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Discretionary Review Analysis 
Residential Demolition/New Construction  

HEARING DATE: SEPTEMBER 10, 2015 
 

Date: August 31, 2015 
Case No.: 2014.1079D, DRP, -02, -03/ 2014.1080D 
Project Address: 1783 Noe Street 
Zoning: RH-1 (Residential House, One-Family) 
 40-X Height and Bulk District 
Block/Lot: 6652/016A 
Project Sponsor: Geoff Gibson, WinderGibson Architects 
 351 9th Street, Ste. 301 
 San Francisco, CA 94103 
Staff Contact: Tina Chang – (415) 575-9197 
 tina.chang@sfgov.org 
Recommendation: Do not take DR and approve demolition and new construction as 
 proposed. 
 

DEMOLITION APPLICATION NEW BUILDING APPLICATION 

Demolition Case 
Number  

2014.0179D 
New Building Case 
Number 

2014.1080D 

Recommendation Do Not Take DR Recommendation Do Not Take DR 

Demolition Application 
Number 

201407111073 
New Building 
Application Number 

201407111074 

Number Of Existing 
Units 

1 Number Of New Units 1 

Existing Parking 1 New Parking 2 

Number  Of Existing 
Bedrooms 

4 
Number Of New 
Bedrooms 

5 

Existing Building Area ±1,435 SF; ±1,650 GSF New Building Area* ±4,488 SF; ±5,134 GSF; 

Public DR Also Filed? Yes Public DR Also Filed? Yes 

311 Expiration Date 5/20/15 
Date Time & Materials 
Fees Paid 

N/A 

*Note: The new building area represents the most recent square footage of the proposed structure, including 
modifications made subsequent to public initiated discretionary reviews were filed. The new building area as noticed 
was 4,754 of habitable square feet and 5,400 gross square feet. 
   
PROJECT DESCRIPTION 
The Project is to demolish an existing two-story single-family dwelling, containing 4 bedrooms, one 
bathroom and a one-car garage, and construct a new three-story, single-family dwelling containing 4 
bedrooms, 4.5 bathrooms and a two-car garage. 

mailto:tina.chang@sfgov.org
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SITE DESCRIPTION AND PRESENT USE 
The property at 1783 Street is located on the east side of Noe Street at Laidley Street.  The property has 
approximately 40’ of lot frontage along Noe Street with a lot depth of 100’-0”. The lot is relatively flat 
from east to west, but slopes up heading south toward Laidley Street, and contains a one-story-over-
garage, single-family detached dwelling of approximately 1,650 gross square-feet. The structure was 
constricted in 1896 in a Victorian-era architectural style. The dwelling is setback approximately 15’-10.5” 
from the front property line to the west, and 16’-10” from the side property line to the south. While not at 
the corner, the property sits at the end of the block; accordingly, adjacent neighbors include properties 
that front Noe Street, Laidely Street to the south, and Harper Street to the east.  The property is within a 
RH-1 (Residential, House, One-Family) Zoning District with a 40-X Height and Bulk designation. City 
records indicate that the structure was originally constructed circa 1904. 
 
SURROUNDING PROPERTIES & NEIGHBORHOOD 
The surrounding neighborhood consists of a mixture of one-, two-, and three-story buildings, containing 
mostly one- or two- family residential dwelling structures. While the subject property is zoned RH-1 
(Residential House, One-Family), the neighborhood transitions to an RH-2 (Residential House, Two-
Family) zoning district mid-block, to the east and north of the subject property. The residential 
neighborhood contains dwellings of varying heights and depths on an up-sloping street, heading south, 
and down-sloping street heading north. The adjacent building to the south is a three-story, multi-family 
structure whereas the adjacent structure to the north is a one-story-over garage single-family structure.  
The property faces a corner two-story, single family structure with frontages along Laidley and Noe 
Streets. 
 
 30th Street, the cross to the north, marks the southern border of Noe Valley. The property is technically in 
Glen Park, but falls near the Noe Valley border, which is similarly characterized by one- and two- family 
residential dwelling structures. 
 
