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Letter of Transmittal
October 26, 2015
Mary M. Paxton
City of Hollister Development Services
339 Fifth Street
Hollister, CA 95023
RE: 400 Block Project, southwest corner Fourth and San Benito Streets, Hollister, California
Dear Ms. Paxton:
Per your request, I have performed an appraisal of the property referenced above. This property is
owned by the City of Hollister and consists of vacant land located on the southwest corner of Fourth
and San Benito Streets.
The property is a remainder parcel created during the City’s redevelopment of the 400 block of San
Benito Street. The property is listed as a development asset in the City’s Long-Range Property
Management Plan dated January 2, 2014, by Bill Avera and Mary Paxton. The subject property
consists of three parcels as described on the following pages.
Appraiser’s Opinion of Value
The appraiser’s opinion of market value is: $390,000 (Three hundred ninety thousand US dollars).
The above figure is my opinion of the market value of the fee-simple estate of the subject property in
its present condition with no hypothetical conditions or extraordinary assumptions. This report does
not provide any valuation of partial interest or partial acquisition.
The appraiser’s opinion of value assumes an exposure time of 12 months. The appraiser’s opinion of
market value assumes that a market time of 12 months will be required for sale. This assumption is
based on statistical market data as shown in the valuation addenda.
Standards
This is a real property appraisal that complies with the Uniform Standards of Professional Appraisal
Practice (USPAP) and is reported in summary format. This appraisal does not comply with any other
standard or supplemental standard.
Client of the Appraiser, Intended Users of the Appraisal
The sole client of the appraiser is the City of Hollister. The client named above is the intended user of
this appraisal. The appraiser must provide express written consent for any other party to use and rely
on this report. To rely on this report, the authorized user must read, understand, and agree with the
report in its entirety; no part of this report may be separated and used independently.
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Intended Use and Purpose of the Appraisal
The sole intended use of this report is to assist a public agency in consideration of a market sale of the
subject property.
Special Limiting Conditions
Visual Aids
The displays in this report are provided solely for use as visual aids and cannot be relied upon for any
other use, including survey or measurement of the site or improvements to the subject property.
Extraordinary Assumptions
The analysis and conclusions found in this appraisal were significantly based on information obtained
from the planning and building departments of the City of Hollister and the County of San Benito. This
information was used by the appraiser to form an opinion as to the legal physical nature and the current
and future potential uses of the property. This analysis does not indicate that any particular level of
development potential exists or is guaranteed.
The value opinion in this report assumes no environmental issues exist that would have a significant
negative effect on the subject property. The appraiser is not qualified to inspect for such conditions and
therefore would be able to note only those conditions obvious to the untrained eye during a walkaround viewing of the subject property.
I am neither a trained civil engineer nor a surveyor. I have provided the engineering maps and legal
descriptions as aids to identifying the subject property; these have strongly affected the value opinion
in this report. For the purpose of this appraisal, and given the scope of the work, this information is
assumed to be correct. These are extraordinary assumptions. The Uniform Standards of Professional
Appraisal Practice, Appraisal Standard Board of the Appraisal Foundation, defines an extraordinary
assumption as “an assumption directly related to a specific assignment, which, if found to be false,
could alter the appraiser’s opinions or conclusions.”
If these assumptions regarding the subject property are not correct, the analysis and opinions in this
appraisal and report are not valid.
Relevant Dates
The effective date of the value opinion is October 23, 2015, the last date of property viewing. This
report was prepared during the month of October 2015 and is not a prospective or retrospective
appraisal.
Closing
If you have any further questions, please do not hesitate to contact me.
Regards,

Stephen V. Loos: Certified General Appraiser AG016986
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Summary of Salient Data
Physical Data
Owner of Record

City of Hollister

Property Owners

City of Hollister

Property Occupant

Public Road

Assessor Parcel Number

Portions of 054-011-036, 054-011-016, and 054-011-030

USPS Street Addresses

400, 410, 414, 430, and 438 San Benito Street

Legal Description

Attached by engineering survey

Location

The subject property is within the city limits of Hollister, located
at the southwest corner of Fourth and San Benito Streets.

Zoning, Land Use

City of Hollister Zoning: PF = Public Facility
Land Use: DMU = Downtown Mixed Use

Legal Conforming Use

Yes

Flood Zone

The subject property is not located within a FEMA-designated
100-year flood zone; see the flood map in the addenda (Zone X
map 06069C0185D, April 16, 2009).

Alquist-Priolo Earthquake

The subject property is located within the Alquist-Priolo
earthquake hazard zone.

Land Area

Two parcels (11,698sf and 6,285sf) totaling 17,983sf are available
for development subject to zoning.
1,690sf available for limited development subject to utility route
easement
Total Land Area 19,673 square feet

Property Public Road Frontage
Buildings, Lot Coverage
Highest and Best Use

84’ on Fourth Street
233’ on San Benito Street
None; the property are vacant planted with grass.
As a vacant popery the subject may be underutilized; while the
economy may not yet support major development, feasibility
studies and pre-engineering may be supportable.

