and maintain the historic property. Staff determined that the proposed work, detailed in the
attachments, is consistent with the Secretary of Interior's Standards for Rehabilitation and
Restoration.

The subject property is currently valued by the Assessor’s Office as under $3,000,000 (see
attached Market Analysis and Income Approach reports) and did not require a Historic Structure
Report. The subject property qualifies for an exemption as a contributor the Duboce Park Historic
District.

The proposed Rehabilitation Plan includes work to the front facade including, exploratory
demolition of the stuccoed front facade to determine if any historic cladding remains and
restoration of the facade based on documentary evidence; seismic evaluation and seismic
upgrade as necessary; in kind roof replacement with asphalt shingles; retention and repair of
historic front door; replacement of front stairs with compatible design and materials; and in-kind
repair or replacement of fixed and double-hung wood windows.

The proposed Maintenance Plan includes annual inspection of primarily front fagade including
the foundation, front stairs and porch, siding, windows, attic and roof with in-kind repair of any
deteriorated elements as necessary. Any needed repairs will be made in kind and will avoid
altering, removing or obscuring character-defining features of the building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

c. 60-62 Carmelita Street: As detailed in the Mills Act application, the applicant proposes to
rehabilitate and maintain the historic property. Staff determined that the proposed work, detailed
in the attachments, is consistent with the Secretary of Interior’s Standards for Rehabilitation and
Preservation with the exception of Rehabilitation Plan Scope #4, installation of a garage.

The subject property is currently valued by the Assessor’s Office as under $3,000,000 (see
attached Market Analysis and Income Approach reporis) and did not require a Historic Structure
Report. The subject property qualifies for an exemption as a contributor to the Duboce Park
Historic District.
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The applicant completed rehabilitation work to the building in 2016, including seismic upgrade
to the foundation, exterior painting, and repair and reglazing of terrazzo front steps. The
proposed Rehabilitation Plan includes installation of garage and roof replacement.

Department Recommendation: The Department recommends revisions to the Rehabilitation and
Maintenance plans, specifically: Scope #4, Installation of garage. While the work was approved
by the Historic Preservation Commission through Motion No. 0298 on January 18, 2017, the
proposed scope of work does not conform to the overall purpose and intent of the Mills Act
Program. Installing a garage is not necessary to rehabilitate and preserve the building. The
Department recommends this scope of work be removed in order to forward a positive
recommendation to the Board of Supervisors.

The proposed Maintenance Plan includes inspection of windows every five years, and inspection
of the roof, gutters, downspouts, siding, and paint every two years. Any needed repairs will be
made in kind and will avoid altering, removing or obscuring character-defining features of the
building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

d. 101 Vallejo Street: As detailed in the Mills Act application, the applicant proposes to rehabilitate
and maintain the historic property. Staff determined that the proposed work, detailed in the
attachments, is consistent with the Secretary of Interior’s Standards for Rehabilitation and
Preservation.

The subject property is currently valued by the Assessor’s Office as over $3,000,000 (see attached
Market ‘Analysis and Income Approach reports). The subject property qualifies for an exemption
as it is designated as Landmark No. 91 (Gibb-Sanborn Warehouses) under Article 10 of the
Planning Code, a contributor to the Northeast Waterfront Historic District, and individually
listed on the National Register of Historic Places. A Historic Structure Report was required in
order to demonstrate that granting the exemption would assist in the preservation of a property
that might otherwise be in danger of demolition or substantial alterations.

The proposed Rehabilitation Plan includes structural upgrade, roof replacement, repair to
skylights, foundation, watertable, brick facade, metal windows entryways, parapet bracing, and
repair to character defining interior features such as the heavy timber framing.

The proposed Maintenance Plan includes annual inspection of the roof, skylights, parapet
bracing, roof drainage system, foundation, watertable, windows and entryways. Any needed
repairs will be made in kind and will avoid altering, removing or obscuring character-defining
features of the building.
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No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

e. 627 Waller Street: As detailed in the Mills Act application, the applicant proposes to rehabilitate
and maintain the historic property. Staff determined that the proposed work, detailed in the
attachments, is consistent with the Secretary of Interior’s Standards for Rehabilitation and

Preservation.

The subject property is currently valued by the Assessor’s Office as over $3,000,000. The subject
property qualifies for an exemption as a contributor to the Duboce Park Historic District. A
Historic Structure Report was required in order to demonstrate that granting the exemption
would assist in the preservation of a property that might otherwise be in danger of demolition or
substantial alterations.

The applicant has already completed a rehabilitation work to the property, including repair of a
leak at the rear of the house. The proposed Rehabilitation Plan includes further repair of the leak
at the rear of the house, replacement of the skylight, front stairway, concrete driveway with
permeable paving, front windows with double hung wood windows with ogee lugs, roof and
repainting of the house.

The proposed Maintenance Plan includes annual inspection all elevations, front stairs, and
windows; and inspection of the roof every five years. Any needed repairs resulting from
inspection will be made in kind and will avoid altering, removing or obscuring character-
defining features of the building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

f. 940 Grove Street: As detailed in the Mills Act application, the applicant proposes to rehabilitate
and maintain the historic property. Staff determined that the proposed work, detailed in the
attachments, is consistent with the Secretary of Interior’s Standards for Rehabilitation and
Preservation.

The subject property is currently valued by the Assessor’s Office as over $3,000,000 (all four
parcels; see attached Market Analysis and Income Approach reports). The subject property
qualifies for an exemption as it is a contributor to the Alamo Square Historic District. A Historic
Structure Report was required in order to demonstrate that granting the exemption would assist
in the preservation of a property that might otherwise be in danger of demolition or substantial
alterations.

The applicant has already completed a substantial rehabilitation work to the property in 2015,
including seismic improvements, entrance portico rehabilitation, exterior wood siding
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rehabilitation and repair, and retaining wall rehabilitation. The proposed Rehabilitation Plan
includes exterior repainting, repair to concrete retaining wall and steps, and roof replacement.

The proposed Maintenance Plan includes annual inspection of the condition of the paint,
windows and doors, site grading and drainage. Inspection of the siding and trim and roof will
occur every five years. Any needed repairs resulting from inspection will be made in kind and
will avoid altering, removing or obscuring character-defining features of the building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

g. 973 Market Street: As detailed in the Mills Act application, the applicant proposes to rehabilitate
and maintain the historic property. Staff determined that the proposed work, detailed in the
attachments, is consistent with the Secretary of Interior's Standards for Rehabilitation,
Preservation and Restoration.

The subject property is currently valued by the Assessor’s Office as over $3,000,000 (all four
parcels; see attached Market Analysis and Income Approach reports). The subject property
qualifies for an exemption as it is a contributor to the Market Street Theater and Loft National
Register Historic District. A Historic Structure Report was required in order to demonstrate that
granting the exemption would assist in the preservation of a property that might otherwise be in
danger of demolition or substantial alterations

The applicant has already completed a substantial rehabilitation work to the property, including
seismic upgrade, terra cotta repair, window replacement, storefront system replacement,
masonry and fire escape repair, and roof replacement. The proposed Rehabilitation Plan includes
replacement of windows and storefronts to more closely match the historic and roof replacement.

The proposed Maintenance Plan includes annual inspection of the foundation, terra cotta,
windows, storefront system, masonry, fire escape and roof on a five to ten year cycle. Any
needed repairs will be made in kind and will avoid altering, removing or obscuring character-
defining features of the building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical
property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

SAN FRANGISCO 11
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Mill Act Applications 2017-005434MLS; 2017-005884MLS; 2017-004959MLS; 2017-005396MLS; 2017-005880MLS; 2017~
Qctober 4, 2017 005887MLS; 2017-005419MLS; 2017-006300MLS
55 Laguna Street; 56 Potomac Street; 60-62 Carmelita Street; 101 Vallejo Street; 627 Waller Street; 940

Grove Street; 973 Market Street; 1338 Filbert Street

h. 1338 Filbert Street: The applicant is reapplying for a Mills Act Contract. The property owners
applied for a Mills Act Coniract in 2016. The Historic Preservation Commission recommended
approval of the Mills Act Contract on October 5, 2016 through Resolution No. 793. It was tabled
by the Board of Supervisors on November 3, 2016.

As detailed in the Mills Act application, the applicant proposes to rehabilitate and maintain the
historic property. Staff determined that the proposed work, detailed in the attachments, is
consistent with the Secretary of Interior’'s Standards for Rehabilitation, Preservation and
Restoration.

The subject property is currently valued by the Assessor’s Office as over $3,000,000 (all four
parcels; see attached Market Analysis and Income Approach reports). The subject property
qualifies for an exemption as it is designated San Francisco Landmark No. 232, 1338 Filbert
Cottages. A Historic Structure Report was required in order to demonstrate that granting the
exemption would assist in the preservation of a property that might otherwise be in danger of
demolition or substantial alterations

The applicant has already completed a substantial rehabilitation work to the property, including
historic resource protection during construction; seismic upgrade; in-kind roof replacement; and
in-kind gutter replacement. The proposed Rehabilitation Plan includes retention and in-kind
replacement of siding; structural reframing; retention and in-kind replacement of doors and
windows; exterior painting; and restoration of the garden.

The proposed Maintenance Plan includes annual inspection of the garden, downspouts, gutters
and drainage; inspection of doors and windows, millwork every two years; inspection of wood
siding and trim every three years; selected repainting every four years; and inspection of the roof
every five years with in-kind repair of any deteriorated elements as necessary. Any needed
repairs will be made in kind and will avoid altering, removing or obscuring character-defining
features of the building.

No changes to the use of the property are proposed. Please refer to the attached Rehabilitation
and Maintenance Plan for a full description of the proposed work. The attached draft historical

property contract will help the applicant mitigate these expenditures and will induce the
applicant to maintain the property in excellent condition in the future.

ASSESSOR-RECORDER INFORMATION

Based on information received from the Assessor-Recorder, the following properties will receive an
estimated first year reduction as a result of the Mills Act Contract:

a. 215 and 229 Haight Street: (formerly 55 Laguna Street): 21.33%

b. 56 Potomac Street: 26.51%

SAN FRANGISCO 12
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Mill Act Applications 2017-005434MLS; 2017-005884MLS; 2017-004959MLS; 2017-005396MLS; 2017-005880MLS; 2017-
October 4, 2017 005887MLS; 2017-005419MLS; 2017-006300MLS
55 Laguna Street; 56 Potomac Street; 60-62 Carmelita Street; 101 Vallejo Street; 627 Waller Street; 940

Grove Street; 973 Market Street; 1338 Filbert Street

¢. 60-62 Carmelita: 50.40%

d. 101 Vallejo Street: 29.76%

e. 627 Waller Street: 59.43%

f. 940 Grove Street: 62.26%
g. 973 Market Street: 37.56%

h. 1338 Filbert Street: #A:25.16%, #B: 18.36%, #C: 24.74%, and #D: 17.59%

PLANNING DEPARTMENT RECOMMENDATION

e The Planning Department recommends that the Historic Preservation Commission adopt a
resolution recommending approval of the Mills Act Historical Property Contracts and
Rehabilitation and Maintenance Plans to the Board of Supervisors for the following properties:

215 and 229 Haight Street (formerly 55 Laguna Street),
56 Potomac Street,

101 Vallejo Street,

627 Waller Street,

940 Grove Street,

973 Market Street

1338 Filbert Street

NouRe bR

¢ The Planning Department recommends that the Historic Preservation Commission adopt a
resolution recommending approval with conditions of the Mills Act Historical Property Contract
and Rehabilitation and Maintenance Plans for 60-62 Carmelita Street. Conditions of approval
include:

1. Revisions to the Rehabilitation and Maintenance Plans for 60-62 Carmelita Street, specifically
removing Scope #4, Installation of garage. While the work was approved by the Historic
Preservation Commission through Motion No. 0298 on January 18, 2017, the proposed scope
of work does not conform to the overall purpose and intent of the Mills Act Program.
Installing a garage is not necessary to rehabilitate and preserve the building. The Department
recommends this scope of work be removed in order to forward a positive recommendation
to the Board of Supervisors.

ISSUES AND OTHER CONSIDERATIONS

Mills Act Contract property owners are required to submit an annual affidavit demonstrating compliance
with Rehabilitation and Maintenance Plans.

SAM FRANCISCO 13
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Mill Act Applications
October 4, 2017

HISTORIC PRESERVATION COMMISSION ACTIONS

Review and adopt a resolution for each property:

2017-005434MLS; 2017-005884MLS; 2017-004959MLS; 2017-005396MLS; 2017-005880MLS; 2017-
005887MLS; 2017-005419MLS; 2017-006300MLS

55 Laguna Street; 56 Potomac Street; 60-62 Carmelita Street; 101 Vallejo Street; 627 Waller Street; 940
Grove Street; 973 Market Street; 1338 Filbert Street

1. Recommending to the Board of Supervisors approval of the proposed Mills Act Historical

Property Contract between the property owner(s) and the City and County of San Francisco;

2. Approving the proposed Mills Act Rehabilitation and Maintenance Plan for each property.

Attachments:

SAN £R
PLANI

215 & 229 Haight Street (formerly 55 Laguna)

Draft Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation Programé& Maintenance Plan

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report

Mills Act Application and Historic Structure Report

56 Potomac Street

Draft Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation Program & Maintenance Plan

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report

Mills Act Application

60-62 Carmelita Street

Draft Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation Program & Maintenance Plan

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report

Mills Act Application

101 Vallejo Street

Draft Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation Program & Maintenance Plan

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report

Mills Act Application and Historic Structure Report

627 Waller Street

Draft Resolution

Draft Mills Act Historical Property Contract
Draft Rehabilitation Program & Maintenance Plan

ANGISCO
NING DEPARTMENT
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Mill Act Applications 2017-005434MLS; 2017-005884MLS; 2017-004959ML.S; 2017-005396MLS; 2017-005880MLS; 2017-
October 4, 2017 005887MLS; 2017-005419MLS; 2017-006300MLS
55 Laguna Street; 56 Potomac Street; 60-62 Carmelita Street; 101 Vallejo Street; 627 Waller Street; 940

Grove Street; 973 Market Street; 1338 Filbert Street

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report
Mills Act Application and Historic Structure Report

f. 940 Grove Street
Draft Resolution
Draft Mills Act Historical Property Contract
Draft Rehabilitation Program & Maintenance Plan
Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report
Mills Act Application and Historic Structure Report

g 973 Market Street
Draft Resolution
Draft Mills Act Historical Property Contract
Draft Rehabilitation Program & Maintenance Plan
Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report
Mills Act Application and Historic Structure Report

h. 1338 Filbert Street
Draft Resolution
Draft Mills Act Historical Property Contract
Draft Rehabilitation Program & Maintenance Plan
Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Pre-Approval Inspection Report
Mills Act Application and Historic Structure Report
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Case No.:
Project Address:

Landmark District:

Zoning:

Height and Bulk:
Block/Lot:
Applicant:

2017-005419MLS

973 Market Street

Contributor to the Market Street Theater and
Loft National Register Historic District
C-3-G (Downtown-General)

120-X

3704/069

Raintree 973 Market Newco LLC

28202 Cabot Rd., Ste. 300

Laguna Nigel, CA 92677
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SAN FRANGISCO
PLANNING DEPARTMENT

1650 Mission St.
Historic Preservation Commission st
Resolution No. 907 _—
HEARING DATE OCTOBER 4, 2017 415.558.6378
Case No.: 2017-005419MLS Fax
Project Address: 973 Market Street 415.558.6409
Landmark District:  Contributor to the Market Street Theater and Planning
Loft National Register Historic District Information:
o ' 415.558.6377
Zoning: C-3-G (Downtown-General)
Height and Bulk: 120-X
Block/Lot: 3704/069
Applicant: Raintree 973 Market Newco LL.C
28202 Cabot Rd., Ste. 300
Laguna Nigel, CA 92677
Staff Contact: Shannon Ferguson — (415) 575-9074
shannon.ferguson@sfgov.org
Reviewed By: Tim Frye —(415) 575-6822

tim.frye@sfgov.org

ADOPTING FINDINGS RECOMMENDING TO THE BOARD OF SUPERVISORS APPROVAL OF
THE MILLS ACT HISTORICAL PROPERTY CONTRACT, REHABILITATION PROGRAM, AND
MAINTENANCE PLAN FOR 973 MARKET STREET:

WHEREAS, The Mills ‘Act, California Government Code Sections 50280 et seq. (“the Mills Act”)
authorizes local governments to enter into contracts with owners of private historical property who
assure the rehabilitation, restoration, preservation and maintenance of a qualified historical property; and

WHEREAS, In accordance with Article 1.9 (commencing with Section 439) of Chapter 3 of Part 2 of
Division 1 of the California Revenue and Taxation Code, the City and County of San Francisco may
provide certain property tax reductions, such as those provided for in the Mills Act; and

WHEREAS, Ordinance No. 191-96 amended the San Francisco Administrative Code by adding Chapter
71, to implement Mills Act locally; and

WHEREAS, The Planning Department has determined that the actions contemplated in this Resolution
are categorically exempt from with the California Environmental Quality Act (California Public
Resources Code Sections 21000 et seq.) under section 15331; and

'WHEREAS, The existing building located at 973 Market Street is listed under Article 10 of the San

Francisco Planning Code Planning Code as a Contributor to the Alamo Square Historic District and thus
qualifies as a historic property; and

www.siplanning.org



Resolution No. 907 CASE NO. 2017-005419MLS
October 4, 2017 973 Market Street

WHEREAS, The Planning Department has reviewed the Mills Act Application, Historical Property
Contract, Historical Property Contract, Rehabilitation Program, and Maintenance Plan for 973 Market
Street, which are located in Case Docket No. 2017-005419MLS. The Planning Department recommends
approval of the Mills Act historical property contract, rehabilitation program, and maintenance plan; and

WHEREAS, The Historic Preservation Commission (HPC) recognizes the historic building at 973 Market
Street as an historical resource and believes the Rehabilitation Program and Maintenance Plan are
appropriate for the property; and

WHEREAS, At a duly noticed public hearing held on October 4, 2017, the Historic Preservation
Commission reviewed documents, correspondence and heard oral testimony on the Mills Act
Application, Historical Property Contract, Rehabilitation Program, and Maintenance Plan for 973 Market
Street, which are located in Case Docket No. 2017-005419MLS.

THEREFORE BE IT RESOLVED that the Historic Preservation Commission hereby recommends that the
Board of Supervisors approve the Mills Act Historical Property Contract, including the Rehabilitation
Program, and Maintenance Plan for the historic building located at 973 Market Street, attached herein as
- Exhibits A and B, and fully incorporated by this reference.,

BE IT FURTHER RESOLVED That the Historic Preservation Commission hereby directs its Commission
Secretary to transmit this Resolution, the Mills Act Historical Property Contract, including the
Rehabilitation Program, and Maintenance Plan for 973 Market Street, and other pertinent materials in the
case file 2017-005419MLS to the Board of Supervisors.

1 hereby certify that the foregoing Resolution was ADOPTED by the Historic Preservation Commission
on October 4, 2017.

Jonas™P. Ionin
Commissions Secretary

AYES: Wolfram, Hyland, Johnck, Johns, Matsuda, Pearlman
NOES: None
ABSENT: None

ADOPTED: October 4, 2017

SAN FRANCISCO 2
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Recording Requested by, and
when recorded, send notice to:
Shannon Ferguson

1650 Mission Street, Suite 400
San Francisco, CA 94103-2414

CALIFORNIA MILLS ACT
HISTORIC PROPERTY AGREEMENT
973 MARKET STREET
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 973 Market Newco LLC (“Owners™).

RECITALS

Owners are the owners of the property located at 973 Market Street, in San Francisco, California
(Block 0141, Lot 013). The building located at 973 Market Street is designated as a Contributor
to the Market Street Theater and Loft National Register Historic District pursuant to Article 10
of the Planning Code, and is also known as the “Historic Property”. The Historic Property is a
Qualified Historic Property, as defined under California Government Code Section 50280.1.

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 one million, four
hundred fifty thousand dollars ($1,450,000.00). (See Rehabilitation Plan, Exhibit A.) Owners'
application calls for the maintenance of the Historic Property according to established
preservation standards, which is estimated will cost approximately zero dollars ($00.00) annually
(See Maintenance Plan, Exhibit B).

The State of California has adopted the “Mills Act” (California Government Code Sections
50280-50290, and California Revenue & Taxation Code, Article 1.9 [Section 439 et seq.])
authorizing local governments to enter into agreements with property Owners to reduce their
property taxes, or to prevent increases in 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 anticipated expenditures to restore 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:

1. Application of Mills Act. The benefits, privileges, restrictions and obligations 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 Agreement.




2. Rehabilitation of the Historic Property. Owners shall undertake and complete the work
set forth in Exhibit A ("Rehabilitation Plan") attached hereto according to certain standards and
requirements. Such standards and requirements shall include, but not be limited to: the Secretary
of the Interior’s Standards for the Treatment of Historic Properties (“Secretary’s Standards™); the
rules and regulations of the Office of Historic Preservation of the California Department of Parks
and Recreation (“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. The Owners shall proceed diligently in applying for any necessary
permits for the work and shall apply for such permits within no more 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 work 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 Administrator, and the Zoning Administrator may grant the
extension by letter without a hearing. Work shall be deemed complete when the Director of
Planning determines that the Historic Property has been rehabilitated in accordance with the
standards set forth in this Paragraph. Failure to timely complete the work shall result in
cancellation of this Agreement as set forth in Paragraphs 12 and 13 herein.

3. 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 thirty (30) days of incurring the damage and shall diligently
prosecute the repair to completion within a reasonable period of time, 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 permit(s), Owners shall proceed
diligently in applying for any necessary permits for the work and shall apply for such permits
within no more than sixty (60) days after the damage 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 percent (50%) of the Historic Property, the City
and Owners may mutually agree to terminate this Agreement. Upon such termination, Owners
shall not be obligated to pay the cancellation fee set forth in Paragraph 13 of this Agreement.
Upon such termination, the City shall assess the full value of the Historic Property without
regard to 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 Historic Property as of the date of
termination.

5. Insurance. Owners shall secure adequate property insurance to meet Owners' repair and
replacement obligations under this Agreement and shall submit evidence of such insurance to the
City upon request.

6. Inspections and Compliance Monitoring. Prior to entering into this Agreement and every
five years thereafter, and upon seventy-two (72) hours advance notice, Owners shall permit any
representative of the City, the Office of Historic Preservation of the California Department of
Parks and Recreation, or the State Board of Equalization, to inspect of the interior and exterior of
the Historic Property, to determine Owners’ compliance with this Agreement. Throughout the
duration of this Agreement, Owners shall provide all reasonable information and documentation
about the Historic Property demonstrating 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 (“Term™). As provided in Government Code section
50282, one year shall be added automatically to the Term, on each anniversary date of this
Agreement, unless notice of nonrenewal is given as set forth in Paragraph 9 herein.

8. 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. Notice of Nonrenewal. If in any year of this Agreement either the Owners or the City
desire not to renew this Agreement, that party 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 Supervisors 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 a written protest. At any
time prior to the renewal date, City may withdraw its notice of nonrenewal. If either party serves
notice of nonrenewal of this Agreement, this Agreement shall remain in effect for the balance of
the period remaining since the original execution or the last renewal of the Agreement, as the
case may be. Thereafter, 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 expiration of this
Agreement.

10.  Payment of Fees. As provided for in Government Code Section 50281.1 and San
Francisco Administrative Code Section 71.6, upon filing an application to enter into a Mills Act
Agreement with the City, Owners shall pay the City the reasonable costs related to the
preparation and approval of the Agreement. In addition, Owners shall pay the City for the actual
costs of inspecting the Historic Property, as set forth in Paragraph 6 herein.

11.  Default. An event of default under this Agreement may be any one of the following:

(a) Owners’ failure to timely complete the rehabilitation work set forth in Exhibit A, in
accordance with the standards set forth in Paragraph 2 herein;

(b) Owners’ failure to maintain the Historic Property as set forth in Exhibit B, in
accordance with the requirements of Paragraph 3 herein;
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(c) Owners’ failure to repair any damage to the Historic Property in a timely manner, as
provided in Paragraph 4 herein;

(d) Owners’ failure to allow any inspections or requests for information, as provided in
Paragraph 6 herein;

(e) Owners’ failure to pay any fees requested by the City as provided in Paragraph 10
herein;

(f) Owners’ failure to maintain adequate insurance for the replacement cost of the
Historic Property, as required by Paragraph 5 herein; or

(g) Owners’ failure to comply with any other provision of this Agreement.

An event of default shall result in Cancellation of this Agreement as set forth in
Paragraphs 12 and 13 herein, and payment of the Cancellation Fee and all property taxes due
upon the Assessor’s determination of the full value of the Historic Property as set forth in
Paragraph 13 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 12 herein prior to
cancellation of this Agreement.

12.  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 11 herein, or has allowed the Historic Property to deteriorate such 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 to 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.

13.  Cancellation Fee. If the City cancels this Agreement as set forth in Paragraph 12 above,
and as required by Government Code Section 50286, Owners shall pay a Cancellation Fee of
twelve and 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 prescribe. 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.

14.  Enforcement of Agreement. In lieu 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 do 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 12 and bring any action
necessary to enforce the obligations of the Owners set forth in this Agreement. The City does
not waive any claim of default by the Owners if it does not enforce or cancel this Agreement.

15. 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
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property occurring in or about the Historic Property; (b) the use or occupancy of the Historic
Property by the Owners, their Agents or Invitees; (c) the condition of the Historic Property; (d)
any construction or other work undertaken by Owners on the Historic Property; or (e) any claims
by unit or interval Owners for property tax reductions in excess those provided for under this

~ Agreement. This indemnification shall include, without limitation, reasonable fees for attorneys,
consultants, and experts and related costs that may be incurred by the City and all indemnified
parties specified in this Paragraph and the City’s cost of investigating any claim. In addition to
Owners' 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
potentially 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.

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

17. Binding on Successors and Assigns. The covenants, benefits, restrictions, and
obligations contained in this Agreement shall run with the land and shall be binding upon and
inure to the benefit of all successors in interest and assigns of the Owners. Successors in interest
and assigns shall have the same rights and obligations under this Agreement as the original
Owners who entered into the Agreement.

18.  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
interpretation 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 court of competent
jurisdiction. Reasonable attorneys’ fees of the City’s Office of the City Attorney shall be based
on the fees regularly charged by private attorneys with the equivalent number of years of
experience 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.

19.  Governing Law. This Agreement shall be construed and enforced in accordance with the
laws of the State of California.

20.  Recordation. Within 20 days from the date of execution of this Agreement, the parties
shall cause this Agreement to be recorded with the Office of the Recorder of the City and County
of San Francisco. From and after the time of the recordation, this recorded Agreement shall
impart notice to all persons of the parties’ rights and obligations under the Agreement, as is
afforded by the recording laws of this state.

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

22.  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 right to demand
strict compliance with any terms of this Agreement.

23.  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
entity is a duly authorized and existing entity, that such entity has and is qualified to do business
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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.

24.  Severability. 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.

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

26. Charter Provisions. This Agreement is governed by and subject to the provisions of the
Charter of the City.

27. Signatures. This Agreement may be signed and dated in parts

IN WITNESS WHEREOF, the parties hereto have executed this Agreement as follows:

CITY AND COUNTY OF SAN FRANCISCO:

By: (signature) DATE:
(name), Assessor-Recorder

By: (signature)  DATE:
(name), Director of Planning

APPROVED AS TO FORM:
DENNIS J. HERRERA
CITY ATTORNEY

By: (signature)  DATE:
(name), Deputy City Attorney

RAINTREE 973 MARKET NEWCO LLC, OWNERS

By: (signature)  DATE:
(name), ‘ (title), Owner

By: (signature)  DATE:
(name), (title), Owner

OWNER(S)' SIGNATURE(S) MUST BE NOTARIZED.
ATTACH PUBLIC NOTARY FORMS HERE.



REHABILITATION PLAN (EXHIBIT A)

#1 | Building Feature: Seismic and Structural

Rehab/Restoration & | Maintenance o | Completed ® | Proposed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $3 751 211
Description of Work ~

The building was updated to meet structural and seismic code requ1rements Th1s mcluded work
to the building’s foundation, construction of concrete sheer walls, and completing floor plate and
ceiling work left unfinished by the previous owner. Additional shear walls were constructed,
generally with several twelve-inch E-W walls complemented by eight-inch shear walls at the
center east.

#2 | Building Feature: Terra Cotta, North Elevation

Rehab/Restorat1on R | Maintenance O TCompleted X | Proposed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $165 382

Description of Work

As part of the 2014 rehabrl1tat1on the terra cotta was 1nspected evaluated prepped repa1red and
repainted where necessary.