BUILDING PERMIT APPLICATION NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION DATES DR FILE DATE DR HEARING DATE FILING TO HEARING TIME 

311/312 
Notice 

30 days 
April 30, 2015-
May 30, 2015 

May 28, 2015 
September 10, 

2015 
105 days 

 
 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE ACTUAL PERIOD 

Posted Notice 10 days September 1, 2015 August 28, 2015 13 days 
Mailed Notice 10 days September 1, 2015 August 28, 2015 13 days 
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PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

Adjacent neighbor(s) 0 2 4 
Other neighbors on the 
block or directly across 
the street 

0 1 35 

Neighborhood groups 0 0 8 
 
The Project has completed the Section 311 and Mandatory DR notification. Aside from the three 
Discretionary Requests filed from neighbors, the Department did not receive any other public comment. 

 
DR REQUESTOR 1 
Sean Harrington, who resides at 105 Laidley Street, is an adjacent neighbor to the south.  
 
DR REQUESTORS’ CONCERNS AND PROPOSED ALTERNATIVES 
Issue #1: The demolition of the home represents the loss of affordable housing while the proposed 
structure introduces an unaffordable home inconsistent with property values in the neighborhood.  

• The DR Requestor questions the accuracy of the appraisal attained by the Project Sponsor, citing 
Zillow with valuations at $1.2 million, compared to the $1.7 million appraisal submitted by the 
Project sponsor.  

Issue #2: The proposed home is massively out of character with the neighborhood.  
• The DR Requestor finds that the proposed home violates the General Plan and Residential Design 

Guidelines because of is “out-of-place scale on the narrow street of predominantly small homes”.  

Issue #3: The proposed home fails to respect the unusual pattern on the block that incorporates open 
space in the midblock, side yards and front yards to retain a garden-like natural setting both in the 
midblock and on the street. 

• The DR Requestor finds that the character of open space on the block is not protected, 
particularly the inclusion of side setbacks for properties with wider lots. 

Issue #4: The DR Requestor’s property and that of neighbors’ properties immediately adjacent to the 
proposed structure will be adversely affected by the height, depth and location on the lot of the proposed 
structure. 

• The DR Requestor indicates that he represents the interests of many families in the 
neighborhood, some of whom could not afford the DR filing fee. A petition including 17 
signatures from residents in 14 properties is included as an attachment to the DR application. 
Specific impacts of the home include privacy impacts to units on Laidley Street, Harper Street 
and 1775 Noe Street because of the side-facing windows, the exterior view stairway and extensive 
decks at the rear, south and north of the property, and shadow impacts. 

Issue #5: The DR Requestor finds that the home is so out of scale with the neighborhood, that a complete 
redesign focused on a reduction in height, depth and width is required before a productive discussion 
can begin on details regarding setbacks and materials. 
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Please reference the Discretionary Review Application for additional information.   The Discretionary Review 
Application is an attached document. 
 
DR REQUESTOR 2 
Erdal (Ed) Tansev, who resides at 102 Laidley Street, is not an adjacent neighbor, but lives across the 
street from Sean Harrington at 105 Laidley Street.  
 
DR REQUESTORS’ CONCERNS AND PROPOSED ALTERNATIVES 
Issue #1: The DR requestor believes that the property does not exceed the $1.506 million threshold that 
exempts demolitions from a mandatory DR hearing and demolition criteria in Section 317 of the Planning 
Code.  

• The DR Requestor questions the accuracy of the appraisal attained by the Project Sponsor, citing 
Zillow with valuations at $1.2 million, compared to the $1.7 million appraisal submitted by the 
Project sponsor.  

Issue #2: The proposed demolition conflicts with General Plan policies that call for the retention of sound 
existing housing. 

• The DR Requestor finds that the existing structure, no matter its value, is sound existing housing. 
When sound existing units are demolished for replacement by large units, an important 
component of affordability is lost forever. 

Issue #3: Demolishing a small cottage and replacing it with a 5,500 square mansion violates policies in the 
General Plan that support diversity in housing type. 

• Allowing the demolition of a small cottage and approving a much larger replacement suggests 
that the City is prioritizing the wealthiest segment of the population over the preservation of 
entry level housing for families of more modest means.  

Issue #4: The DR Requestor finds that there are two exceptional and extraordinary circumstances that 
justify Discretionary Review: 

• Due to high land values and construction costs, no affordable single-family homes are being 
constructed in the City’s low density western neighborhoods. Without understanding the 
cumulative impacts regarding affordability within low density neighborhoods, entry-level homes 
are being removed with every demolition. Developers are focusing their efforts on Noe Valley, 
Glen Park, the Castor and other similar neighborhoods rather than the Exelsior, Visitation Valley 
and the Bayview where demolitions are unquestionably ineligible for the “unaffordability” 
exemption from a mandatory DR hearing. Consequently, affordable components that still exist 
within neighborhoods are being removed and the economic divide between the subject (and 
similar) neighborhoods continues to widen. 