.
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Reconciliation and Conclusion of Value
Conclusion of Value Table
Size

Price
per sq. ft.

Indicated
Value

19,673 sf

$20.00

$390,000

The Comparable Sales Approach concluded to a value of $390,000, or $20.00 per square foot,
rounded.
Summary of Highest and Best Use
The subject is a level parcel at road grade on the corner of two main thoroughfares in the downtown
area. The parcel is vacant and is one of the very few vacant, developable parcels in the downtown core.
Lack of development to date has been the result of a decade-long building moratorium followed by
economic crises that abated in late 2011. Demand for new construction and rehabilitation is on the rise
in the area, and while economic support for a major development project may not yet exist, current
market conditions suggest that expenditures on feasibility and pre-engineering would be supported.
Summary of Valuation Analysis
I reviewed many transactions in the analysis; the price range of the properties must useful in
comparison to the subject ranged in price from $40,000 to $400,000 for a price per square foot range of
$8 to $20 per square foot. After analysis, the adjusted price range narrowed to $13 to $20 per square
foot. Due to the scarcity of buildable land in the downtown core, all but one of the comparable
properties considered required large adjustments for inferior location.
A typical buyer would most likely be interested in developing the subject as one property, and may
face setback and access issues in developing only one of the larger parcels. Previous plans submitted
for development included all three parcels. The city would likely sell the parcel to a new land owner
with the Brigs parcel subject to easement caused by the utility route. Therefore the analysis considered
the subject as one property with all three parcels and total land area of 19,673sf and made size
adjustments accordingly.
I considered the loss of utility caused by the Briggs utility parcel. I also considered the positive
features of the subject being located at a highly visible prime corner location and the strongly rising list
prices of the very few parcels of available commercial land in the downtown area. In my opinion,
these positive features significantly reduce and overcome the limiting effect of the Briggs parcel.
Therefore in reaching a conclusion of value for the subject I considered the upper range of adjusted
values to be a represent a reasonable point of value for the subject at around $20 per square foot
rounded and applied that value to the entire property.
The data shows that there are only two buildable parcels of land available in the downtown area and
these are improved commercial parking lots and a medium density residential parcel entitled for
construction. The list price of these parcels is around $45 to $50 per square foot. A significant portion
of the list price is due to the large value of the improvements and entitlements, but this is another factor
that supports using a value at the upper price range of adjusted values of the sold comparable
properties.
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Subject Data
Subject Description
The subject is a vacant parcel of land developed around the turn of the century as part of the downtown
area. Several buildings were damaged and destroyed in the 1989 Loma Prieta earthquake; some of
these buildings were rehabilitated and others were removed, leaving vacant lots. The subject is one of
only two remaining vacant, buildable parcels along the main street in the downtown core. The subject
parcel is vacant and planted with grass; it is used for numerous public events, such as the Farmers’
Market and the Antique Car Show.
Table of Land Area
Parcel

L
lin. ft.

D
lin. ft.

Area
sq. ft.

north parcel 1

139.92

83.60

11,698

grass lot

south parcel 2

74.39

84.49

6,285

grass lot

briggs parcel

20.00

84.49

1,690

grass lot, city underground
utility route

Available in Fee

17,983

Subject to city easement

1,690

Total Land Area

19,673

Current Use

The overall property dimensions are approximately 84’ x 233’; the property is vacant and planted with
grass. The property comprises three parcels: two larger parcels at the north and south ends of the
property, which are vacant and available for development, and a small strip of land in the middle,
serving the City as an underground utility route along Briggs Alley.
The two large parcels (North parcel 1 and South parcel 2) are vacant and available for development.
The small Briggs parcel may be sold and developed for such uses as a parking lot, landscaping, or
some similar use. The Briggs parcel can also have a bridge over it connecting the larger parce, bur no
permanent structure may be may be placed at or near ground level. Therefore, the two large parcels are
available for fee transfer and development within the standards set by zoning. The small parcel is
available for less-than-fee transfer and is subject to development limitations caused by the City’s
underground utility route.
Zoning and Neighboring Uses
The zoning designation in the downtown area is Downtown Commercial Mixed Use (DMU). The
subject falls within a small pocket of Public Facility (PF) zoning because the City owns the subject
parcel and the adjoining Briggs Building; the controlling zoning for the subject is DMU. This zoning
supports neighborhood commercial and residential uses; commercial uses on the ground floor and
residential apartments on upper floors are encouraged along the main street. The zoning allows for a
wide range of commercial mixed uses and project approvals are made on a case-by-case basis. There
are no minimum lot size or lot coverage requirements, the downtown area has a 75’ maximum height
limit, and 0’ setbacks are allowed.
The subject is located in the northern part of the downtown area and in the central commercial area of
the City. Adjoining uses include retail space, offices, a restaurant, an event center, and the Briggs
Building (a public parking garage and office building occupied by Gavilan Junior College).
Subject Data
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Assessor’s Parcel Number, Assessments, Ownership, Legal Description
The subject is a portion of the three assessor parcels, as shown in the Summary Page; the City has
owned the property for a number of years and has no recorded assessments. The appraiser did not
receive a title report; the property is described by maps and displays herein.
Utilities, Development Potential of the Subject Parcel
City utilities are available at the subject lot line. The subject is located at the northern edge of the
downtown area and in the center of the City’s commercial district. The subject is surrounded by
commercial buildings containing retail stores, offices, and restaurants, and it borders a commercial
building and parking garage named the Briggs Building.
The two larger parcels within the subject property are typically sized for the downtown area and could
potentially hold modern commercial buildings. The small Briggs parcel cannot support a building on
or near the ground, but buildings on the larger parcel could be bridged over the small utility parcel. A
hotel proposed a number of years ago would have bridged two adjoining buildings over the utility
parcel and the concept was approved by the City. Insufficient development funding at the time of the
proposal, however, caused the project to not move forward.
Aerial Image and Parcel Identification
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Aerial Image Neighborhood