#3 | Building Feature: Windows, North Elevation
Rehab/Restorat1on ® | Maintenance o Completed | Proposed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $378 022

Description of Work

As part of the 2014 rehabrl1tat1on replacement wrndows w1th a trad1t1onal ﬁxed center pane w1th
flanking casement-functioning windows in a vinyl frame with clear lowE glazing. The window
was provided by ECO Windows, LLC, which manufactures heavy gauge premium quality uPVC
windows. The specific product line proposed was the Rehau 4500 series.

#4 | Building Feature: Storefronts, North Elevation =~ =~

Rehab/Restoratlon ® | Maintenance O | Completed ® Proposed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $75 6 045

Description of Work . . . . .
As part of the 2014 rehabrl1tat1on the modern s1gns at the ground ﬂoor were removed A wood
clad commercial storefront system was installed and recessed to expose the columns at the entry.
Storefront bulkhead with a 12 inch cast stone base was installed. Columns were inspected and
cleaned as appropriate. Fresh air louver was installed over the entry door; louver was painted to
match and was flush with the door face.




#5 . __ | Building Feature: Windows, South Elevation

Rehab/Restoratron X | Maintenance O Completed ® | Proposed O

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $378, 022

Description of Work

The replacement w1ndows are a trad1t1ona1 ﬁxed center pane wrth ﬂankmg casement—functromng
windows in a vinyl frame with clear lowE glazing. The window was provided by ECO
Windows, LLC, which manufactures heavy gauge premium quality uPVC windows. The
specific product line proposed was the Rehau 4500 series.

#6 | Building Feature: Fire Escape, South Elevation

Rehab/Restorat1on X | Maintenance O | Completed ® | Proposed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $232 000

Description of Work

The fire escape was 1nspected reparred and repa1nted It no longer serves as a means of egress

#7 | Bulldlng Feature: Masonry, South Elevation

Rehab/Restorann x | Maintenance o | Completed @ | Proposed O

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $1 10 25 5
Description of Work - =

Brick fagade was repa1red in rnany locatrons and farled llntels were rernforced and replaced
where required. The entire rear elevation was re-pointed. At the first floor level, a concrete
beam was installed at floor level 1Al, approximately nine-feet above grade, and it was painted to
blend. Above the beam, a new metal framed awning style window was installed in groups of
three.

#8 | Building Feature: East Elevation

Rehab/Restoratron ® | Maintenance O | Completed x | Proposed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $55 127
Description of Work ,

Limited work occurred on th1s elevatlon The br1ck and mortar were 1nspected and repalred in
kind.




#9 | Building Feature: Rooftop

Rehab/Restoratlon X | Maintenance O | Completed X | Propo’sed o

Contract Year for Work Completion: 2014

Total Cost (rounded to the nearest dollar) $320 268

Description of Work

The original working surface was reﬁnrshed w1th adequate sloplng and anew 50—year PVC roof
membrane was installed in connection with new roof drains.

#10 | Building Feature: Windows, North Elevation

Rehab/Restoration ® | Maintenance O | Completed o Proposed ®

Contract Year for Work Completion: Est. 2040

Total Cost (rounded to the nearest dollar): $420,000 in 2017 (est. $1.03M in 2040 assuming 4%
annual cost inflation.) Price excludes 4 months of lost revenue on impacted units while windows
are being replaced which is estimated at $177,000 in 2017.

Description of Work

Once the property is no longer sub_]ect to the ﬂve year recapture perrod for the Federal Hlstorlc
Tax Credit and the installed windows reach the end of their useful life, the property owner
proposes to install new windows. These windows would more closely match the historic
configuration with a tripartite design, center fixed windows, single pane pivot windows on either
side and a transom. Proposed windows would also have a heavier mullion design, as shown in
historic documentation of the building. The windows have a useful life of 30 years, it will be
replaced when necessary.

#11 | Building Feature: Storefronts, North Elevation

Rehab/Restoratron ® | Maintenance O Completed o | Propo'sed' X

Contract Year for Work Completion: est. 2040

Total Cost (rounded to the nearest dollar): $200,000 in 2017. (est. $492K in 2040 assuming 4%
annual inflation)

Description of Work

Once the property is no longer subject to the ﬁve—year recapture perlod for the Federal HlStOI'lC
Tax Credit, the property owner proposes to install new storefronts when the installed storefronts
reach the end of its useful life. These storefronts would more closely match the historic in both
material and configuration as seen in documentation. The storefronts have a useful life of 30
years, it will be replaced when necessary.




#12 | Building Feature: Windows, South Elevation

Rehab/Restorat1on X | Maintenance O | Completed o | Proposed X

Contract Year for Work Completion: est. 2040

Total Cost (rounded to the nearest dollar): $630,000 in 2017 (est. $1.5M assuming 4% annual
cost inflation). Price excludes 4 months of lost revenue while windows are being replaced which
is estimated to be $266 000.

Description of Work

The windows have a useﬁil life of 30 years, and w1ll be replaced w1th Wood clad windows When
necessary.

#13 .| Building Feature; Rooftop

Rehab/Restoratlon X | Maintenance 0 | Completed o Probosed X

Contract Year for Work Completion: Est. 2035 and every 30 years after

Total Cost (rounded to the nearest dollar): $200,000 ( est. 420,000 assuming 4% annual cost
inflation)

Description of Work =~

The roof has a useful life of 30 years, it will be replaced when necessary with a new 50-year
PVC roof membrane and new roof drains if necessary.




MAINTENANCE PLAN (EXHIBIT B)

#14 | Building Feature: Windows, North Elevation

Rehab/Restoratlon O | Maintenance K Completed O [ Proposed K

Contract Year for Work Completion: 2018 and every 2 years thereafter

Total Cost (rounded to the nearest dollar): $35,000 per inspection and minor repair. $175,000 if
repainting of historic facade along Market Street is

required.
Description of Work S

Windows are accessed via an outrigger system installed behind roof parapets. Inspect windows
on north elevation for deterioration and water infiltration and make repairs as necessary.

#15 | Building Feature: Seismic and Structural .
Rehab/Restoration o | Maintenance | Completed O | Proposed ®

Contract Year for Work Completion: 2019, and every 5 years thereafter

Total Cost (rounded to the nearest dollar) $25 000 per assessment
Description of Work . ,, -

A seismic property condition assessment will be conducted every five years.

#16 | Building Feature: Terra Cotta, North Elevation

Rehab/Restoration o | Maintenance X | Completed o | Proposed X

Contract Year for Work Completion: 2019 and every 5 years thereafter

Total Cost (rounded to the nearest dollar): $60,000 per inspection (Assuming only minor repair

work required)
Descriptionof Work -

Routine inspection of the terra cotta will include, but not limited to, looking for signs of crazing
and spalling.

Should routine inspections reveal the need for maintenance and/or repairs to the decorative terra
cotta fagade, work will be performed in accordance with Preservation Brief #7, “The
Preservation of Historic Glazed Architectural Terra Cotta.” The successful cleaning of glazed
architectural terra-cotta removes excessive soil from the glazed surface without damaging the
masonry unit itself. Of the many cleaning materials available, the most widely recommended are
water, detergent, and a natural or nylon bristle brush. More stubborn pollution or fire-related dirt
or bird droppings can be cleaned with steam or weak solutions of muriatic or oxalic acid. Should
any water-related damage be identified, the problem will be mitigated before repairs are made to
the affected area.




#17 | Building Feature: Fire Escape, South Elevation

Rehab/Restoration 0 | Maintenance X _"Completed o Proposed X

Contract Year for Work Completion: 2019 and every 5 years thereafter

Total Cost (rounded to the nearest dollar) $35 OOO per 1nspect10n

Description of Work

The fire escape will be mspected repalred and repalnted as necessary

#18 | Building Feature: East Elevation ,
Rehab/Restoration o | Maintenance X 1 Completed O | Proposed ®

Contract Year for Work Completion: 2019, and every 5 years thereafter

Total Cost (rounded to the nearest dollar) $175 000 per mspectron (Assumrng mmor reparrs)
Description of Work , . : - , o

The building’s masonry and mortar joints will be subject to regular inspection. Inspections,
maintenance, and repairs to the masonry and mortar joints will be done in accordance with
Preservation Brief #1, “Assessing Cleaning and Water-Repellent Treatments for Historic
Masonry Buildings,” and Preservation Brief #2, “Repointing Mortar Joints in Historic Masonry
Buildings.”

Should the building be subject to graffiti and/or vandalism, the owner will take the necessary
steps to carefully repair the damage using the least abrasive solvents for removing the graffiti.

#19 | Building Feature: Masonry, South Elevation
Rehab/Restoratlon 0 | Maintenance ® J Completed o Proposed X

Contract Year for Work Completion: 2020, and every 10 years thereafter

Total Cost (rounded to the nearest dollar): est. $185,000 per inspection (assuming minimal

repair)
Descriptionof Work .

The building’s masonry and mortar joints will be subject to regular inspection. Inspections,
maintenance, and repairs to the masonry and mortar joints will be done in accordance with
Preservation Brief #1, “Assessing Cleaning and Water-Repellent Treatments for Historic
Masonry Buildings,” and Preservation Brief #2, “Repointing Mortar Joints in Historic Masonry
Buildings.”

Should the building be subject to graffiti and/or vandalism, the owner will take the necessary
steps to carefully repair the damage using the least abrasive solvents for removing the graffiti.




APN's: 3704 069 Completion Date: 11/1/2014
Property Location: 973 Market St (The Wilson) Date of Value: 71117
Purpose of Appraisal: Mills Act Year: 2017/2018
Owner: Raintree 973 Market NEWCO LLC Last Sale: 5/11/2012
Agt./Tax Rep./Atty: James DePasquale Price: $6,750,000
2017 LIEN DATE VALUE RESTRICTED MILLS ACT VALUE CURRENT FAIR MARKET VALUE
Land $ 4,383,158 jLand $ 4,383,158 |Land $ 4,750,000
Improvements $ 28,928,449 limprovements $ 16,416,842 |Original Improvements $ 31,350,000
Personal Prop $ - {Personal Prop $ . Personal Prop $ -
Total $ 33,311,607 | Total $ 20,800,000 {Total § 36,100,000
L. Property Description
Use: Apartment over retail Rentable Area: 39,339 Neighborhood: SOMA
Market Res. Units: 60 Stories: 9 Land Area: 8,373
BMR Res.Units: 7 Quality/Class:  Excellent, B Zoning: C3G
Retall Units: Condition Excellent Parking Spaces: None
Total Units 69 Year Built: 1904/2014
. Issues
New Construction Valuation
1ll. Table of Contents Page
Cover sheet 1
Subject Photo and Map 2
Property Summary 3
Restricted Income Approach 4
Subject Rent Roll 56
Retail Rent Comps 7
Financials - 15 & 16 8
Comparable Sales 9
V. Conclusions and Recommendations
Per Unit Per SF Total
Factored Base Year Roll $482,777 $847 $ 33,311,607
Restricted Income Appréach - Direct Capitalization $301,449 $529 $ 20,800,000
Sales Comparison Approach $523,188 $918 $ 36,100,000
Recommended Value Estimate $ 20,800,000
Senlor Appralser: Stephen Yen Principal Appraiser: - Cathleen Hoffman Date: 8/16/2017




Address:
APN:

973 Market St (Th
3704 069

Photo taken by appraiser on 7/24/17
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Property Summary = === 00
Address: 973 Market St (The Wilson)
APN: 3704 069

Assessor’s Parcel No.
Location:

Neighborhood:

Property Description

Direct Construction Costs Reported by TP:

Number of Residential Units:
Residential

Number of Retail Units
Net Rentable Area Residential (NRA):
Residential
Retail
Total
Year Built, Renovated:
Class:
Floors:
Ground Floor Retail:
Lot Size (SqFt):
Parking
Views
Occupancy as of 711117

ClO History

Sale 5M11/2012

3704 069
973 Market St (The Wilson)
between 5th and 6th Streets

SOMA

67 Unit Apartment/Loft Building on Market Street. Known as "The Wilson", this 100 yr
old building was gutted, renavated, and completed in 2014. There are 2 ground floor
retail spaces. No parking available. Pets are allowed. Per taxpayer, building is not
subject to rent control.

$ 15,711,012
Market BMR Total
60 7 67
2 2
Ava/Unit
37,194 555
2,145 1,073
39,339
1904/2014
B
9
Yes
8,373
None
City & Bay
94%

$6,750,000 Land and Gutied Building




973 Market St (The Wilson)

Address:
APN 3704 069
Residential Commercial Total
Number of Units 67 2 69
Rentable Area 37,194 2,145 39,339
Average Unit Size 555 1,073
: % Total
Income Total Per Unit Per Sg. Ft. Income Comments
Gross Resldential Rental Income $ 2,311,356 §$ 34,498 $ 6214 Based on Rent Roll
Less: Vacancy and Collection Loss @ 5.0% {115,668}  (1,725) (3.11) Market Estimate
Effective Gross Residential Income $ 2,195,788 § 32,773 § 59.04
Commercial Income $ 96,525 $ 45.00 Based on Market Rent
Less: Vacancy and Collection Loss @ 3.0% {2,896) (1.35) Market Estimate
Effective Gross Commercial Income $ 93,629 $§ 43865
Effective Gross Rental Income $ 2,289,417 $ 34,70 $ 58.20
Plus: Other Income
Pet Fees Included in Other Rental
Renter’s Insurance Included in Other Rental
Valet Waste Included in Other Rental
CAM Income $ 25968 $ 376 $§ 066 Based on 2016 Financials
Other Rental $ 123228 $ 1786 $ 313 Based on 2016 Financials
Total Other Income $ 149,196 $ 2162 $ 3.79
‘Total Effective Rental Incomé $ 2,438,613 $ 36,397 $ 61.99
Opeorating Expensos
General & Administrative $ 45841 $ 664 S 117 1.9%| Based on 2016 Financials
Contracted Services $ 90,771 $ 1316 $ 231 3.7%| Based on 2016 Financials
Insurance $ 35043 $ 508 $ 0.89 1.4%] Based on 2016 Financials
Repairs and Maintenance $ 66239 § 060 § 168 2.7%]| Based on 2016 Financials
Make-Ready $ 4020 $ 58 § 0.10 0.2%] Based on 2016 Financlals
Leasing & Marketing $ 26131 $ 372 $ 066 1.1%} Based on 2016 Financials
Payroll $ 183,386 $ 2658 $ 466 7.5%| Based on 2016 Financials
Reserves for Replacement $ 17250 § 250 $§ 044 0.7%| $250 per Unit
Management Fees $ 57,509 $ 833 $ 148 2.5%) Based on 2016 Financials
Utilities $ 170,350 $ 2469 $ 433 7.0%| Based on 2016 Financials
Pretax Total Expenses $ 696,540 $ 10,095 $ 17.71 28.6%
Pretax NOI $ 1,742,074 $ 25,247 $ 44,28 714%
Restricted Capitalization Rate 8.3766%
2017 interest rate per State Board of Equalization 3.7500%
Risk rate (4% owner occupied / 2% all other property types) 2.0000%
2016 property tax rate ** 1.1792%
Amortization rate for improvements only o
Remaining economic life (Years) 60 0.0167  1.4474%
Improvements constitute % of total property value 87%
Value Estimate $ 20,796,991
Rounded $ 20,800,000
Value Per Unit $ 301,449
GRM 8.6

Note: Values may not be final, but are presented for Discussion Purposes Only. Not for Reproduction or Distribution.