• The City, most notably in low density western neighborhoods, is undergoing a rapid and 
unprecedented development boom unanticipated by zoning controls that have not been 
thoroughly revised in 40 years. While many Eastern neighborhoods have undergone extensive 
planning efforts in the last decade, the basic zoning controls in the western neighborhoods date 
back to 1978. The ultimate answer is a through rezoning study for low density western 
neighborhoods. For now, Discretionary Review is the only short-term solution. 

Issue #5: The DR Requestor seeks a proposal that improves and adds thoughtfully to the existing 
building. 
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Please reference the Discretionary Review Application for additional information.   The Discretionary Review 
Application is an attached document. 
 
DR REQUESTOR 3 
David Rizzoli, who resides at 74/ 74A Harper Street, is an adjacent neighbor to the south east.  
 
DR REQUESTORS’ CONCERNS AND PROPOSED ALTERNATIVES 
Issue #1: The DR requestor finds that the proposed structure will imposed unreasonable impacts on the 
existing cottage at 74A Harper, which was constructed in 1908 after the 1906 Great Earthquake and Fire 
several inches from the north property line. The replacement structure, to be several inches from the 
southern property line, will cover nearly half of the living room window, the entirety of windows for the 
stair leading to the basement and a small window in the basement level. The DR Requestor also states 
that the foundation of the proposed wall will impact the foundation stability of the north wall of the 
cottage at 74A Harper Street.  

Issue #2: The proposed structure will block light and air to the existing rear cottage. The DR Requestor 
finds that the proximity of the proposed south wall foundation of 1783 Noe Street violates the “area of 
influence” of the gravity loading on soils that support the foundation of the existing cottage at 74A 
Harper Street. The present condition of the existing foundation is somewhat tenuous; the disruption of 
soils necessary to construct the foundation for 1783 Noe Street will most likely result in foundation failure 
of the existing structure. The DR Requestor finds this to be an unreasonable impact.  

Issue #3: The DR Requestor suggests that the proposed 3’-0” x 12’-0” light well at the 2nd level and 3rd 
levels be extended to the 1st level, and east at all three levels to provide a 3’ side setback for the south 
eastern portion of the building. The DR Requestor also suggested that the width of the setback be 
increased to 6’-0” at the southeast corner of the master bedroom terrace, continuing down to the 
proposed office at the ground floor.  

 
Please reference the Discretionary Review Application for additional information.   The Discretionary Review 
Application is an attached document. 
 
PROJECT SPONSOR’S RESPONSE 
Issue #1: Code Compliance. The Project Sponsor finds that the existing structure is undersized and is in 
disrepair. The replacement structure has been sensitively sculpted to more appropriately fit the 
Property’s 40-foot wide lot.  The majority of the north side is set back 5’-0” from the north property line, 
while the majority of the south side is set back 3’-0” from the property line. The Project provides a fully 
code-compliant rear yard and includes additional rear setbacks at the second and third floors. The third 
floor is set back 22-25 feet from the front property line and back 36-39 feet from the rear property line.  
 
Issue #2: Neighborhood Outreach and Design Development. The Project Sponsor believes that 
significant time and effort to gather and respond to concerns from the DR requestors has been spent, both 
before and after the Project’s building permits were filed. Design changes in response to neighbor 
concerns and in dialogue with the Planning Department include the following compared with the Project 
as originally proposed: 

• A 3’-0” side setback on all floors for the majority of the proposed structure along the southern 
property line; 
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• An increased front setback on the 3rd story of 5’-0”; 
• A front setback of 5’-0” on the northern (down-slope) segment of the 2nd story, providing a more 

articulated and scaled façade; 
• Significant mass reduction at the southeast corner of the rear façade at the second floor, with an 

increased rear setback of 8’-0”; 
• An internalized stair case to the rooftop terrace from the third floor; as originally proposed, the 

staircase fell alongside the southern property line. 

The net effect of the changes is to ensure access to light and air for adjacent neighbors, preserve access to 
view corridors for neighbors located above the property – including those across Laidley Street more than 
100 feet from the site, maintain the prevailing pattern of mid-block open space, and design an articulated 
and properly-scaled building as viewed from the pedestrian realm.  