Aerial Image Region
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Engineering Maps; North Parcel
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Legal Description North Parcel
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Engineering Map South Parcel, Briggs Parcel
No engineering map or legal description was provided for Briggs Parcel
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Legal Description South Parcel
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Plat Map
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Zone Map
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Land Use Map
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Zone Details
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Flood Map
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Subject Photographs

View south along San Benito (subject at right)

View toward subject at corner of San Benito and
Fourth Streets

View west along Fourth Street (subject at left)

View northeast across subject (Briggs Building at
left)
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Market Analysis
Demographic
The area is approximately one hour south of the
San Francisco Bay area and is known as a
worldwide hub of technological development.
The region attains high desirability because of
its Pacific Rim location, favorable climate, and
proximity to tourist destinations such as San
Francisco and Monterey Bay.

100,000

San Benito County
Population

80,000
60,000
40,000
20,000

Over the last 30 years, the region has become
0
congested; workers are moving to the
1950
1970
1990
2000
2010
peripheries to seek less expensive housing, and
commutes of 30 miles or more are becoming
common. The areas of Morgan Hill, Gilroy, and Hollister were the fastest-growing residential centers
in the region during the 1990s. The population continues to rise; 90 percent live in the northern part of
the county, around the city of Hollister, while 65 percent live within the Hollister city limits.
Median income levels continue to rise. Approximately 30 percent of households have one or more
members who commute out of the area for work. Local high-income households include retirees,
business owners, and employees. However, the median household income may not include groups such
as local, public, and service industry employees.
30%

San Benito County Employment

25%
20%
15%
10%
5%

Finance

Lodging,
Service

Government

Manufacturing

Transportaiton,
Utilities

Commercial Market

Retail, Food

0%
Farm

According to the local Economic Development
Department, San Benito County has just over
55,000 employees. Unemployment over the last
year has ranged from 5.7 percent to 6.5 percent.
Farming is the county’s largest occupation; crop
production accounts for 86 percent of
agricultural production. Retail, services,
manufacturing, and government have accounted
for similar levels of employment.