Subject 4.
Address: 973 Market St (The Wilson)
APN: 3704 069 :
Rent roll from taxpayer - as of 7/1/17
Contract | Contract [Move In Date Market Rent
Occupied/ Rent Rent : Trash/Uti| . Renter Storage Pet
Unit Unit Type | Vacant |Unit Size| (Monthiy) (PSF) | Month|Year| Total = |PSF/IMO| ity Insurance Fees Fees

Commercial

Unit A 1,731 $5,770 $3.33] 11 | 2044 $6,491 $3.75

Unit B 414 $1,242 $3.00f 11 2014 $1,553 $3.75
Total Retall 2,145 $7,012 $3.27 $8,044 $3.75
Annual Retail . $39.23 $96,525 $45.00
Residential
105 BMR1BR =] Occupied 532 $1,133 $2.13} 3 | 2015 $1,133 $2.13
107 LOFT Occupled 765 $3,425 $4.48) 4 | 2017 $3,425 $4.48
205 \ 2BR QOccupied 1,023 $3,075 $3.89 7 2016 $3.975 $3.89 $35.00
208 SMR STUDIO | - Ocoupied 501 $941 $1.88] 6 | 2015 $941 $1.88]  $35.00 $14.50
209 1BR Occupied 717 $3,250 $4.53] 10 | 2015 $3.250 $4.53]  $35.00 $50.00
301 1BR Occupied 659 $3,575 $5.42] -7 | 2016 $3,575 $542]  $35.00
302 STUDIO Occupied 482 $2,700 $560] & | 2016 $2,700 $5.60] - $35.00 $50.00
303 BMRETUDIO A Vaeant 429 $0 $0.00 $990 $2.31
304 1BR Occupied 531 $3,000 $5.65| 5 | 2017 $3,000 $5.65
305 2BR - Occupied 984 $4,100 $4.17, 7 2015 $4,100 $4.17 $35.00]
307 STUDIO Occupied 492 $2,825 $5.74] 2 | 2017 $2,825 $5.74 $100.00
308 STUDIO Occupled 496 $2,900 $5.851 7 | 2016 $2,900 $5.85]  $35.00 $14.50
309 STUDIO Occupled 403 $2,700 $6.70} -7 2015 $2,700 $6.70]  $35.00
310 BMR STUDIO | . Occupled 437 $941 $2.15| 2 | 2015 $941 $2.15 $75.00
401 1BR Occupied 659 $3,650 $554] 4 |2015 $3,650 $5.54]  $35.00 $50.00
402 BMR STUDIO | Occupied 482 $899 $1.87) .2 | 2015 $899 $1.87| $14.50
403 {STUDIO Occupied 429 $2,875, $6.70{ - 9 {2015 $2,875 $6.70[ - $35.00 $50.00
404 BMR1BR /| - Occupied 531 $1.074 $2.02| 12 | 2014 $1,074 $2.02 $14.50
405 1BR Occupied 597 $3,300 $553] &5 | 2016 $3,300 $553]  $35.00
406 STUDIO Vaeant 386 $0 $0.00 $2.700 $6.99
407 STUDIO Occupled 510 $3,000 $5.88f 2 | 2016 $3,000 $5.88]  $35.00
408 STUDIO Qccupied 495 $2,775, $561] 7 | 2014 $2,775 $5.61 $35.00 $14.50
409 STUDIO Occupied 402 $2,925 $7.281 8 |2016 $2,925 $7.28 $14.50
410 STUDIO Qccupied 437 $2,750 $6.29 8 2015 $2,750 $35.00 $35.00
501 1BR Occupied 659 $3,600 $5.46] 3 | 2017 $3,600 $5.46 $14.50
502 STUDIO Occupied 488 $2,750 $5.64] 12 | 2016 $2,750 $5.64] $35.00 $14.50
503 STUDIO " Occupied 429 $2,800 $6.53] 6 | 2016 $2,800 $6.53] ©  $35.00 $14.50 $50.00
504 1BR Occupled 531 $3,450 $6.50{ 11 | 2015 $3,450 $6.50{  $35.00 $14.50 $50.00
505 1BR Occupied 597 $3,130 $5.24f 5 | 2016 $3,130 $524]  $35.00
506 BMR STUDIO |  Occupled 386 $941 $2.44 2 2015 $941 $2.44/
507 STUDIO Occupied 516 $2,800 $5.43 7 2015 $2,800 $5.43 $35.00 $14.50
508 STUDIO QOccupied 495 $2,500 $5.05 4 2017 $2,500 $5.05 $14.50
509 STUDIO Occupied 402 $2.700 $6.72 7 | 2014 $2.700 $6.72|  $35.00

“1510 STUDIO Occupied 437 $2,550 $6.84 6 2017 $2.550 $5.84 $35.00

6§01 1BR Occupied 659 $3,350 $5.08] - 11 [ 2016 $3,350 $5.08{  $35.00 $14.50
602 STUDIO Occupied 488 $2,925 $599] 6 |2014|  $2,925 $5.99] - $35.00
603 STUDIO Occupied 429 $2,375, $554] 4 | 2017 $2,375 $5.54] $35.00
604 1BR Occupied 531 $3,550 $6.69] 3 | 2017 $3,550 $6.69
605 1BR 597 $3,375 $5.65] 2 | 2017 $3,375 $5.65
606 STUDIC Occupied 386 $2,725 $7.06] 3 | 2017 $2,725 $7.06 $14.50
607 STUDIO Occupied 516 $2,675 $5.18] 4 | 2017 $2,675 $5.18] $35.00
608 STUDIO Qccupied 495 $3,000 $6.06f 10 ] 2015 $3,000 $6.06 $35.00 $50.00
609 STUDIO Occupied 402 $2,650 $6.59] 11 | 2016 $2,650 $6.58]  $35.00 $75.00
610 STUDIO Ocoupled 437 $2,800 $595 5 | 2017 $2,600 $5.95]  $35.00
701 1BR Occupied 659 $3,250 $4.93] 12 | 2016 $3,250 $4.93] . $35.00 $14.50 $150.00
702 STUDIO Occupled 488 $2,825 $5.79] 5 | 2017 $2,825 $5.79
703 STUDIO Occupied 429 $2,750 $6.41] .5 | 2017 $2,750 $6.41
704 1BR Occupied 531 $3,150 $5.83] 2 | 2016 $3,150 $5.93]  $35.00 $14.50




5 Market st (Thewllson) ...

APN: 3704 069
Rent roll from taxpayer - as of 7/1/17
Contract | Contract {Move in Date Market Rent
Occupled/ Rent Rent , Trash/Uti] Renter | Storage | Pet
Unit Unit Type | Vacant _|Unit Size| (Monthty) {PSF) ' |Month| Year| . Total | PSFIMO lity Insurance Fees Fees
705 1BR Occupled 597 $3,675 $6.16] 11 2014 $3,675. $6.16 $35.00
706 STUDIO Vacant 386 $0 $0.00 $2,740 $7.10
707 STUDIO Occupied 516 $2,750 $5.33) 12 2016 $2,750 $5.33 $35.00 $14.50 $50.00
708 STUDIO Occupied 495 $2,750 $5.56 5 2017 $2.750 $5.56 $35.00
709 STUDIO Qccupied 402 $3,198 $7.96] 11 2015 $3,199 $7.96 $35.00 $14.50
710 STUDIO Occupled 437 $2,950 $6.75 2 2017 $2,950 $6.75 $14.50 $50.00
801 LOFT Occupied 923 $3,800 $4.23 5 2016 $3,900 $4.23 $36.00
802 LOFT Occupled 732 $3,650 $4.99 5 2016 $3,650 $4.89 $35.00 $14.50
803 STUDIO Occupied 437 $2,950 $6.75 [ 2017 $2,950 $6.75 $35.00
804 1BR Occupied 708 $3,375 $4.77, 8 2018 $3,375 $4.77 $35.00
805 1BR Occupied 800 $3,500 $4.38 6 2017 $3,500 $4.38 $14.50
807 STUDIO Vacant 664 $0 $0.00 $3,100 $4.67
808 LOFT Occupled 753 $3,575 $4.75 7 2016 $3,575 $4.75 $35.00 $14.50
809 LOFT Occupled 547 $2,925 $5.35, 4 2017 $2,925 $5.35 $35.00
810 LOFT Occupied 7" $3,325 $4.68 1 2017 $3,325 $4.68 $35.00 $50.00
903 STUDIO Occupied 437 -$3,125 $7.15] 8 2014 $3,125 $7.15 $35.00 $14.50
904 1BR QOccupied 710 $3,300 $4.65] 4 2017 $3,300 $4.65 $100.00
905 1BR Occupled 800 $3,800 $4.75] 2 | 2016 $3,800 $4.75| $35.00 $14.50 $75.00] $100.00
807 N STUDIO Qccupied 773 $3,200 $4.14 1 2016 $3,200 . $4.14 $35.00 $14.50
Total Residential ] 37,184 $183,083 $4.92 $192,613 $5.18, $1,540 $363 $225 $950
Annual Residential $2,311,356]  $62.14 )
Retail & Resid. 39,339
BMR Units 7 10%
Market Rate Units 60 20%
67 100%
Vacant 4 6%
Occupied 63 94%
Total 67 100%




Address: T 73 MarketS (TheW

APN: 3704 069

Comparable Retail Rents (Sorted by Date

Subject Property Retail Leases

Fellow
3704 069 973 |Market St Barber Barber 110114 1,731 1 %4000
3704 068 973 |Market St UnitB Unknown 1101714 414 | $38.00
Com%arable Retail Rents
1 0287 020 447/Bush St. Bar Union Bar 01/08/17 .| 01/00/00 120 1,600 $48.75 $0.00
Fluxus ~|Square
District
2 65086 034 4169|24th St. Yoga Noe Valley  |Fitness 02/12/16 | 03/15/16 60 1,433 $46.06 $0.00
Mayu Studlo
3 0814 020 100|Van Ness Ave 100 Van' |Van Restaurant 056/29/15 .| 06/29/15 120 2,892 $45.45 $0.00
Ness Ness/Civic
LLC Center
4 3910 001 101|Henry Adams St. Scot Mission Bay |Interior 09/25/15 | 11/01/15 60 726 $30.00 $0.00
Meacha Design
m

ABBREVIATIONS: Lease Type:

N = New Lease, R = Renewal, A = Amendment to Lease, E = Expanslon of Space, 8 = Sublease




Summary of Financials -

973 Market St (The Wilson)

Address:
APN: 3704 069
Total Market BMR
Number of Units 69 60 7
Rentable Area 39,339
2015 {Jan-Dec) 2016 (Jan-Dec)
Total Per Unit - Per SqFt. = % EGI Total Per Unit . Per SqFt. % EGI
Revenue
Market Rate Units $ 2,192,337 $31,773 $55.73 $ 2,478,075 $35,914 $62.99
Below Market Rate Units _— - $0.00 - - $0.00
Commercial Rent 61,398 890 $1.56 86,034 1,247 $2.19
Gross Potential Rent $ 2,253,735 $32,663 $57.29 $ 2,564,109 $37,161 $65.18
Less: Concessions - - $0.00 - - $0.00
Total Rental Income $ 2,253,735 $32,663 $57.29 $ 2,564,109 $37,161 $65.18
Other Income
CAM Income 18,946 275 $0.48 25,968 376 $0.66
Other Rental Income 143,208 2,075 $3.64 123,228 1,786 $3.13
Total Other Income $ 162,154 § 2,350 $4.12 $ 149,196 § 2,162 $3.79
Total Incorne $ 2,415,889 §$ 35,013 $61.41 $ 2,713,305 $ 39,323 $68.97
Operating Expenses
General & Administrative $ 54,218 § 786 $138 20% $ 45841 $ 664 $1.17 1.7%
Contracted Services 102,662 1,488 $2.61 3.8% 90,771 1,316 $2.31 3.3%
Insurance : 36,750 633 $0.93 1.4% 35,043 508 $0.89 1.3%
Repairs and Maintenance 54,869 795 $1.39 2.0% 66,239 960 $1.68 2.4%
Make-Ready 9,620 139 $0.24 0.4% 4,020 58 $0.10 0.1%
Leasing & Marketing 35,189 510 $0.89 1.3% 26,131 379 $0.66 1.0%
Payroll 164,305 2,381 $4.18 6.1% 183,386 2,658 $4.66 6.8%
Management Fees 58,806 852 $1.49 2.2% 57,509 833 $1.46 21%
Utilities 138,175 2,003 $3.51 5.1% 170,350 2,469 $4.33 6.3%
Property Taxes - 338,408 4,904 $8.60 12.5% 362,036 5,247 $9.20 13.3%
Operating Expenses $ 993,002 $ 14,391 $25.24 36.6% $ 1,041,326 $ 15,002 $26.47 38.4%
Less: Property Taxes (338,408) (4,.904) $8.60 -12.5% {362.036) (5,247) -$0.20 -13.3%
Pre Tax Operating Expenses $ 654,504 § 9,487 $16.64 27.1% $ 679,290 $ 9,845 $17.27 25.0%
Pre Tax Net Operating Income $ 1,761,205 § 25,526 $44.77 73% $ 2,034,015 § 20,478 $51.70 75%




Add

APN: 3704 069
i ; No. Mkt - | No.BMR | .- Total Price/Mkt | PricefTotal | Price Per| Actual Cap Parking
No. APN Property Address M1 District Salp Date Sale Price ' | Rate Units | - Units Units Bidg SF- | Rate Units Units SF. - Rate GRM__ | voar Bullt| Spaces
Subj. |3704 069 973 Market St (The Wilson) SOMA &0 7 67 39,339 None
1 ]3703-012 520 Stevenson St SOMA 232017, $23,000,000 51 - 51 42,600 $450,980 $540 4.87% 12,16 1924
2 10277-006A 1108 Bush St Tenderioin 10/6/2016 $20,775.000 42 - 42 31,450 $494 643 | - 3661 3.10% 1914
3 . 10273-001 665 Powell St Tenderloln 7/19/2018 $24,600,000 48 - 48 31,790 $510,417 $771 2.54% 21.05 1923 8
4 10280011 952 Sutter St Tenderloln 7/18/2016 $31,000,000 57 - 87 42,365 543,860 $732 4.15% 16.46 1910
5 :[0693-014 690 Geary St (Pant of Portfollo} Civic Center 12/11/2016 $22,160,000 60 - 60 41,385 $369,333 $535 1914
6 13777073108 548 Brannan St. Mission Bay 118/2013| - $22,220,000 34 - 34 66,900 $653,529 $332 3.80% 16.80 2003 6
7_.14000-029, 050 530-Brannan St. Potrero Hill 11/30/2012 $73,730,000 113 - 113 133,188 $652,478 $554 3.80% 2003 9
Average : $525,000 $508 |- 3.71% 16.37
Gross Potential Rental Income X GRM: $2,407,881 X 15.0 = $36,118,215
Rounded Value Estimate: £26,100.000
Value Estimate Per Unit: $538,806
Note: Values may not be final, but are pr ted for DI PurpH Only. Notfor Reproduction or Distribution.