The project architect visited the properties of two of the three DR Requestors, Sean Harrington and Dave 
Rizzoli. The project architect took additional measurements from Mr. Harrington’s property, to allow the 
production of accurate renderings of the view of the proposed Project from Mr. Harrington’s property. 
The project architect offered to pay for the replacement of Mr. Rizzoli’s side foundation and the relocation 
of an affected window, so his DR came as a surprise to the Project Sponsor.  

Other than his attendance at the original pre-application meeting, Ed Tansev has not engaged in dialogue 
with the project architect or sponsor, even after the voluntary sharing of project plans and renderings via 
email. Accordingly, Mr. Tansev’s DR also came as a surprise to the Project Sponsor.  

 Issue #3: Residential Design Guidelines Compliance. The proposed structure complies with Residential 
Design Guidelines in the following ways: 

• Rear Yard Cottages. The building is articulated to minimize impacts on light to adjacent 
structures, including the 3’-0” side setback at the rear of all three levels, the mass reduction of the 
second story from the southern property line shared by both Mr. Rizzoli and Mr. Harrington. 
Additionally, once external stairs have been internalized without a stair penthouse, minimizing 
the impacts to both adjacent neighbors. 

• Front Setback. The Project is set back 15’-0” from the front property line, transitioning along Noe 
Street from the neighboring building to the south that provides no setback to the adjacent 
building at 1775 Noe Street, which provides an approximately 38’-0” front setback. The third 
story is set back 7-10 feet while the second story is set back 5’-0” on the northern portion of the 
building. 

• Landscaping. The Project incorporates a number of landscaping features, including a U-shaped 
planting area that frames a decomposed granite patio, a permeable paver driveway with 
planting strips, and a planting are separating the permeable driveway from the walkway leading 
to the front door. 

• Light. The aforementioned features, including a 3’-0” wide side setback at the rear from the 
southern property line at all three levels and the 36’-0” rear setback on the southern portion of 
the 2nd level, ensures adequate light and air to Mr. Rizzoli’s back cottage, located immediately 
south of the property.  

• Building Scale at Mid-Block Open Space. Despite the lack of a consistent mid-block open space 
pattern, as evidenced by properties such as Mr. Rizzoli’s which are developed with structures in 
the mid-block, the Project has been sculpted to minimize the building’s scale at the rear, 
including the internalized staircase leading to the roof terrace, the 3’-0” side setback at all levels, 
and additional setback at the 2nd level, providing further relief to adjacent properties as well as 
preservation of the mid-block open space.  
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Please see the Project Sponsor’s DR Response entitled, “Brief in Opposition to Discretionary Review Request”. 
 
PROJECT ANALYSIS 
The replacement structure would provide a three-story, single family dwelling, with a height of 
approximately 35’-0”.  The structure is setback 15’-0” from the front property line and includes a 5’-0” 
wide staircase leading up to the entrance on the building’s north-side, providing a setback from the 
adjacent bungalow.  

The block is characterized by an inconsistent pattern of midblock open space. There are a number of 
buildings that are constructed within the mid-block open space. However, the proposed structure 
provides a code-compliant rear yard of 28’-0” (25’-0” is required) to preserve the mid-block open space at 
the southern end of the subject block. The adjacent property to the southeast contains a non-conforming 
cottage at the rear; accordingly, the southeastern portion of the proposed structure does run alongside the 
northwestern portion of the existing cottage. A 3’ side setback at the southeast corner provides relief for 
the rear cottage. A roof deck with planters and solar panels is proposed, with a terrace at the third floor 
along the front façade and a terrace at the rear of the second floor.  The proposal also includes a two-car 
garage with an office and guest suite on the ground floor, 4 bedrooms on the second floor, and the main 
living space on the third floor.  

The overall scale, design, and materials of the proposed replacement structure are compatible with the 
block-face and complementary with the residential neighborhood character. The entrance has been 
designed to provide relief to the adjacent structure to the north. The building’s massing, with a recess on 
the north side of the building, helps with the transition from the larger structure to the south and single-
family building to the north. The placement and scale of the architectural details are compatible with the 
mixed residential character of this neighborhood. The windows’ proportions are consistent with those in 
the neighborhood. The stucco wall mixed with wood siding and bronze-anodized aluminum windows 
are compatible with the mix of styles exhibited by existing buildings in the neighborhood. 