The housing market crash and economic
slowdown of 2008–2012 put a strain on the commercial markets in the City. Many service businesses
cut staff or closed, resulting in high vacancies and a soft rental market. The upswing in residential
sales, low interest rates, and steady unemployment rates has rejuvenated some market sectors, such as
small offices. Additionally, a handful of local restaurants and service businesses have opened, some of
which are located within the downtown core.
The Hollister Downtown Association partnered the local business community to create a rejuvenation
plan that was widely accepted by the city. However, the housing market crash significantly slowed
progress. Earlier this year, the state released ownership of the main thoroughfare in Hollister (State
Highway 25), a decision looked upon favorably for its role in restarting downtown rejuvenation.
Until recently, a number of large unit vacancies had plagued the commercial area, but many have since
been filled by retail and service stores. Several closed restaurants have reopened under new
management, while other restaurants managed to remain open through the downturn. Several of the
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newly opened restaurants in the downtown core serve as secondary locations for larger establishments
outside of the downtown core, benefitting a growing population of downtown employees.
Vacancies in small to midsize units downtown are decreasing, but the demand for large spaces remains
soft. The newer, modern, large anchor centers, such as Nob Hill or Target, remain at capacity, while
older centers, such as K-Mart and Albertson’s, have higher levels of vacancy.
Industrial Market
The current soft economy has created low demand for industrial space and high industrial vacancies
across the region. Demand for new construction has been nonexistent in the City, and the City lost
several major manufacturers who consolidated businesses in other locations. Only one new building
was constructed in recent years on industrial land in Hollister: an office complex built by a local
McDonald’s restaurateur.
A few large industrial buildings have found success by dividing into smaller spaces that are now rented
to contractors or office tenants, and a few larger buildings have been leased to nonindustrial tenants,
such as churches, a go-cart racetrack, and a sports batting cage. Industrial, flex, or strip buildings
offering smaller units have suffered fewer negative effects than larger single-tenant buildings;
nevertheless, across all building types, the current market prices are well below the cost to replace.
Industrial Parks
Hollister’s old industrial area on the east side of the downtown area is slowly being gentrified, with a
mix of commercial and residential uses, but the housing market crash slowed this process considerably.
Large cannery operations remain, but Leatherback Industries, one of the largest occupants, has closed.
This property is now owned by the City of Hollister and is targeted for a mix of commercial and
residential uses.
Three industrial parks are present near the Hollister Airport, three miles north of downtown: Hollister
Airpark, Shelton/Lana Way, and Technology Way. The Hollister Airpark was finished just prior to the
sewer moratorium, which was followed by soft economic conditions, and therefore, it contains very
few buildings. Technology and Shelton Parks preceded the Hollister Airpark by fifteen years, and
approximately 75 percent of the parcel is improved with buildings. There are several public and private
businesses occupying large buildings, but most are small to midsize flex tenants.
Hollister Airport
The Hollister Airport is a general aviation airport that services small to midsize private and corporate
aircraft. The airport has an onsite manager, a fixed base operator (FBO), and aircraft hangers;
additional old buildings are leased to office and industrial tenants. The California Department of
Forestry and Fire Protection (Cal Fire) has an air tanker base at the airport and has recently been
negotiating for a new base. Plans have been proposed to further develop the airport with new operators
and commercial operations; however, none of these plans have been acceptable to the commission.
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Korpacz Investor Survey (PwC)
According to the Korpacz Investor Survey, returns to investors for offices, warehouses, and apartments
have been flat or declining; the lone exception is a regional mall that tracks anchor shopping centers.
This survey dovetails with news suggesting that manufacturing is still soft. Apartment investors have
seen a slight drop in returns, which is surprising because many markets across the country are
reporting rising rents and falling vacancy rates. This drop likely has more to do with investor
confidence, however, than with rents and vacancies.
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Moody’s Economic Indicators
According to Moody’s, market rates and bond yields have been fairly flat since 2012, in lock step with
a low and steady prime rate. The unemployment rate is low at 5.4 percent, down from 8.2 percent in
2012, but industrial and consumer price indices remain flat.
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Residential Market in Hollister

The 2007 housing crash caused a high number of distressed properties, and the decade-long Hollister
sewer moratorium exacerbated the crisis. Recovery began slowly, but the market steadily recovered
during the years following; after the sewer moratorium ended in 2010, the market fully recovered.
The face of single-family housing is changing. The low-density tract style of building, along with
growth control, contributed to the unsustainably high prices of the 2005–2006 era. Currently, mid- and
mixed-density tracts are favored, in addition to cluster developments, which provide higher overall
density, a lower overall cost of housing, and a reduction in the cost of services.
The two charts above discuss the two major housing markets in the area—city tract properties and
homes on acreage. The city tract chart on the right shows a strong and steady climb in housing prices
and a steep decline in inventory over the last year. The ranchette market also shows rising prices albeit
at a slower overall rate than the city tracts. Market demand is outpacing supply, especially in the city,
as reflected in rising prices. Brokers report, however, that buyers are cautious to bid up home prices
because of the memory of the last housing market crash, which may be tempering the rise in prices.
New construction has begun recently after nearly a decade with no new housing. The City has
approved 1,500 new housing allocations; in addition, several new infill and major housing tracts are
under construction, and new homes are selling at a fast pace.
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Valuation Approach
Highest and Best Use Analysis
Introduction
The highest and best use of a property is generally defined as an appropriately supported use that
results in the highest property value and the maximally productive use. The highest and best analysis
estimates the maximally productive use of the subject and compares this use to the current use of the
subject. The four criteria that the highest and best use must meet are legal permissibility, physical
possibility, financial feasibility, and maximal productivity.
Legally Permitted and Physically Possible
The subject’s zoning allows for a wide range of commercial uses while located downtown and at the
center of the City’s commercial area. The subject is a level road grade lot with city utilities at the lot
line. The subject property and two larger parcels are typically sized for lots in the area. The small strip
utility parcel cannot have a building on or near the surface but is available for a number of other uses,
such as parking or a greenbelt. This small strip deters the construction of a large single building but
otherwise does not limit the construction of individual buildings on the larger parcel. The City would
allow a building or walking bridge to connect two buildings on the larger parcel.
The subject property appears to have few physical limitations for development.
Financially Feasible
The commercial market is gaining strength, with falling vacancies and rising rents. New home
construction yields a very active market, even while the construction of new commercial buildings
remains slow.
The subject may receive economic support from the market for commercial development, but that
support appears weak at the present time. Nevertheless, the market appears active in pre-planning and
engineering for near-term development. The downtown association has an active plan for the
redevelopment of downtown.
Maximally Productive
The maximally productive use for the subject is to explore the possibility of future development and to
hold it as a vacant parcel until it can be developed. Any interim use that would limit future
development would not be economically sound.
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Scope of Work
Typical Buyer for Subject Property
The highest and best use indicates that the subject has significant development potential sometime in
the near future. Potential buyers would be developers of small to midsize commercial properties,
including larger chain restaurants and hotels.
Appraisal Methodology
Commercial land is valued based on listings and sales of other commercial lands. The best data consist
of transactions for commercial lands with similar physical characteristics and development potential.
Lacking a useful supply of the best data, a suitable alternative would be transactions of a wider range
of commercial lands, some of which may have older, fully depreciated improvements.
This indicates that the Comparable Sales Approach is both applicable to this appraisal and necessary to
producing credible results. The Cost Approach is not applicable to this appraisal, given the lack of
improvements to the land. A Development Cost Approach also does not apply because no definite
future development plans exist for the property. The Income Approach does not apply because income
was not a factor in the pricing of properties such as the subject.
Data Gathering and Property Inspection
Relevant market information available during the normal course of business was gathered from
available public and subscription sources, including the local MLS, LoopNet, and Real Quest. Flood
information from Real Quest was utilized to report FEMA flood data.
The property was viewed by looking over the fence from neighboring properties and by viewing from
across the street. Because of traffic and fencing, it was not possible to walk or drive on the subject
property.
A drive-through viewing of the subject’s neighborhood provided some context, along with an onsite
viewing of the subject property. The physical characteristics, including photographs, of the comparable
properties cited in the report, came from the data sources listed above and were supplemented by
viewings from the street as necessary.
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Comparable Sales Approach
Table of Commercial Land Listings
No Status MLS Number