SAN FRANCISCO
PLANNING DEPARTMENT

1650 Mission St.
Suite 400
San Francisco,
PRE-APPROVAL INSPECTION REPORT Ch A0S 2478
Reception:
Report Date: May 17, 2017 415.456.8378
Inspection Date: May 16, 2017; 3:00pm Fax:
Case No.: 2017-005419MLS 415.558.6409
Project Address: 973 Market Street Planning
Zoning: C-3-G (Downtown-General) Information;
Height &Bulk: 120-X 415.558.6377
Block/Lot: 3704/069
Eligibility Contributor to the Market Street Theater and Loft National Register Historic District
Property Owner: Raintree 973 Market Newco LLC
Contact: Jason Check, Jason Check, jcheck@raintreepartners.com, 949-606-3099
Address: 28202 Cabot Rd., Ste. 300
Laguna Nigel, CA 92677
Staff Contact: Shannon Ferguson — (415) 575-9074
shannon.ferguson@sfgov.org
Reviewed By: Tim Frye — (415) 575-6822

tim.frye@sfgov.org

PRE-INSPECTION
Application fee paid

Record of calls or e-mails to applicant to schedule pre-contract inspection
5/10/17: Email property owner to schedule site inspection

5/11/17: Email to confirm site inspection for Tuesday, May 16 at 3pm. Property owner and historic

preservation consultant will attend.

5/17/17: follow up email summarizing Rehab/Maintenance plans discussion on site.



Mills Act Pre-Approval Inspection Report Case Number 2017-005419MLS
May 17, 2017 973 Market Street

INSPECTION OVERVIEW
Date and time of inspection: Tuesday, May 16 at 3:00pm

Parties present: Jason Check (property owner), Tricia Lipton (historic preservation consultant), Shannon
Ferguson, Ali Kirby (SF Planning)

M Provide applicant with business cards
M Inform applicant of contract cancellation policy
M Inform applicant of monitoring process
Inspect property. If multi-family or commercial building, inspection included a:
O Thorough sample of units/spaces
M Representative
O Limited
M Review any recently completed and in progress work to confirm compliance with Contract.
M Review areas of proposed work to ensure compliance with Contract.
M Review proposed maintenance work to ensure compliance with Contract.

O Identify and photograph any existing, non-compliant features to be returned to original condition
during contract period. n/a

M Yes ONo  Does the application and documentation accurately reflect the property’s existing
condition? If no, items/issues noted:

B Yes ONo  Does the proposed scope of work appear to meet the Secretary of the Interior’s
Standards? If no, items/issues noted:

O Yes ONo  Does the property meet the exemption criteria, including architectural style, work
of a master architect, important persons or danger of deterioration or demolition

without rehabilitation? If no, items/issues noted:

M Yes ONo  Conditions for approval? If yes, see below.




Mills Act Pre-Approval Inspection Report Case Number 2017-005419MLS
May 17, 2017 973 Market Street

NOTES AND RECOMMENDATIONS

Historic Preservation Consultant
Tricia Lipton, Heritage Consulting Group, 503.228.0272, tlipton@heritage-consulting.com

High Property Value Exemption: Explain why this is building is a significant resource, exceptional
architectural style, and associated with important events. Also must address question #2.

HSR is missing alterations, list of character defining features, conditions assessment, brief treatment
recommendations, and a bibliography. Preservation Brief 43: The Preparation and Use of Historic Structure
Reports should serve as a guide to writing the HSR.

Rehabilitation and maintenance plans: Interior work must be removed from Rehabilitation and
maintenance plans, including lobby, common areas, tenant spaces, rental units etc. Structural work can be
included.

Windows and roof must be included in the maintenance plan
Be specific about where masonry and terra cotta maintenance will occur

Additional long term rehabilitation work recommended, including replacing windows with new
compatible windows at Market Street facade and storefront restoration.

CONDITIONS FOR APPROVAL

None




Mills Act Pre-Approval Inspection Report Case Number 2017-005419MLS
May 17, 2017 973 Market Street

PHOTOGRAPHS




Mills Act Pre-Approval Inspection Report Case Number 2017-005419MLS
May 17, 2017 973 Market Street
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973 Market Street, San Francisco, California
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Jason Check, Raintree 973 Market Newco LLC
28202 Cabot Rd., Suite 300, Laguna Niguel, CA 92677
Jjcheck@raintreepartners.com
(949) 365-5653

Preparer
John Tess, Heritage Consulting Group
1120 NW Northrup St., Portland, OR 97209
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1A. MILLS ACT APPLICATION
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APPLICATION FOR
Mills Act Historical Property Contract

By

g oy g beg
at 1650 Mission St Saite 400 by May 1stin ardet 19 ¢ mply with the timelines eslabi ished in th
AL Icauon Guide, Plegse submn ohly the Applicali ited do !

1. QwrerfApplicant information (if mere than three owiiers, attach addibom( sheets as necessary)

PROPERTY (RMANER § NALIS: T&.EPHONE.
RanTRES Q332 MAEKET‘ NeWeo L 93655653
| PROPERTY OWNER | ADORESS: AL
128202 Cabot Road, Ste. 30Q. agun &quei CA, 92677( jcheck@raintreepartners.com
{ FROPEATY OVNERZNAME ST e e =T Télerrone
()
FAOPEATY GYANER 2 ADDRESS: TTTT ENA
BROPERTYOWNERaNAME.  ~~ T T TTITTIITTTETL ot Y RN
)
PACPERTY OWNEAR 3 ADDRESS: - ERIL:

"2, Subject Property Information

PROPERTY ADDRESS: P CODE:

973 Market Street, San Francisco, CA 94103

PROPERTY PURCHASE DATE: : ASSESSOR BLOCKAOT(S) ;
51112012 L ; Block 3704/ Lot 069

NOST RECENT ASSESSED VALUE: i ZONING DISTRICT o
$32,658,439 l'ca.6 |

- S i o S e T s S r s e e a e e e e e e £ i wm e wa . —ap e —— . - B T

Are taxes on all properly owned wihin the City and County of San Francisco pa!d todate?  ygg No [

Is the entire property owner-occupled? ' , ves[O no[R
1f No, please provide an approximate square foolage for owner-occupled areas vs. renfal
income (non-owner-occupled areas) on a separals sheet of paper.

Do ynu own olhsr propafiy In tha City and Counly of San Francisco? vesX Nod
It Yes, pleass list the eddresses for all other properly owned within the Cily of San
Francisco on a separate shaet of paper.

Arg there any oulstanding enforcement casas on the properly from the San Francisco ves 1 NO
Planning Depariment or the Depariment of Bullding Inspection?

If Yes, all outstanding enforcement cases must ba abated and closed for eligibliity for .

the Mills Act.

/e amjare 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, | further

swear and affinm Bipt false information wiil be subject lo penalty and revocation of the Mills AcpContyact.

Owner Signature; _ pate: OWHZY | [T~
' Date: ‘f'}w!it"?

Date:

Owner Signature:

Owner Signalture:

Mills Act Applicallon

31 FREICIZCO PpIn NI LORLAILLHEY W L 12,2053

Page 4



3, Property Value Eligibifity,
Choose one of the fullpwin_g op}iqns:

The property is a Residential Bullding valued at less than $3,000,000. ves[1 NoDl 4

{;r hie properly is a Commercial/indusirial Building valued at less than $5,000,000. YES[] NO m

*h the property valus exceeds ihese options, p!ease complete the {ollowing: Applicalion of Exempﬁon

Application for Exemption from Properly Tax Valuation

H answered “no” to efthar 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. Thesite, building, or object, or struclure is a particularly significant resource and represents an exceptional
example of an architectural style, the work of a master, or is associated with the Eives of significant persons or

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

- othenvise be in danger of demolition, substantial alteration, or disrepair. (A Tistoric Structures Report,
completed by a qualified historic preservation consuttant, must be submitted in order lo meet this requirement.)

4. Property Tax Bill

All properly owners are required {o attach a copy of their recent property tax bill.

PROPERTY OYNER NAMES:

| Raintree Partners G/g Lﬂ“‘pm B3 Mazker Newon W o)

NOST RECENT ASSESSED PROPERTY VALUE:

$32,658,438.00

PROPEATY ADOHESS:

973 Market Street; San Francisco, CA 94103

5. Other Information .
Al property owners are required 1o attach a copy of all other Informalion as oullined In the checldist on page 7 of
this appiication, .

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

is accurate.

Owner Signature: Déta: b
Owner Signature, Date: f-j')w{)j v
Qwner Signalure: Date:

Milis Act Applicalion

40 B8 VALIEEY PLAAITIG DEPRIUEHT ¢ SLIE 20 2

Page 5



5 Hﬁhdbmtg;to“nlﬁestorat an & Mamfei ance Plan

A 10 Year Rehabilitation/Restoration Plan has been submitted detailing work to be YES NO T
performed on the subject property

1

i A 10 Year Maintenance Plan has been submitted detailing work to be performed on YES NOA o

the subject property

Proposed work will meet the Secretary of the Interior’s Standards for the Treatment of YES({ NOLI
Historic Propertics and/or the California Historic Building Code.

Property owner will ensure that a portion of the Mills Act tax savings will be used to yEsS[Y NO
finance the preservation, rehabilitation, and maintenance of the property

Use [his form to outline your rehabililation/restoration plan. Copy this page as necessary to include 2l 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. Arranging
all scopes of work in order of priority.

Please note that all applicable Codes and Guidelines apply to all work, induding the Planning Code and Building Code. If
components of the proposed Plan require approvals by the Historic Preservation Commission, Planning Commission,
Zoning Administratar, 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 supporling documents as

part of the Mills Act Historical Property contract.

- {Provide & scops number) BUILDING FEATURE:
Ashab/Raestoration [J Melntenance {3 Complated [ Proposed [
CONTRACT YEAR FOR WORK COMPLETION:

TOTAL COST (roundad 1o neerest doflarf

DESCRIFTION OF WORK:

See atlached.

Mills Act Applicalion

BaK FRANZIZCA PLONNTZ OEPARTLENT ¥ 0L I T8

Page 6



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.

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.

D Wilson Building, 973 Market Street

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 fagade 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 facade facing northwest onto Market Street. It hasa
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 Facade: The most compelling feature of the Wilson Building is the Market Street
facade. It is clad entirely and elaborately in terra cotta. Vertically, the fagade 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 Facade: The Stevenson Street fagade 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 facade 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

Wilson Building: Mills Act Application Page 10
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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

Wilson Building: Mills Act Application Page 11
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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:
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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 facade 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
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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 facade.!

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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Line Drawing, Eilers Music House Brochure, 1906
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Eilers Music House, ¢. 1910
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Wilson Building, May, 1944
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6. Dradl Mills At Historical Properly Agresmsint

Please complete the following Draft Mills Act Historical Property Agreement and submit with your
application. A final Mills Act Historical Property Agreement will b issued by the City Attorney once the Board
of Supervisors approves the contract, The contract is not in effect until it is fully exccuted and recorded with

the Office of the Assessor-Recordur,

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 Attorneay prior to consideration by the Historic
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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Baeerding Flagquastad by,

and whan rasoydad, aend potice La:
Director of Planning

1650 Wission Streal

San Franclsce, Calllornia 911032414

Califoania Mills Act Historical Propearly Agresment

Wilson Building . .. . _..  __.

PROPERTY HAME (IF ANY)

973 Market Street, San Francisco, CA 94103

PROPERTY ADDRESS
San Franciseo, Calilormia

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

(“City”} and Raintree Pariners ("Ownerfs”).

RECITALS

Owners are the owners of the property located at ﬂ&M&d%;@g&wm, in San Francisco, California
3704 / ___0R9 . The building located at 973 Market Street

BLOCK NUMEER LOT NUMBER PROPEATY ADDRESS
is designated as aConlsituling Bullding In the Markel Street Theatee snd boft Malional Register Distdet (e.g. “a City Landmark pursuant to Article
10 of the Planning Code") and is also known as the _ Wilson Building

HISTORIG NAME OF PROPERTY {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 Soventoen million thren bundrod and six thousand (517,306,000 ). See Rehabilitation Plan,
Exhibit A AVIOUNT IF3 WORD FORMAT AHOUNT IN NUMERICAL FORMAT

Qwners' application calls for the maintenance of the Historic Property according to cstablished preservation standards,
which is estimated will cost appraximately Nine hundred shdy-four thousand two hundred____(5964,200
annually. See Maintenance Plan, ExhibitB. AMOUHT INWORO FORMAT ARACUNT N MMERICAL FORIAT.

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

Owners degire to enter into a Mills Act Agreement (also referred to as a “Histotic Property Agreement”) with the City to help
mitigate its anticipated expenditures to restore 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 Act Application
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Thie benefils, privileges, restrictions and obligations provided for in the Mills Actshall be applied tothe Historic Propedty during
the fise thal this Agreement isin effect commenciag from the date of recordation of this Agreomant,

abititation of the Histode Froparly.