The subject property was appraised at $1.7 million. Despite lower valuations on sites such as Zillow, the 
appraisal was performed by a certified appraiser, and deemed to be credible by the Planning Department.  

 
GENERAL PLAN COMPLIANCE  
The Project is, on balance, consistent with the following Objectives and Policies of the General Plan: 
 
HOUSING ELEMENT 
Objectives and Policies 

 
OBJECTIVE 1: 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 
CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.  
 
Policy 1.1: 
Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 
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The proposal has no impact on affordable housing, and replaces a market-rate unit with another market-rate 
unit.  
 
 
OBJECTIVE 11: 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN FRANCISCO’S 
NEIGHBORHOODS.  
 
Policy 11.1: 
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character.  
 
The Project has been reviewed by the Residential Design Team, and found to be appropriate for the 
neighborhood. The neighborhood is characterized with a mix of larger and smaller structures. The Project is 
situated on a wider lot than most and was found to provide a smooth transition between the three-story, multi-
family structure to the south and two-story cottage to the north. The Project is more modern in style, but is set 
within a neighborhood of a mixed design pattern, and does not compromise the historic or design integrity of 
surrounding structures. 

 
SECTION 101.1 PRIORITY POLICIES 
Planning Code Section 101.1 establishes eight priority policies and requires review of permits for 
consistency, on balance, with these policies.  The Project complies with these policies as follows:    
 
1. Existing neighborhood-serving retail uses be preserved and enhanced and future opportunities for 

resident employment in and ownership of such businesses enhanced. 
 

The proposal does not remove any neighborhood-serving uses as the Project is replacing the existing residential 
use with a residential use. 

 
2. That existing housing and neighborhood character be conserved and protected in order to preserve 

the cultural and economic diversity of our neighborhoods. 
 

The Project’s proposed scale, massing and materials are consistent with the surrounding residential 
neighborhood, and therefore the Project would not disrupt the existing neighborhood character.  

 
3. That the City's supply of affordable housing be preserved and enhanced. 
 

An appraisal was performed, valuing the property at $1,705,000, above $1.506 million, which marks the City’s 
threshold for financially accessible dwelling units.  

 
4. That commuter traffic not impede MUNI transit service or overburden our streets or neighborhood 

parking. 
 

The current single-family structure contains a one-car garage. The proposed single-family structure will have a 
two-car garage, thus the unit will not impact off-street parking in the neighborhood nor over-burden the City’s 
transit system. 
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5. A diverse economic base be maintained by protecting our industrial and service sectors from 
displacement due to commercial office development, and that future opportunities for resident 
employment and ownership in these sectors be enhanced. 

 
The proposal has no impact on and will not displace industrial or service uses and is not a commercial office 
development. 

 
6. The City achieves the greatest possible preparedness to protect against injury and loss of life in an 

earthquake. 
 

The proposed building will meet all current seismic standards for new buildings, vastly improving safety for 
residents of this property.  

 
7. Landmarks and historic buildings be preserved. 
 

The property is not recognized as historically or architecturally significant. The recent Historic Resource 
Evaluation concludes that the property is not eligible for individual listing in the California of National 
Register and it is not a contributor to a potential historic district.  

 
8. Parks and open space and their access to sunlight and vistas be protected from development. 
 

The proposal will have no impact on parks and open space. 
 
ENVIRONMENTAL REVIEW  
The Project was issued a Categorical Exemption, Classes 1 and 3 [State CEQA Guidelines Section 
15301(1)(1) and 15303(b)] on September 21, 2007. 
 
RESIDENTIAL DESIGN TEAM REVIEW 
The Project was reviewed by the Residential Design Team (RDT) multiple times prior to Section 311 
notification on September 4, 2014, October 24, 2014 and January 7 2015 and required that structure be 
sculpted for greater consistency of the prevailing context. Specifically, RDT requested that the garage 
door be minimized, the structure recessed at the front to reduce apparent mass, and provide vertical 
articulation to balance the horizontality of the building façade. RDT also requested that the proposed 
penthouse be entirely removed. Subsequent to the filing of discretionary reviews, RDT reviewed the 
Project again on August 19, 2015, and requested that a 3’-0” side setback be provided at all levels of the 
building beginning at the elevator. RDT also requested that the depth of the southern portion of the 
second floor be reduced to align with the rear wall of the third floor.  All RDT concerns have been 
addressed in plan revisions. 
 