Location

1 Active ML81403998 Monterey Street and 4th St
2 Active ML81242800

Bolsa

3 Active ML81421608

670 Westside

Valuation Analysis

Land Use

List Date

List Price

Downtown mix use; paved lots, 2
parcels 6,000 and 10,000sf

2/10/2014

$750,000

16,249

$46.16

North gateway area, 2 parcels, future
12/10/212
commercial, row crop

$599,999

47,480

$12.64

6/17/2014

$399,000

8,028

$49.70

Min

$399,000

8,028

$12.64

Max

$750,000

47,480

$49.70

Avg

$583,000

23,919

$36.16

Med

$499,500

89,080

$46.16

West city, medium density
residential, finished 4‐plex lot

Steve Loos Appraisal

Lot Size, sf Price per sf

Page 27

Table of Comparable Land Sales
No

Status

MLS Num

Address

Zone & Land Use

Note

Date

DOM

Price

Lot Size

Price per
sf Land

1

Sold

80920678

221 Hawkins

downtown mixed use

rehab old building, site
work, reo

5/20/2009

23

$45,000

4,410 sf

$10.20

2

Sold

81003818

594 5th St

downtown mixed use

vacant site

6/16/2010

110

$80,000

9,800 sf

$8.16

3

Sold

81137638

889 4th St

downtown mixed use

rehab old buildings, site
work

1/16/2012

140

$400,000

18,340 sf

$21.81

4

Sold

1615 San Juan Rd

west gateway mixed use

reo 2011, rebuilt gas
station / mini mart

5/9/2012

unk

$305,000

20,125 sf

$15.16

5

Sold

loop
no MLS

7th St

downtown mixed use

vacant site

10/3/2012

unk

$40,000

5,227 sf

$7.65

6

Sold

81223142

449 Hawkins

downtown mixed use

vacant duplex site with
existing site work, short
sale

11/9/2012

143

$120,000

12,028 sf

$9.98

7

Sold

81415616

841 San Felipe

north gateway commecial

old habitable home, site
work

7/15/2015

103

$375,000

30,928 sf

$12.13

8

Sold

81230138

Pine rd

Downtown mixed use

vacant interior lot near
cannery

5/24/2014

653

$65,000

7,584 sf

$8.57

Avg

$178,750

13,555 sf

$11.71

Med

$100,000

10,914 sf

$10.09

Max

$400,000

30,928 sf

$21.81

Min

$40,000

4,410 sf

$7.65

loop
80425872
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Comparable Sales Analysis Table
No Status MLS Num Address

S

Subj

400 Block

1

Sold 81137638 889 4th St

2

Sold

loop
80425872

loop
no MLS

Note

Date

Price

downtown mixed use, 3 parcels
11,698sf and 6,285sf buildable
1,695 utility easement parcel
downtown mixed use
rehab old buildings, site work

Lot Size

Price per
Locati Size
Site
Net Gross Adjusted
Time
sf Land
on Utility Work Adjust Adust Value

19,673 sf

Jan‐12

$400,000

18,340 sf

$21.81

10%

0%

0%

‐30%

‐20%

40%

$17.45

Westide, west gateway mixed use
1615 San
reo 2011, rebuilt gas station / mini May‐12 $305,000
Juan Rd
mart