Owners shall undertake and complete thework set forth in Exhibit A ("Rehabilitation Plan*) altached herelo according to
certain standards and requirements. Such standards and requirements shall include, but not be limited to: the Secretary of the
Interior's Standards for the Treatment of Historic Praperties (“Secretary’s Standards™); the rules and regulations of the Office of
Hislorie Preservation of the California Department of Parks and Recreation ("OHD Rules and Regulations”); the State Historical
Building Code as deternyined applicable by the City; alt applicable building safety standards; and the requirenents of the
Historic Preservation Commission, the Planning Commission, and the Board of Supervisory, including but not limited 1o any
Certificales of Appropriateness approved under Planning Code Asticle 10, The Owners shall proceed diligently in applying

for any riccessary permits for the work and shall apply for such permits not Jess 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 work 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 Property has been rehabilitated in accordance with
the standards set forth in this Paragraph. Failure o tiniely complele the work shall result in cancellation of this Agreement as set
fortly in Pavagraphs 13 and 14 herein.

3. Maintenangce,
Oivners shall maintain the Historic Property during the time this Agreement is in effect in accordance with the standards for
maintenasice 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 Commiission, the Planning Commission, and the Board of Supervisors, including but not limited to any
Certificates of Appropriateness approved under lanning Code Article 10.

4, Damags,
Should the Historic Property incur damage from any cause whatsoever, which damages fifty percent (50%) or less of the Historic
Property, Qwners shall replace and repair the damaged area(s) of the Historic Property. For repairs that do not require a permit,
Owwners shall commence the repair swork within thirly (30) days of incurring the damage and shall diligently prosecute the repair
to completion within a reasonable period of fime, 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 damage
hasbeen incurred, commence the repair work within ene hundred hwenty (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 discection, may grant an extension of the time periods set forth
in this paragraph. Owners may apply for an extension by 4 letter to the Zoning Adimninistrator, 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 Properly in Exhibits A and B atlached hereto and Paragraph 3 herein. In the case of damage to twenty percent
(20%) or more of the Historic Froperly due to a catastrophic event, such as an earthquake, or in the case of damage from any
cause whatsoever that destroys more than fifty percent (30%) of the Historic Property, the Cily and Owners may mutually
agree to terminate 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 Praperly without
regard lo any restriction imposed upon the Historic Property by this Agreemcint and Qwners shall pay propeity taxes to the City
based upon the valuation of the Historic Propetty as of the date of terniination. :

5. Insuranca.

Owners shall secure adequale property insurance to meet Owners’ repair and replacement obligations under this Agreement and
shall submit evidence of such insurance to the City upon request.

Kills Act Application
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Orvniers shall permit perdodic examination of the exterior and intedior of the Historic Property by representatives of the Historic
Preservation Commission, the City’s Assessor, the Departinent of Builkling Inspection, the Planning Departorenl, the Office of
Historic Preservation of the Californda Department of Parks and Recreation, and the State Board of Equalization, upon seventy-
lwa (72) hours advance nolice, lo monilor Owners' compliance with the tlerms of this Agreement, Owners shall provide all
reasonable information and documentation about the Histarie Properly demanstrating coropliance with this Agreement ag
requisted by any of the above-referenced representatives.

¥ Tamm,
This Agreement shall be effective upon the date of its recordation and shall be in effect for a ternt of ten years from such date
(“Initial Term”). As provided in Government Code section 50282, ane year shall be added automatically to the Initial Term, on
each anniversary date of this Agreement, unless notice of nonréneswal is glven as set forth in Paragraph 10 herein,

4, Valuation
Parsuant to Section 4394 of the California Revenue and Taxation Code, as'amended from time to tinve, 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:Junc 30) for the
Historic Property to be valued under the laxation provisions of the Mills Act for that fiscal year.

9. Terrdinalion.
In the event Owners terminates this Agreement during the Initial Term, Ownersshall 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 Historic Property
without regard to any restriction imposed on the Historic Property by this Agreement and shall reassess the property taxes
payable for the fair market value of the Historic Propesty as of the date of Termination without regard to any restrictions
imposed on the Historic Property by this Agreemenl. Such reassessinent of the property taxes for the Historic Properly shall be

effective and payable six (6) months from the date of Terminalion,

10. Natice of Nonrenswal,
If in any year alter the Initial Term of this Agreement has expired either the Owners or the City desires not to renew this
Agreement that parly shall serve writlen nolice on the ather parly in advance of the annual renewal date. Unless the Owners
serves writlen 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 rencwal, one year shall be automatically added to the term of the Agreement. The
Board of Supervisors shall make the Gity’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 rake o written
protest. Al any lime prior (o the renewal date, City may withdraw its notice of norwenewal, If in any year after the expiration of
the Initial Term of the Agreement, either party serves natice of nonrenewal of this Agreement, this Agreement shall remaln in
effect for the balance of the period remaining since the execution 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 written 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
Adminisirative Code Section 71.6, Owners shall prowptly pay the requested amount within forty-five (45) days of receipt.

12. Defaull, ,
An event of default under this Agreement may be any one of the following:
() Owners' failure to timely complete the rehabilitation work set forth in Exhibit A in accordance with the standards set fosth in

Parageaph 2 herein;

(b) Owners’ failure to maintain the Histotic Property in accordance ivith the requirements of Paragraph 3 herein;

() Owners’ failure to repair any damage to the Historic Property in a tGmely manner as provided in Paragraph 4 herein;
() Owners’ failure to altow any inspections as provided in Parageaph 6 hevein;

{e) Ownurs’ termination of this Agreement duwring the Initial Terny;

{f) Owners’ failure Lo pay any fees requested by the City 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 to comply with any other provision of this Agreement,

Mills Act Application
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Anevent of default shall resull in cancellation of this Ageeement as set forll in Paxageaphs 13 and 14 herein and payment of the
canteHation fee nnd all property tases dusd upon the Assessod’s detenmination of the full value of the Historic Property as'set forth
in Paragrapl 14 hervein, In ovder Lo delermine whathee an event of default has occurred, the Board of Supervisors shall conduct a
public hearing as st forth in Paragraph 13 herein prior to cancellation of this Agresment.

. Cai
As provided for in Governmaent Code Section 50284, City may initiate proceedings to cancel this Agreement if it makes a
reasonable determination that Ownars have breachest any condition or cavenant contained in this Agrecment, has defaulted
as'provided in Paragraph 12 herein, or has allowed the Historic Property to deteriorate such that the safety and integrity of
the Historic Property is threatened or jt would no longer meet the standards for a Qualified Historic Properly. In order to
cancel this Agreement, City shall provide natice to the Owners and to the publicand conduct a public heaving before the Board
of Supervisors s provided for in Government Code Section 50285, The Board of Supervisors shall determine whether this
Agréeiment shotld be eancelled, The cancellation niust be provided to the Office of the Assessor-Recorder for recordation.

sellation.

o

14, Cancelialion Fee,
If the City cancels this Agveament as set forth in Paragraph 13 above, Owniers shall pay a cancellation fee of twelve and onehalf
percent (125%) of the fair market value of the Historie Property at the time of cancellation. The City Assessor shall determine
{air market value of the Historic Property without regard to any restriction imposed on the Histotic Property by this Agreement.
The cancellation fee shall be pald to the City Tax Collector at such time and in such manner as the City shall presciibe, As of the
dale of cancellation, the Owiiers shall pay properly 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 cancellalion.

15. Enforcament of Agreament,
In lieu 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 wrilten notice by registered or certified mall setting forth the grounds for the breach, I 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 recaipt of the notice, then the City may, without further notice, initiate default
procedures under this Agréement as set forth in Paragraph 13 and bring any action necessary to enforce the obligations of the
Owners set forth in this Agreement. The City does not waive any claim of default by the Owners if it does not enforce or cancel

this Agreement.

168, Indemnification,

The Qwners 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, lossés, costs, claims,
judgments, settlenients, damages, liens, fines, penalties and expenses incurred in conhection with or arising in whole ot in
part frony; (a) any accident, injury to or death of a person, loss of or damage to properly accurring in or about the Historie
Property; (b) the use or accupancy of the Hisloric Property by the Owners, their Agents or Invitees; (¢} the condition of the
Historic Property; (d) any construction or other work undertaken by Owners on the Historic Property; or (e) any claims by unit
or interval Owners for properdy tax reductions in excess those provided for under this Agreement. This indemnification shall
include, without limitation, reasonable fees for attorneys, consultants, and experis and related costs that may be incurred by
the City and all indemndfied parties specified in this Paragraph and the City’s cost of investigating any claim, In addition (o
Ownas' obligation to indenwily Gity, Owners specifically acknowledge and agree that they have an immediate and independent
obligation to defend City from any claim that actually or potentially 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 theveafter. The Owners' obligations under this Paragraph shall sivvive termination of this
Agreement,

17, Eminsnt Domair,

T the event that a public agency acquires the Historic Property ia whole or part by eminent donain or other similar action, this
Agrecatent shall be cancelled and no cancellation fee impased as provided by Governiment Code Section 50288,

18. Binding or Successors and Assigns.

The covenants, benefils, restiictions, and obligations contained in (his Agreement shall be deemed to run with the land and shall
be binding wpon and inure o the benefit of all successors and assigns in interest of the Owners. -

Mills Act Application
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In the event that either the City or the Owmers fail to pirfora any of their abligations tmder this Agreement or in the eventa
dispute arises concerning the meaning orinterpretation of any provision of this Agreement, the prevailing parly may recover all
costs and expenses incurred in enforcing of establishing its vights herenrider, indluding reasonable attarmeys’ fees, In addition to
cowrt costs and any othar reliel ordered by a courl of compatent jurisdiction. Reasonable attomays fees of the City's Offize of the
City Attorney shall be based on the feas regularly charged by private attorrieys with the equivalent number of years of experience
who practice in the City of San Frandisco in law firms with approxtmalely the same nuniber of attorneys as employed by the

Office of the City Attorney.

20, Governing Law.
This Agrecment shall be construed and enforced in accordance with the Tows of the State of Califomia,

24, Recordalion
The conltract will not be considered final unti] this agreement has been recorded with the Office of the Assessar-Recorder of the
Cily and County of San Francisco.

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

"

23, Mo implled Waiver.
Na faiture 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 right to demand
strict compliance with any terms of this Agreement,

24 Authorily.
If the Owners sign as a corporation or a parinership, each of the persons executing this Agreement on behall of the Qwners does
hereby covenant and wwarrant that such entity is a duly authorized and existing entity, that such enlity has and is qualified to
do business in Californda, that the Owner has fulf xight and authority to enter into this Agreement, and that each and all of the
persons signing on behalf of the Ownars ate authorized to da so,

25, Severability.

If any provision of this Agreament 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 Hardwoad Ban,
The City urges coxui}‘al\ias not Lo import, purchase, oblain or tise for any purpose, any tropical hardwoad of lropical hardwood
product. :

27. Charler Pravisions
This Agreement is governed by and subject ta the provisions of the Charter of the City.

Mills Act Application
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285 Bionabas

Tiris Agreement may be sigded and dated in parls

N WITNESS WHEREOF, the parties hersto have executed Ihis Agreemen! as follows:

CARMEN CHY Dale JOHN RAHAINM Date
ASSESSOR-RECORDEN DIRECTOR OF PLARIMIMG
CITY & COUMTY OF SAM FRANCISCO CITY & COUMTY OF SAH FAANCISCO
APPROVED AS PER FORM; o Signaturo Date
DENNIS HERRERA
CITY ATTORNEY -
CITY & COUNTY OF $AM FRANCISCO o . s

Prinl name

DEPUTY CITY ATTORNEY
M\ B it 0‘%2" r?‘ W%\ Cq'?«b“ tqw
ale !gm Date '
Print name Print name
OWNER

OWNER

Ownei/s' signalures imust be notarized. Attach nolary forms to the end of this agreement,
{if more than one owner, add aclditional signature fines, All owners must sigin this agreement.)

Mills Act Applicalion
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7. Moty Saknowledgriant Form

The notarized signature of the majotity representalive owner or ownets, a3 established by dued or contract, of the
subject property or properties Is vequired for the filing of this application. (Additional shects may be altached.)

Slate of California

County of: 0BG R
on: _APRIL 24, 20177 before me, ___VWATTHRW NoOw@ILe! ,

DATE INSERT NAME OF THE OFFICER

NOTARY PUBLIC personally appeared; JEAFREY B, ‘A'LWN Ao _Jason check , !

MAMEE) OF SIGNER(S)

who proved to me on the basis of salisfactory evidence to be the person(s) who narme(s)dsfare subscribed to

the within Instrument and acknowlediged to me that kefshe/ihey exaculed the same In histher/thelr authorized .

capaclty(ies), and that by hisfhes/theilr slunalure(s) on tha instrument the person(s), or the enlity upon behalf =

of which the person(s) acted, executed the Instrument, }
i

1 cartify tinder PENALTY OF PERJURY under tha iaws of the State of California that the foregoing paragraph Is
true and correct,

WITNESS my hand and officlal seal. N A WO
~ MATTHEW J, NOVOBILSKI
Notary Public ~ California
Orange County s
Comrmission # 2188485
Comm, Expires Mar 26,2021 [

SIGNATURE -

{ PLACE MOTARY SEAL ABOVE )

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

\

2. Aprﬂ 2017 Exterior View, North Elevation, Lookmg SE

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272
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Wilson Building - Mills Act Historical Property Contract Photos LA AR
973 Market Street, San Francisco, CA ERI

April 2017 PRV O

S,

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

two beds | lofts

‘ ‘studios jone &

4. April 07, Exterior Detail, North Elevation, Storefront at East, Looking S

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 49
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Wilson Building - Mills Act Historical Property Contract Photos A AL AL L LD
973 Market Street, San Francisco, CA HERITAGE

. FHZRYE WL CONSE T NSO AR
April 2017

6. April 2017 Exterlor Detail, North Elevatlon Storefront at Center, Lookmg 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

8 Apr11 2017, Extenor Detail, North Elevatlon Storefront at West, Looklng S

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272
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Wilson Building - Mills Act Historical Property Contract Photos PV YV

973 Market Street, San Francisco, CA HERITAG
April 2017
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Wilson Building - Mills Act Historical Property Contract Photos b
073 Market Street, San Francisco, CA HERITAGE
Apr.ll 2017 1“471—.1»« g CURNRLET T ORU il

12. April 201, Exterior Detail, North levation, Top Floor and Cornice at West,Looking S

Page 53
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Wilson Building - Mills Act Historical Property Contract Photos e
973 Market Street, San Francisco, CA
April 2017

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 54




Wilson Building - Mills Act Historical Property Contract Photos AL AL A KB
973 Market Street, San Francisco, CA HERITAGE
April 2017 FERTT W CVIN AL UG ROTY

Fooms Tea | WeuoreYesvos Misz. M i '3

15. April 2012 Exterlor View, South Elevation, LooklngN

e
16. April 2017, Exterlor View, South Elevation, Looking N

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 55



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

18. April 2017 Interior View, Ground Floor at Northwest, Lookmg N

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272
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Wilson Building - Mills Act Historical Property Contract Photos

b
973 Market Street, San Francisco, CA HERITAGE
April 2017

HERYEATE CON ST

20. April 2017, Interior View, Ground Flbbf at Northeast, Looking N

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 57



Wilson Building - Mills Act Historical Property Contract Photos bAoA AN A
973 Market Street, San Francisco, CA HERITAGE

3 PHERYE W0 CORMRLT T C O RURTE
April 2017

22. April 2017, Interior View, Ground Floor at North, Looking N

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 58



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

24. April 2017, Interior View, Seventh Floor at Ligh;cwell, Unit 706, Looking NW, Typical

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 59
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Wilson Building - Mills Act Historical Property Contract Photos hoab Ao A
973 Market Street, San Francisco, CA H ITAGE
April 2017 FIERTE A CONSEHETUCOG R

26. April 2017, Interior View, Eighth Floor at North, Unit 801, Looking W

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 60




Wilson Building - Mills Act Historical Property Contract Photos bt db b B dh A
973 Market Street, San Francisco, CA HERITAGE
Aprﬂ 2017 ERI AR S T LR

i

28. April 2017, Interior View, Fourth Floor, Stair at Center-East, Looking SE, Typical

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 61




’wm

!