Under the Commission’s pending DR Reform Legislation, this project would be referred to the 
Commission, as this project involves new construction. However, the DR concerns were determined 
not to be exceptional or extraordinary.   
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BASIS FOR RECOMMENDATION 
The Department recommends that the demolition of the existing single-family dwelling and the 
construction of a single-family dwelling be approved. The Project is consistent with the Objectives and 
Policies of the General Plan and complies with the Residential Design Guidelines and Planning Code. The 
Project meets the criteria set forth in Section 101.1 of the Planning Code in that: 
 

 The Project will not result in the reduction of a dwelling-unit deemed affordable or financially 
accessible. 

 No tenants will be displaced as a result of this Project. 
 Given the scale of the Project, there will be no significant impact on the existing capacity of the 

local street system or MUNI.  
 Although the structure is more than 50-years old, a review of the Historic Resource Evaluation 

resulted in a determination that the existing building is not an historic resource or landmark. 
 

RECOMMENDATION:  

Case No. 2014.0179D – Do not take DR and approve the demolition. 
Case No. 2014.0180D  – Do not take DR and approve the new construction as proposed. 
Case No. 2014.0179DRP – Do not take DR and approve the new construction as proposed. 
Case No. 2014.0179DRP-02 – Do not take DR and approve the demolition. 
Case No. 2014.0179DRP-03 – Do not take DR and approve the new construction as proposed. 
 
DEMOLITION CRITERIA - ADMINISTRATIVE REVIEW 
Existing Value and Soundness 

1. Whether the Project Sponsor has demonstrated that the value of the existing land and structure of 
a single-family dwelling is not affordable or financially accessible housing (above the 80% 
average price of single-family homes in San Francisco, as determined by a credible appraisal 
within six months);  

 
Project Does Not Meets Criteria 
The Project meets criteria. The property was appraised by a certified residential appraiser, and valued at 
$1,705,000. The 80th percentile of San Francisco single-family home values is currently set at $1,506,000. 
 

2. Whether the housing has been found to be unsound at the 50% threshold (applicable to one- and 
two-family dwellings); 

 
Project Does Not Meets Criteria 
The Project Sponsor does not claim that the property has been found to be unsound at the 50% threshold. 
As such, the property is considered relatively sound for the purposes of this report and Planning Code 
Section 317.  

 
DEMOLITION CRITERIA 
Existing Building 

1. Whether the property is free of a history of serious, continuing code violations; 
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Project Meets Criteria 
A review of the databases for the Department of Building Inspection and the Planning Department did not 
show any enforcement cases or notices of violation.  
 

2. Whether the housing has been maintained in a decent, safe, and sanitary condition; 
 

Project Meets Criteria 
The housing is free of Housing Code violations and appears to have been maintained in a decent, safe, and 
sanitary condition. 

 
3. Whether the property is a ʺhistorical resourceʺ under CEQA; 
 

Project Meets Criteria 
Although the structure is more than 50-years old, a review of the Historic Resource Evaluation resulted in 
a determination that it is not an historic resource for the purposes of CEQA.  
 

4. If the property is a historical resource, whether the removal of the resource will have a substantial 
adverse impact under CEQA; 

 
Criteria Not Applicable to Project 
The property is not a historical resource. 

 
Rental Protection 

5. Whether the Project converts rental housing to other forms of tenure or occupancy; 
 

Criteria Not Applicable to Project 
The property was owner occupied since 1956 until the then owners passed away. The currently vacant 
property was sold to the current owner in 2014, who is awaiting the completion of proposed structure’s 
construction before occupancy.   
 

6. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration 
Ordinance; 

 
Project Meets Criteria 
The building is not subject to rent control because it is a single-family dwelling that is currently vacant. 

 
Priority Policies 

7. Whether the Project conserves existing housing to preserve cultural and economic neighborhood 
diversity; 

 
Project Does Not Meet Criteria 
The Project does not meet this criterion because the existing dwelling will be demolished.  Nonetheless, the 
Project will not result in the loss in any units and thus preserves the quantity of housing. The new 
structure will likely contribute to the existing cultural and economic diversity within the neighborhood. 
 

8. Whether the Project conserves neighborhood character to preserve neighborhood cultural and 
economic diversity; 
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Project Meets Criteria 
The Project will conserve the neighborhood character by constructing a replacement building that is 
compatible with respect to materials, massing, and general design with the dwellings in the surrounding 
neighborhood. By creating a compatible new building without reducing the City’s affordable housing stock, 
the neighborhood’s cultural and economic diversity will be preserved. 