20,125 sf

$15.16

10%

60%

0%

‐30%

40%

100%

$21.22

7th St

downtown mixed use
vacant interior site
7th & San Benito

Oct‐12

$50,000

5,245 sf

$9.53

10%

30%

30%

0%

70%

70%

$16.21

3

Sold

4

Sold 81223142

449
Hawkins

downtown mixed use
mix use site, non‐code site work,
short sale

Nov‐12

$120,000

12,028 sf

$9.98

10%

30%

0%

0%

40%

40%

$13.97

5

Sold 81415616

841 San
Felipe

Briggs and San Felipe, north
gateway
old habitable home, site work

Jul‐15

$375,000

30,928 sf

$12.13

0%

60%

0%

‐30%

30%

90%

$15.76

6

Sold 81230138

Pine Rd

downtown mixed use
vacant interior lot near cannery

May‐14

$65,000

7,584 sf

$8.57

0%

30%

30%

0%

60%

60%

$13.71

Avg

43%

67%

$16.40

Med

40%

65%

$16.00

Max

70%

100%

$21.20

Min

20%

40%

$13.70
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Market Data and Search for Comparable Properties
The table on the previous page shows the available market data for commercial lots in the market area.
The sales were searched from 2012 forward. These tables provide a complete list of reported
commercial market activities for vacant parcels or parcels with very old improvements such that the
majority of value is in the land. I did not consider private off-MLS or pocket transactions in this
market value analysis, nor did I include single-family residential lots, development land, or industrial
land. Often, I would include industrial land in a commercial land analysis because some commercial
uses are allowed on industrial land, such as professional offices. However, the industrial land is located
well north of the City, in industrial parks, and is therefore not useful in comparison with the subject.
The market has become active over the last 18 months, with more sales and active listings, and with
fewer expired listings. I noted eight useful closed sales of useful commercial lots in the city center area
since 2009, six of which were fairly recent (between 2012 and 2014), reflecting the strengthening
market since the end of the housing crisis.
The charts contain many listings for residential and industrial land but only three useful active listings
of commercial land in the city core area, reflecting the few vacant or minimally developed parcels of
land remaining in the downtown core. As a result, the average price of the active listings of
commercial land is considerably higher than the sale price, reflecting increased expectations in the
market for rising prices of commercial land. Sale prices from 2009 to 2015 do not show any clear trend
of rising sale prices.


The range of sale price is $7.65 to $21.81, and the average is $11.71 per square foot



The range of list price is $12.54 to $49.70, and the average is $36.16 per square foot

Selection of Comparable Properties and Analysis Methodology
I selected as the most useful comparable properties those most similar to the subject in location and
physical characteristics. Six of the most useful comps are shown in the Comparable Sales Analysis
Table. The few active listings appear to be priced based on speculation and therefore are not useful as
comparable properties. I did consider, however, that these high prices indicate a market expectation of
rising prices in the analysis.
The table indicates that despite having an adequate supply of data, the required adjustments for
differences in characteristic required rather large adjustments. The data matched or bracketed the major
components of value, however, and no across-the-board adjustments were required. This significantly
reduces the effect of these large adjustments.
I had sufficient data with which to make a reasonable analysis, but there was no perfect or best comp.
Also, the data did not lend itself to a precise quantitative analysis; therefore, I performed the analysis
utilizing qualitative analysis, as described below. The numerical adjustments shown in the table are
based on a qualitative comparison of differences rather than a quantitative analysis.
Adjustments are made based on “qualitative analysis,” as defined in the Appraisal Institute’s The
Appraisal of Real Estate. In this technique, adjustments are made on a ranking basis rather than by
extracting a numerical adjustment using paired sales or other techniques. This approach is considered
very useful for properties, such as the subject, given the major components of value being considered.
The approach is also popular because it reflects the imperfect nature of markets. In addition, the
qualitative adjustment methodology is very effective in matching the actions of buyers and sellers in
the marketplace.
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Comparable Sales Analysis
Unit of Comparison, Terminology
Properties such as the subject are most often compared based on price per square foot, the method used
herein.
Time and Market
Comps 5 and 6 closed in 2014 and 2015. The other comps closed in 2012, prior to the current stronger
market; therefore, I made an upward 20 percent adjustment to these comps. All sales appeared at arm’s
length, and no market adjustments were required.
Location
See location map.
The subject is located in a prime corner lot on the main street of downtown, and with it grass lot and
proximity to parking is available for many interim uses. The property is often used for local downtown
events. Comp 1 is the only useful comp in a similar location in that it is close to downtown and on a
main gateway road.
Comps 3, 4 and 6 are near downtown but off the main road and are adjusted upward for inferior
location. Comps 2 and 5 are well out of the downtown area and are given large adjustments for inferior
locations as compared to the subject.
Location is one of the most significant factors considered in this valuation process.
Size and Utility
As size decreases, price per unit increases and this becomes much more pronounced as parcels become
smaller. Also considered is the site overall utility and functionality for development. Comps 3 and 6
are smaller sites which indicate a downward adjustment for unit price per square foot, but both of these
comps are smaller interior lots which limit their development potential and this is considered to be
greater factor and therefore and were therefore given upward adjustments.
Size; Overall Utility; Two Large Parcels and Small Briggs Parcel
The properties considered as comparable sales properties ranged in size from 4,410sf to 30,938sf with
an average size of around 13,500sf. The subject’s larger parcels are 6,285sf and 11,698sf, and the
small parcel with utility route is 1,696sf. Therefore the subject’s parcels are well matched to the
comparable transactions used in the analysis.
A typical buyer would most likely be interested in developing the subject as one property, and may
face setback and access issues in developing only one of the larger parcels. Previous plans submitted
for development included all three parcels. The city would likely sell the parcel to a new land owner
with the Brigs parcel subject to easement caused by the utility route. Therefore the analysis considered
the subject as one property with all three parcels and total land area of 19,673sf and made size
adjustments accordingly.
Entitlements and Existing Improvements
Comps 1, 2 and 5 have old structures and site work providing some benefit for development. Existing
site work and old buildings may enhance a properties use while holding for future development, and
can often be a significant factor. Comp 1 has an older building that was potentially suitable for rehab,
comp 2 has an old gas station site with permitting for rehab to a new gas station, and comp 3 has an old
home that can be occupied. These are all significant benefits which received downward adjustments.
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Reconciliation and Conclusion
Comparable Sales Approach Conclusion Table
Size