ﬁ&‘ww&é%@é&% e

Wilson Building - Mills Act Historical Property Contract Photos

973 Market Street, San Francisco, CA HERITAGE
April 2017

PEERICAUSE CURALE TS TG RT

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

30. Aprll 2017, Exterior Vlew Roof at South LookmgN

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 62




Wilson Building - Mills Act Historical Property Contract Photos bodbodhodb b A A
973 Market Street, San Francisco, CA HERI AGE
April 2017 FRYERLIE CRyNEL o U

|
£
|

32.‘Apfi1 2017, Lightwell at Center-West, Looking SW

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 63
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Wilson Building - Mills Act Historical Property Contract Photos b
973 Market Street, San Francisco, CA

April 2017

Y

34. April 2017, Additional Phoographs, Apartment Lobby, Lboking SE

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 64




Wilson Building - Mills Act Historical Property Contract Photos bodbodi oAb Al B A8 H B
973 Market Street, San Francisco, CA HERITAGE
April 2017 HIRYTACE CONALT T T CROUE

FELLOW
BARBER ¥

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 65
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Wilson Building - Mills Act Historical Property Contract Photos bk b A8 A

973 Market Street, San Francisco, CA HERITAGE
April 2017

HARYRTE CONALT VO RO

38. April 2017, Additional Photographs, Typical Corridor at East, Looking N

1120 NW Northrup Street | Portland, OR 97209 | (503) 228-0272 Page 66




Wilson Building - Mills Act Historical Property Contract Photos SV TNV
973 Market Street, San Francisco, CA HERITAGE
April 2017 FIERYE ML L LN

39. April 2017, Additional Photographs, Typical Studio Unit

£
40. April 2017, Additional Photographs, Typical Studio Unit

1120 NW Northrup Street | Portland, OR 97209 | (563) 228-0272 Page 67
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Wilson Building
973 Market Street
Block 3704

Lot 069
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8. TAX BILL
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City & County of San Francisco 1Dr. Carlton B, Goodlett Place

José Cisneras, TreaslUrer City Hall, Room 140
David Augustine, Tax Collector San Francisco, CA 94102
Secured Property Tax Bill wrww.sfireasurer.org
For Fiscal Year July 1, 2016 through June 30, 2017
Vat Black Lol Accaynt Number Tax Hale Odgina) Mall Data Froperty Locatlen
25 3704 I 069 370400690 1 1.1792% October 14, 2016 973 MARKET ST J
Assessed on January 1,2016 Assessed Value 3
To:  RAINTREE 973 MARKET NEWCO LLC Desedlption | Full Value [ Tax Amount
Land 4,297,214 50,672.74
RAINTREE 973 MARKET NEWCO L Structure 28,361,225 334,435.56
RAINTREE PARTNERS-JEFFREY B E:‘:::; bropety
fié‘:fg‘ﬁg";fﬁ“gzew Gross Taxable Value 32,656,439 365,108.31
Less HO Exemplion
Less Other Exernplion
Net Taxable Value 32,658,439 $385,108,31 y
f— Direct Charges and Speclal Assessments
Code | Type i “Telephone 1 Amaunt Due
66 CENTRAL MARRET CBD (415) 957-5985 6,717.52
8% SFUSD FACILITY DIST (415) 355-2203 1,208.68
91 SFCCD PARCEL TAX (415) 487-2400 79.00
24 SF - TEACHER SUPPORT (415) 355-2203 23698

Tatal Direct Charges and Special Assessments

$8,242.18 y
3

.
SEE SUPPLEMENTAL ROLL 4
b TOTAL DUR $393,350.48
1st Installment 2nd Installment
$196,675.24 $196,675.24
g Due: November 1,2016 Due: February 1,2017
I Pay ohline at SFTREASURER.ORG \_Delinquent after Dec 10,2016 | Delinquent after April 10, 2017
Keep this portlon for your records. See back of blll for payment options and additional Ir n.
City & County of San Franclsco Pay snline ot SFTREASURER.ORG
Secured Praperty Tax Bill
For Flscal Year July 7, 2016 through June 30,2017
Vat Block Lot Accaunt Mumter Tax Rate Qriginal Mall Date Prapeny Location
LZS { 3704 ‘ 069 7 370400690 1.1792% October 14,2016 973 MARKET ST )
Check if contribution to Arts Fund Is enclosed, Delinquent after April 10, 2017
i tuniti t Glve25SF. o -
For ather danation opportunities go to www.GH org ] Znd Instaliment Due N

Detach stub and return with your payment.
Write your block and lot an your chack.

2nd Instaliment cannot be accepted unlegs Tt s pald

b $196,675.24

If paid or postmarked after April 10,2017 the
amount due (includes delinguent penalty of 1096 and
other applicable fees) is; §216,387.76

San Franclsco Tax Collecto

Secured Property Tax
P.0O, Box 7426 -
San Francisco, CA 94120-7426

253704000900 L2447y OODOADBOOOO OOODDOCOO OOOD 2003

City & County of San Francisco Pay online at SFTREASURER.ORG
Secured Property Tax Bilf .
For Fiscal Year July 1, 2016 through June 30, 2017
Olock Lot Account Numbes Tax Rate Orlginal Mall Date Propeny Location
3704 ' Q69 T 370400690 1.17929% October 14,2016 973 MARKET ST )
0 Check If contribution te Arts Fund fs enclosed. Delinquent after December 10, 2016
For other donation opportunities go to www.Give25SF.arg .
1st Installment Due

Detach stub and return with your payment.
Wrlte your black and lot on your check. B $196,675.24

If property has been sold, please forward bill to, :
R If paid or postmarked after December 10, 2016 the
amount due (includes delinguent penalty of 10% and

San Francisco Tax Collector
other applicable fees) is: $216,342.76

Secured Property Tax
P.0. Box 7426 T
San Francisco, CA 94120-7426

253704000900 224474 D0OOODOOO 0O0ODOODOO OOOO 1003
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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Actuals (Summary)

The Wilson Building, San Francisco, CA
For the 12 Months Ended February 28, 2017

INCOME
Gross Markst Rent 221,714 226,339 220,989 220,989 220,388 201,353 201,528 200,228 200,223 193,728 199,728 199,728 2,592.54%
GainjLoss to Lease (18,526) (21.215) (18.363) {22,051} 21,375) (4.019) {3.739) (3784 (3.:838) 3.713) (2,863 4.188)! {130,249}
Actual Potential Market Rent 203,188 205,124 201,026 158,538 199,614 197,339 157,789 185,464 195,350 196,016 395,865 185,640 2,283,252
Vacanty {13,914) 20,565 (20.443) (13,986) {17.028) {4,250} {1,459} {1859 (16,320) {13.331) {17,253) (16,311} {155,556)
Congessions - - (50) (20,515) 18,380} {445) - - (2,120) (3.759) {3,287 - (38,583}
HNon-Revenue Units - ) - - - - - . - - - - - -
Bad Debt Loss (Net of Recaverias) 1594 63} 38 2,833 1,345 1,558 - {1,555) 1529 {380) 195 (3,384} {1,311
Total Effective Rental Income 191,263 183,796 178,136 167,270 172,863 194,312 196,250 153,085 179,579 778,344 177,510 176,045 3,488,468
Other tncome 12,477 24,097 13,313 15,211 12,709 13,427 11.869 11619 19,492 13711 10,138 10,348 187,567
RUBS 5418 £317 7497 7,755 7,435 8,288 §.465 5,745 9,160 7.874 7,886 7,550 85545
Total Prapérty incoms. 208,865 . 214,210 198,566 130,236 193,008 213,123 214,623 241,415 208,170 185,929 185,537 183,942 2,493,237
OPERATING EXPENSES
Personnet 42,962 13,100 18,627 19,554 13,550 17472 16,543 18,427 13222 14443 14,700 11,908 172,877
Contract Services / Landscaping 7,983 8,867 3,136 8,567 7,523 8,243 5,329 5,867 5,690 8,448 8,503 5,703 £2,459
Utitities 11,906 12,221 12,428 14,570 13,030 12,640 12,854 17,533 16,219 20,020 10,7958 12,823 167,445
Make Ready 250 128 540 148 421 (26) o - - - - - 1,485
PMaintenance 9,298 M52 3,238 6,341 3,018 3,290 6,513 4,385 2,460 3248 2,208 3,028 58,269
Marketing 2,214 1,197 4,229 4,386 2,694 2314 1,847 1,640 2,264 1,505 1,049 1,071 27,59
Administrative 5,293 2,385 9,076 3,020 2,600 3,396 2,522 2,722 2,817 3,729 3,558 3,594 45,013
Insurance 2,920 2,520 2,820 2,920 2,820 2,520 2,920 2,920 2,520 2,520 2,758 2798 24,801
Property Taxes 28,720 28,720 28,720 23,720 39,848 31,846 31,846 31,846 31,845 30,487 33,002 23,092 370,780
Propeérty Mgmt Fee 3,081 s018 3,519 4873 4,509 4,957 3,085 4,969 4,723 4,789 4,502 4,056 s4.818
Total Opsrating Expenses §4,492 $5,205 52,430 51,877 82,112 86,850 88,630 89,115 32,360 39,259 78,210 79,073 1,028,212
NET OPERATING INCOME. Az6,371 125,005 366,135 98,358 {10896 - 126,873 127,955 122,308 125210 310,670 117,321 1i8870 1415008
CAPITAL EXPENDITURES
LendanDeferred Maintenance - - 1,093 2,293 - - B - (4.30%) - - = {3.420)
Rehab - Interiors - - - - - - - - - - - - ’ -
Rehab - Extetiots - - - - - - - - - - - - -
Capital Expenditure Reserve - - - 7.223 1,000 - - 1,000 - - - - 9,223
Total Capital Expenditures - - 1,083 X317 1,600 B B 1,000 {4,806) - - - 7593
CFEDS 125,371 425005 .. 105,042 £5,844 105,858 126,873 127853 124305 130,018 110,670 17524 114,870 S AT Eah
DEBT SERVICE
Interest Payment 35,700 34,320 35,467 24,453 35,929 36,282 35,285 36,474 35,575 28,623 39,514 357143 433,043
Principal Payment 14,790 14,870 14,951 45,032 15,133 15196 15.277 15,360 15.443 15,527 15811 15,685 182,864
Total Debt Service 50,580 48,180 60,417 49,484 §1,042 51,487 50,572 51,834 51,018 54,150 55425 59,408 516,307
TEADS FLNED 75815 G228 35560 EXD 75,388 77421 §5AT1 78,556 56,520 52455 Sig51 B
TaM Revenus (Annualized) 2,357.810
T1284 Expenses 5928212
In-Place MO 4,328,358

Tt obed




10. PRELIMINARY CHANGE OF OWNERSHIP REPORT
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BOE-502-A (P1) REV. 11 (07-10)
PRELIMINARY CHANGE OF OWNERSHIP REPGRY

To be completed by the kransferee (buyer). prior to-a transfer of supject property, .in accordance with section
A480.3 of the Revenue and Taxation.Code. A Preliminary Change of Ownersiilp Reporfmust be flled with each
canveyance In the County Recofder's offiée for the county wherg the property I Tocated. Please answer &l
questions ifi'¢ach gection, and slgn Ang complete thé certification-before flling: This form may be used In all
58 mhfornla ounties, IF @ document evidencing a change In Gwiership is presented Yo the Recorder for
récardtion without the eancurrett.fling of & Arafiminan Change of Gunership Réphit the Recorder ray
charge'an addntlonal recording fée of twenty dollars ($20).

NOTICE: The pmperty which you acquired may be subjectfo a sypplemental assessment In an amount o be
determined by the County Assessor. Supplermentsl assessnients ate npt paid by the Htlg or éscrow company
at close of escrow, and are'not included In lender Impound accounts, You may be ‘rasponsible for the
cureent of upcammg property taxes even'if you do not redéiveitie tax bill, .