 
9. Whether the Project protects the relative affordability of existing housing; 
 

Project Meets Criteria 
The existing dwelling proposed for demolition is above 80% of the average price of a single-family home 
and thus is not considered “relatively affordable and financially accessible” housing. Accordingly, the 
proposal does not affect the City’s affordable housing stock. 

 
10. Whether the Project increases the number of permanently affordable units as governed by Section 

415;  
 

Project Does Not Meet Criteria 
The Project does not include any permanently affordable units; the new construction does not trigger 
Section 415 review, which governs the City’s . 

 
Replacement Structure 

11. Whether the Project located in-fill housing on appropriate sites in established neighborhoods; 
 
Project Meets Criteria 

 
The Project replaces one single-family dwelling with another single-family dwelling-unit in a neighborhood 
characterized by one- and two-family dwellings. 

 
12. Whether the Project creates quality, new family housing; 
 

Project Meets Criteria 
The Project will create one, quality family-sized unit with five-bedrooms.  

 
13. Whether the Project creates new supportive housing; 
 

Project Does Not Meet Criteria 
The Project is not specifically designed to accommodate any particular Special Population Group as defined 
in the Housing Element. 

 
14. Whether the Project promotes construction of well-designed housing to enhance existing 

neighborhood character; 
 

Project Meets Criteria 
The Project is in scale with the surrounding neighborhood and will be constructed with high-quality 
materials. 
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15. Whether the Project increases the number of on-site dwelling units; 
 

Project Meets Criteria 
The Project does not change the number of dwelling units on the site. 

 
16. Whether the Project increases the number of on-site bedrooms. 
 

Project Meets Criteria 
The Project increases the number of bedrooms on the site from four to five. 
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Design Review Checklist 
 
NEIGHBORHOOD CHARACTER (PAGES 7-10) 

QUESTION 
The visual character is: (check one)  
Defined  
Mixed X 
 
Comments:  The surrounding neighborhood consists of a mixture of one-, two-, and three-story 
buildings, containing mostly one or two residential units. The cross street of Ocean Avenue contains 
ground-floor commercial spaces and residential units on upper floors. The residential neighborhood 
contains dwellings of varying heights and depths. The adjacent property to the north is a flag lot, with a 
noncomplying dwelling located at the rear of the lot. 
 
SITE DESIGN  (PAGES 11 - 21) 

                                                                 QUESTION YES NO N/A 
Topography (page 11)    
Does the building respect the topography of the site and the surrounding area? X   
Is the building placed on its site so it responds to its position on the block and to 
the placement of surrounding buildings? 

X   

Front Setback (pages 12 - 15)     
Does the front setback provide a pedestrian scale and enhance the street? X   
In areas with varied front setbacks, is the building designed to act as transition 
between adjacent buildings and to unify the overall streetscape? 

X   

Does the building provide landscaping in the front setback? X   
Side Spacing (page 15)    
Does the building respect the existing pattern of side spacing?   X 
Rear Yard (pages 16 - 17)    
Is the building articulated to minimize impacts on light to adjacent properties? X   
Is the building articulated to minimize impacts on privacy to adjacent properties? X   
Views (page 18)    
Does the project protect major public views from public spaces?   X 
Special Building Locations (pages 19 - 21)    
Is greater visual emphasis provided for corner buildings?   X 
Is the building facade designed to enhance and complement adjacent public 
spaces? 

  X 

Is the building articulated to minimize impacts on light to adjacent cottages?   X 
 
Comments: The new building respects the existing block pattern by balancing the mix of setbacks at 
both adjacent properties. The adjacent property to the north includes a front and side setback, whereas 
the building to the south is developed to the Noe Street property line with a non-conforming rear yard. 
The proposed building provides a 15’-0” front setback, providing a smooth transition from the souther 
property that builds to the property line, and the property to the north, which is setback 37’-9” from the 
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front property line. The proposed building also provides variations in massing at the front and rear 
building wall, providing relief to adjacent properties, by further recessing the front building wall along 
the north side and providing a 3’-0” side setback at the rear. The proposed structure also recesses the rear 
building wall along the south, reducing the impact of the mid-block open space as experienced by the 
adjacent property to the south at 105 Laidley. The overall scale of the proposed replacement structure is 
consistent with the block face and is complementary to the neighborhood character 
 
BUILDING SCALE AND FORM (PAGES 23 - 30) 

QUESTION YES NO N/A 
Building Scale (pages 23  - 27)    

Is the building’s height and depth compatible with the existing building scale at 
the street? 