Price
per sq. ft.

Indicated
Value

19,673 sf

$20.00

$390,000

The price range of the comps is $40,000 to $400,000, and a price per square foot range of $7.65 to
$21.81 per square foot. The price range of the comps used in the analysis is well within the range
found in the market. After the analysis, the adjusted price range was $13.00 to $21.20 with an average
of $14.90 and median of $15.90 indicating there were more prices above the average than below.
Due to differences in physical characteristics of the available comparable properties, the adjustments
required to account for these differences were large and greater than standard. However, each major
component of value was matched or bracketed and no across the board adjustments were used.
However, all but one comp required large upward adjustments due to inferior location outside the
downtown area. Therefore these large adjustments due not significantly diminish the strength of the
analysis.
This range of unit price is a good indicator of the possible range of value for the subject property. In
reaching a conclusion of value, I considered the loss of utility caused by the Briggs utility parcel. I
also considered the positive features of the subject such as the prime corner location of the subject at a
prominent location leading into downtown, the strongly rising list prices of available commercial land
and scarcity of buildable parcels in the downtown area. In my opinion, these positive features
significantly reduce and overcome the limiting effect of the Briggs parcel
Therefore in reaching a conclusion of value for the subject I considered the upper range of adjusted
vales to be a represent a reasonable point of value for the subject at around $20 per square foot
rounded.
The data shows that there are only two buildable parcels of land available in the downtown area and
these are improved commercial parking lots and a medium density residential parcel entitled for
construction. The list price of these parcels is around $45 to $50 per square foot. A significant portion
of the list price is due to the large value of the improvements and entitlements, but this is another factor
that supports using a value at the upper price range of adjusted values of the sold comparable
properties.

End of Section
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Premise of Appraisal
Comparable Sales Displays
Comparable Sales Location Map
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Comparable Sales Description Pages
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Certification and Limiting Conditions
Appraiser Certification
The appraiser signing below certifies the following:
1.

To the best of my knowledge, the statements of fact contained in this report are true and correct.

2.

The reported analysis and opinions are limited by the attached documentation and are based on my personal work.

3.

I have no personal interest or bias in the property that is the subject of the report or with the parties involved.

4.

My compensation is not contingent upon the reporting of a predetermined value or direction in value that favors
the cause of the client, the amount of the value estimate, the attainment of a stipulated result, or the occurrence of a
subsequent event.

5.

This appraisal and report has been prepared in conformity with the Uniform Standards of Professional Appraisal
Practice (USPAP).

6.

I have made a personal inspection of the property that is the subject of this report.

7.

No person provided significant professional assistance to me in the preparation of this appraisal and report.

8.

The appraiser has not appraised the subject property or provided a service for the subject property or been
involved in a transaction that involves the subject property for the previous three years.

9.

I have not been a principal in a transaction that involved the subject property for the previous three years.

Appraiser’s Signature:

Stephen V. Loos: Certified General Appraiser AG016986

Definition of Market Value and Exposure Time
As defined by the Office of the Comptroller of the Currency, under 12 CFR, part 34:
The most probable price which a property should bring in a competitive an open market under all conditions
requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming the price is not
affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the
passing of title from seller to buyer under conditions where-by: buyer and seller are typically motivated; both parties
are well informed or well advised, and each acting in what he or she consider to be his or her best interest; a
reasonable time is allowed for exposure in the open market;1 payment is made in terms of cash in US Dollars or in
terms of financial arrangements comparable thereto; the price represents the normal consideration for the property
sold unaffected by special or creative financing or sales concessions2 granted by anyone associated with the sale.
1

Exposure time precedes the effective date of the appraisal. Exposure time is the time the subject must be exposed to
the market stabilized at a reasonable price before a sale occurs.