ESCROW NO,: il -3B512495-MY TITLE NO.: 11-38512495-MK

LOCATEND,. CACT 17738- 7738-2355-0035512495

SELLER/TRANSFERQR: Pen‘armmg Arts LG, a Delaware (lmited fability com pany’
BUYER/ TRANSFEREE? Ralitreg 673 Market L1C, & Delaware linited Jigbility company
ASSESSOR‘S PARCEL NUMBER Lot 089, Block 3704

STREET ADDRESS OR, PHYSICAL - LOCATION OF REAL PROPERTY:

973-977 Market Street, San Francisco, CA 94103

LEGAL DESCRIPTION:

MAIL PROPERTY TAX INFORMATION TO;

Raintree 973 Market LLC

28202’ Cabot Road, Suite 300

Laguna Nigugl, CA 92675

BUYER'S DAYTIME TELEPHONE NUMBER: (141265 S50

YES no  This property is Intended as my Drmcfpaf residence, If YES, please lndncate The date MO DAY " YEAR
[ — of oceupancy or Ftdnded. -QCCUPENLY. . ) L
PART 1. TRANSFER INFORMATION Please complate alf statements,
YE5 NO

. This transfer Is-solely betwsen spouses (addition or removal of a spouse, death of a spouse, divorce seltfement, etc).

m >

partier, & death of.a partrier, termination seftlement. gte.).
. This is a transfer between: ___ patent(s) and. ¢l diren)  ___ grandparept(s) and grandchild(ren).
. This transaction is fo replace-a pﬂncipal residente by a person 155 years of age or older,
Withinthe:same county?”  ___YES . NO

* %
vl e

‘Within the same county? ___ YES,

#
] fﬂ'

5 YES, plédse explain;

. This transfer Is-solely befween domestic partners currentily registered with the Californla Secretary of State {addition or removal of a

This! transactioa s to replace a principal resldence by a person who Is severely disabled as.defined by Revenue and Taxation Code
This rarisaction Is anly a.correctiortof the namie(s) of feperson(s) rolding tide to the, property (e g, a haie cﬁange por mariiage).

The reco1 dedl document creates, terminates, or reronveys a lender's lnterest In the pmperty

I_G').

(&.9, coslgner). IFYES, pleage explalm

. This transaction Is recarded only as a requirement for financing purposes or to create, terminate, or reconvey a securlty Interest’

The tecorded document substitutes a trustee of a frust, mortgage, or other similar document.
This is a transfer of propertyy

- 1, to/from a revocable trust that may be revoked by tie transferor and Js for the benefit of
. the transferor, and/or ___ the transferor's spouse __ registered domestic-partner,

ot b=

Tenank(s) as UenEﬁCIarleS when the creator/grentor/trustor dles.
3. toffrom anl irfevbeable trust for the benefit of the

4, to/from an irrevecable trust from wh:ch tha property reverts to the creator/grantor/trustor withlo 12 years,
This property.}s suliject to a fedse with a remalnlrig gase term of 35 years or moré [ncluding Witten options.

parel

transfel réd remaln exaglly the same after the fransfer,
This Is a transfer subjact to subsidized low-income houslng requUiternents. with. governmentarly Imposed restrictions,

. This transfer Js to the first purchaser of a new bullding contalning an aetive solar enargy system.

*
223

|
WWRRRRWRR%RW

creator/glantor/trusmr andfor *__._grantors/trustor's spouse . grantor's/trustor's registered domestic partner.

2, toffrom @ trust'thgt yriay be revoked by the creator/arantor/fustor who Is dlso a Jalnt tenané, and which names the other jolnt

This Is a transfer between parties in which propartional Interests of tha transferor(s) and transferee(s) In each and every parcel béing

# If you checked YE§ to statemenits C; 0; or E, Yot fnay qualify for @ propery reéssessmént,excluslon, which may.aliow you to maintain yolir previous
taxhase. Ifyou checked YESto statement N, you tnay qualify for 2 property tax new construction exclusion.. A clalm form mustbe filad and all requiréments

met in arder to obtaln any of these exciuslans, Contact the Assessor for clairm forms,

Pigase provide any othet Infarratidn that wil help the Asse55c>r understand the nature of the transter.
THIS DOCUMENT IS NOT.SUB3ECT TO PUBLIC INSPECTION

(pcor) (10-03) (Rev. 05-11)

i
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BOE 502-A (P2) REV: 11 (07-10)

PART 2. OTHER TRANSFER INFDRMATION
A. Date of tranisfer, If othier than recording date;
B. Type of transfer:

Check and corplete as applicable,

X Purdmse __ Foredosure . GIR __fradeorexchange . Merger, stock, oF partnership acquisition (Form BOE-100-E),
Contract of sale. Date of contract: . ___Inheritance, Date of death: ——
Sdlefleaseback ____Creatlon of o lease, ___ Assignment of alease ___ Terminalion of a legses Date leasebegan: .

Origial term In Yaars {ncluding written options): .. Remainlng term in years {intluding wiitten oplions);
Other. Please explain:

C. Only a paiial interest In the'property Was transferred. YE ) _X_ NO  IFYES, indicate the percentage transferred) __ %
PART 3, PURCHASE PRICE AND TERMS OF SALE Check and comp/ete as app//cab/e. ‘
A, Total purchase or acqulsmon price. Do hot inclide cioslng costs or mortgage Insuranca, #1539 doo
Down'payment: . 151 Interest rate! % Seller-pald polnts or closing costs: §.
Balloon paymént:  §
. Lean carrled by sefler __. Assumplion of Contractual Assessment with a remalning balance of: §
* An assessment Used to finance property-spedific Improvements that constitutes a flen agalvist the real propeity.

Phonétumber: (Y

B. The propeity was purchased: __ Throughi réal estate broker, Broker name;
2 Directfromseller ___ From a family member

.. Qthigr. Please explain; i : i i .
C.  Please explain any special terms, sefler concessions, financing, and any other Information (e.g., buyer assumed the existing loan balence) thal would
asslst the Assessor In the:vahsation of your property. .

PART 4. PROPERTY INFORMATION
A, Type of property transferred

Check and compieteas applicable,

- Single-family residence — Co—'ap/own-your—owr! ___ Manufacturad homa
—— Multlple-family residence. Number of units; , . Condomintum . ___Unimproved lot
. Other, Déseription: (1.6, ., tiuber, mineral, water ights, etc) . Timeshare . X_ Commercial/Tndustrial

(

B: .“X;YES ——NO Persnna!/buslness property, or mcenﬂves, are Included.n the purchase price: Examples are furnlture, farm eqiipment; machihety,
club memiberships, etc. Attach.list if avallable,

I YES, enter the value [f the personalfbusiness property: 5. 5’: poo
C .. YES _2{ NO A manufactured home fs Included in the purchase price,

IF YES, enter the value attributed to the manufactured home: 3
YES ___NO Thé mahufactured home ls subjeck to loca! property tax.- If NO, enter decal number:

D, ___ves X NO The propefty produces rental or other income,
. IFYES, thenoome Is from: ___Lease/rent __ Contract __ Mineralrights  ___ Qthers

B The condition of the property at-the time of selawas: . Bood . Average ___ Falr X Poor

CERVTIFLCATION
T certify (or declare) onder penally-of perjury under the lows of the Stale of California that the faregolng and all information hereon, Inchiding any:
accompanylng statements or-documents, /5 trire and correct to the best of my knowledge dnd bellef, This declaration is bmdmg on each and every

buyer/éransioree, S
STGNATURE OF BUERTTRANSPEREE QR CORPORATE OFEICER (,// 7
E e
7 7 j N

b See attached Srgnature Bxhiblt
NANE OF BUYEPJTRANS‘FE&EE/LEGAL REPRESENTATIVE/CORPORATE OFFICER. (PLEASE PRINT)
Raintree 973'Maiket LLC,-a Delaware limited labllity corvipany

E-MATL ADDRESS \J(Hﬁf’/]@ Wb/’?ﬂw;’%’? }-}7{/)«’45', (Z-’?‘f”/?

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

(pcor)

i
i
i
i
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Signature Exhibit

Ralntres 973 Market-LLC, a Delaware:limited [fability company
By: RaintreeEvergrean LLC; a Delaware limited l|ab1lsty company

Ity Sole Methber
By Raintree Partners. Management LLC; a Defaware limited liability company

Tts: ManagmgM s N
(' {/ /[[’/7/’ Fe //% /<Mm

Jeffrey B, Allen, Managing Member

(pcor)




SAN FRANCISCO

PLANNING DEPARTMENT |

PH e 19
1650 Mission St:
Suite 400
October 10, 2017 San Francisco,
" CA 94103-2479
Ms. Angela Calvillo, Clerk Reception:
Board of Supervisors: 415.558.6378
City and County of San Francisco Fax
City Hall, Room 244 ‘ 415.558.5400
1 Dr. Carlton B. Goodlett Place )
, ; e Planning
San Francisco, CA 94102 Information:
415.558.6377
Re: Transmittal of Planning Department Case Numbers: 2017-005434ML5; 2017-

005884MLS; 2017-004959MLS;  2017-005396MLS; 2017—005880MLS;, 2017-
005887MLS; 2017-005419MLS; 2017-006300MLS

Eight Individual Mills Act Historical Property ‘Contract Applications for the
following addresses; 215 and 229 Haight Street (formerly 55 Laguna Street), 56
Potomac Street; 60-62 Carmelita Street; 101 Vallejo Street; 627 Waller Street; 940
Grove Street; 973 Market Street; 1338 Filbert Street

BOS File Nos: ___(pending)

Historic Preservation Commission Recommendation: Approval
Dear Ms. Calvﬂlo,
Qn October -4, 2017 the San ‘Francisco Historic Preservation Commission (hereinaftér
“Commission”) conducted a duly noticed public hearing at a regularly scheduled meeting to

consider the proposed Mills Act Historical Property Contract Applications. At the October 4, 2017
hearing, the Commission voted to approve the proposed Resolutions.

The Resolutions recommend the Board of Supervisors approve the Mills Act Historical Property’

Contracts '35 each property is a “historical resource and ‘the proposed - Rehabilitation  and
Maintenance plans are appropriate and conform to the Secretary of the Interior’s Standard for the
Treatment of Historic Properties. Please refer to the attached exhibits for specific work to be
completed for each property..

The Project Sponsors submitted the Mills Act applications on May 1,2017. As detailed in the Mills
Act application, the Project Sponsors have committed to Rehabilitation and Maintenance plans
that will include both annual and cyclical scopes of work. The Mills Act. Historical Property
Contract will help the Project:Sponsors mitigate these expenditures and will énable the Project
Sponsors to maintain the properties in excellent condition in the future.

The Planning Department will administer an inspection program to monitor the provisions of the
contract. This program will ‘involve a yearly affidavit issued by the property owner verifying

www.sfplanning.org




Transmittal Materials

Mills Act Historical Property Contracts

compliance with the approved Maintenance and Rehabilitation plans as well as a cyclical 5-year

site inspection.

The Mills Act Historical Property Contract 1s time sensitive. Contracts-must be recorded: with the
“Assessor-Recorder by December 30, 2017 to become efféctive in 2018. Your prompt attention to

this matter is appreciated.

1f you ha\}e any questions or require further infbrmation please do not hesitate to contact me.

Sincerely, i

AdronDiStarr
Manager of Legislative Affairs

cc: Erica Major, Office of the Clerk of the Board
Andrea Ruiz-Esquide, City Attorney’s Office

Attachments:
‘Mills Act Contract Case Report, dated October 7, 2015

215 and 229 Haight Street (formerly 55 Laguna Street)
Historic Preservation' Commission Resolution

Draft Mills-Act Historical Property Contract

Draft Rehabilitafion. & Maintenance Plans

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office

Mills'Act Application
Historic Structure Report

56 Potomac Street
Historic Preservation Commission Resolution
Draft Mills Act Historical Property Contract:
Draft Rehabilitation.& Maintenance Plans
"Draft Mills Act Valuation provided by the Assessor-Recorder’s-Office
Mills Act Application :

60-62 Carmelita Street

Historic Preservatiory Cofnmission Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation & Maintenance: Plans

Draft Mills-Act Valuation provided by the Assessor-Recorder’s Office
Mills Act Application .

SAN FRANCISCO
PLANNING DEPARTMENT




Transmittal Materials
Ml"S Act Histonca|PropertyCC'ntrads

101 Vallejo Street

Historic Preservation Commission Resolution

‘Draft Mills Act Historical Property Contract

Draft Rehabilitation & Maintenance Plans

Draft Mills Act Valuation provided bjf the Assessor-Recorder’s Office.
Mills Act Application

Historic Structure Report

627 Waller Street

Historic Preservation Commission Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation & Maintenance Plans

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Mills Act Application '

940 Grove Street

Historic Preservation Commission Resolution:

Draft Mills Act Historical Property Contract

Draft Rehabilitation & Maintenance Plans

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Mills Act Application

Historic Structure Report

973 Market Street
Historic Preservation Commission Resolution
Draft Mills Act Historical Property Contract
Draft Rehabilitation & Maintenance Plans
Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Mills Act Application
'Historic Structure Report

1338 Filbert Street

Historic Preservation Commission Resolution

Draft Mills Act Historical Property Contract

Draft Rehabilitation & Maintenance Plans

Draft Mills Act Valuation provided by the Assessor-Recorder’s Office
Mills Act Application

Historic Structure Report

SAN FRANCISCO .
PLANNING: DEPARTMENT




File No. 171104

FORM SFEC-126:
NOTIFICATION OF CONTRACT APPROVAL
(8.F. Campaign and Governmental Conduct Code § 1.126)

City Elective Officer Information (Please print clearly.)

Name of City elective officer(s): . City elective office(s) held:
Members, Board of Supervisors Members, Board of Supervisors

Contractor Information (Please print clearly.)

Name of contractor:
Raintree 973 Market Newco LLC, property owners

Please list the names of (1) members of the contractor’s board of directors; (2) the contractor’s chief executive officer, chief
Jfinancial officer and chief operating officer; (3) any person who has an ownership of 20 percent or more in the contractor; (4)
any subcontractor listed in the bid or contract; and (5) any political committee sponsored or controlled by the contractor. Use

additional pages as necessary.
Raintree 973 Market Newco LL.C

Contractor address:
28202 Cabot Rd., Ste. 300
Laguna Nigel, CA 92677

Date that contract was approved: Amount of contracts: $147,537 (estimated property
(By the SF Board of Supervisors) tax savings)

Describe the nature of the contract that was approved:
Mills Act Historical Property Contract

Comments:

This contract was approved by (check applicable):
Othe City elective officer(s) identified on this form

M a board on which the City elective officer(s) serves: San Francisco Board of Supervisors
) Print Name of Board

O the board of a state agency (Health Authority, Housing Authority Commission, Industrial Development Authority
Board, Parking Authority, Redevelopment Agency Commission, Relocation Appeals Board, Treasure Island
Development Authority) on which an appointee of the City elective officer(s) identified on this form sits

Print Name of Board

Filer Information (Please print clearly.)

Name of filer: Contact telephone number:
Angela Calvillo, Clerk of the Board (415)554-5184

Address: ‘ E-mail:

City Hall, Room 244, 1 Dr. Carlton B. Goodlett P1., San Francisco, CA 94102 | Board.of.Supervisors@sfgov.org

Signature of City Elective Officer (if submitted by City elective officer) Date Signed

Signature of Board Secretary or Clerk (if submitted by Board Secretary or Clerk) Date Signed