2

Adjustments may be required for nontypical financing or concessions.
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Contingent and Limiting Conditions
This appraisal is subject to the following conditions:
1.

This appraisal is transmitted and stored in a locked electronic file, and the appraiser’s signature contained in this
report is a digital image of the appraiser’s actual signature.

2.

If the appraiser has provided a sketch in the appraisal report, it was to show the approximate dimensions of the
improvements as a visual aid and is not an accurate detailed drawing.

3.

The appraiser is not qualified to inspect for adverse environmental conditions, significant structural or system
defects, or Americans with Disability Act (ADA) issues; inspection by a qualified person may detect their presence.
The appraisal assumes that no issues regarding the following items are present, and if any such conditions exist that
were not disclosed to the appraiser and noted in the appraisal, the conclusions of the appraisal are not valid.

4.

Any physical viewing of the subject by the appraiser is limited to a hands-off walkthrough of the accessible main
building and land areas for the sole purpose of viewing the layout and general visible condition of the subject
property. The appraiser did not check the operability of any systems. The appraiser is not a qualified building
inspector and is not responsible for any defects not readily apparent to an untrained eye during a walk-around
viewing.

5.

The appraiser obtained data for use in this report from public and subscription sources available in the normal course
of business and is responsible for only the information readily available to the market; the appraiser is not
responsible for the accuracy of the data.

6.

The term “comparable” property indicates that a property is being directly compared to the subject and does not
imply any level of similarity to the subject. Comparable property data, including photographs, is obtained from
subscription sources; this data is supplemented by viewing from a public street if necessary. In subsequent use as a
comparable property, comparable property data is from the appraiser’s files.

7.

If the appraiser has based the value conclusion subject to satisfactory completion of repairs, the assumption is made
that the work will be performed in a reasonable manner.

8.

Any valuation made subject to completion or stabilization is valid as of the effective date of the value opinion; the
value opinion is not valid as of the date of completion or stabilization.

9.

The appraiser will not be responsible for matters of a legal nature that affect the subject property or title. The
appraiser assumes that the title is good and marketable and that the property is under responsible ownership and
management.

10. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in
question.
11. The appraiser must provide his or her written consent before this appraisal or any part thereof can be distributed to
anyone other than the defined intended users. This report may not be used in part.

Premise

Steve Loos Appraisal

Page 41

Qualification of Appraiser
Summary of Qualifications
- Experienced in appraising the fee simple, partial interest, or partial acquisition of real property for uses including
lending, legal, tax, and estate for the purpose of market value
- Experienced in valuation for purpose of just compensation for partial acquisition of real property rights using
Federal Land Acquisition Standards and Caltrans Appraisal Procedures for public and quasi-public agencies as
well as private owners
- Experienced in giving presentations, testimony, and deposition to commissions. Board member and past president
of San Benito County Chamber of Commerce. Board member and past president of Hollister Rotary Club.
Graduate Leadership Program 2008
Experience
- 1990–Present: Steve Loos Appraisals, Hollister, CA
Real property appraiser and consultant; instructor of appraisal coursework
- 1980–1990: IBM Corporation, San Jose, CA
o Hazmat specialist, production engineer
- 1978–1984: United States Air Force and Reserves
o Field trauma medical specialist; tactical team expert marksman
Areas of Expertise
- Acquisition for public use: fee take and partial acquisition, permanent and temporary easements, right-of-way,
Federal Land Acquisition Standards, Caltrans Appraisal Procedure
- Agricultural: seasonal farm, permanent planting, orchard and vineyard, grazing ranch
- Commercial: automotive, golf course, mixed use, motel/hotel, office, restaurant, retail, winery
- Land: feasibility, highest and best use, subdivision
- Government: VA, FHA, FHA203k rehab, FNMA HomePath rehab
- Industrial: automotive, cold and frozen food storage, manufacturing, warehouse
- Residential: single and multifamily, subsidized housing
- Special purpose: appraisal review, including forensic appraisal review; divided and undivided interest;
hypothetical, retrospective, and prospective appraisal; public properties in transitional use; public use land
acquisition
Education and Licensure
- Bachelor of Science, Business Administration
- State Certified General Appraiser (CA) AG0169986
Associations
- Appraisal Institute: associate member
- International Right of Way Association: associate member
- Rotary International Hollister Club: active member, past president
- San Benito County Chamber of Commerce: active member, past president
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Appraiser License Copy – valid through 09/29/2017
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Appraiser Errors and Omission Policy
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Engagement Letter
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