X   

Is the building’s height and depth compatible with the existing building scale at 
the mid-block open space? 

X   

Building Form (pages 28 - 30)    
Is the building’s form compatible with that of surrounding buildings?  X   
Is the building’s facade width compatible with those found on surrounding 
buildings? 

X   

Are the building’s proportions compatible with those found on surrounding 
buildings? 

X   

Is the building’s roofline compatible with those found on surrounding buildings? X   
 
Comments: The replacement building is compatible with the established building scale at the street, 
as maintains the existing setback pattern, which transitions from the multi-family structure constructed to 
the property line to the south, and the one-story-over-garage structure to the north. The height and depth 
of the building are compatible with the existing mid-block open space. The building’s form, façade width, 
proportions, and roofline are compatible with the mixed neighborhood context. 
 
ARCHITECTURAL FEATURES (PAGES 31 - 41) 

                                                      QUESTION YES NO N/A 
Building Entrances (pages 31 - 33)    
Does the building entrance enhance the connection between the public realm of 
the street and sidewalk and the private realm of the building? 

X   

Does the location of the building entrance respect the existing pattern of 
building entrances? 

X   

Is the building’s front porch compatible with existing porches of surrounding 
buildings? 

  X 

Are utility panels located so they are not visible on the front building wall or on 
the sidewalk?  

X   

Bay Windows (page 34)    
Are the length, height and type of bay windows compatible with those found on 
surrounding buildings? 

  X 

Garages (pages 34 - 37)    
Is the garage structure detailed to create a visually interesting street frontage? X   
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Are the design and placement of the garage entrance and door compatible with 
the building and the surrounding area? 

X   

Is the width of the garage entrance minimized? X   
Is the placement of the curb cut coordinated to maximize on-street parking? X   
Rooftop Architectural Features (pages 38 - 41)    
Is the stair penthouse designed to minimize its visibility from the street?    X 
Are the parapets compatible with the overall building proportions and other 
building elements?  

X   

Are the dormers compatible with the architectural character of surrounding 
buildings?  

  X 

Are the windscreens designed to minimize impacts on the building’s design and 
on light to adjacent buildings? 

  X 

 
Comments:   The entrance has been designed to provide relief to the adjacent structure to the north. By 
designing the building with stairs leading to the side entrance on the property’s north side, the main 
building wall is setback from the adjacent property. The building’s massing, with a recess on the north 
side of the building, provides a transition from the larger structure to the south and single-family 
building to the north.  
 
BUILDING DETAILS (PAGES 43 - 48) 

QUESTION YES NO N/A 
Architectural Details (pages 43 - 44)    
Are the placement and scale of architectural details compatible with the building 
and the surrounding area? 

X   

Windows (pages 44 - 46)    
Do the windows contribute to the architectural character of the building and the 
neighborhood? 

X   

Are the proportion and size of the windows related to that of existing buildings in 
the neighborhood? 

X   

Are the window features designed to be compatible with the building’s 
architectural character, as well as other buildings in the neighborhood? 

X   

Are the window materials compatible with those found on surrounding buildings, 
especially on facades visible from the street? 

X   

Exterior Materials (pages 47 - 48)    
Are the type, finish and quality of the building’s materials compatible with those 
used in the surrounding area? 

X   

Are the building’s exposed walls covered and finished with quality materials that 
are compatible with the front facade and adjacent buildings? 

X   

Are the building’s materials properly detailed and appropriately applied? X   
 
Comments: The placement and scale of the architectural details are compatible with the mixed 
residential character of this neighborhood. The windows’ proportions are consistent with those in the 
neighborhood. The stucco wall mixed with wood siding and bronze-anodized aluminum windows are 
compatible with the mix of styles exhibited by existing buildings in the neighborhood. 
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SPECIAL GUIDELINES FOR ALTERATIONS TO BUILDINGS OF POTENTIAL HISTORIC OR 
ARCHITECTURAL MERIT (PAGES 49 – 54) 

QUESTION YES NO N/A 
Is the building subject to these Special Guidelines for Alterations to Buildings of 
Potential Historic or Architectural Merit?  

   X 

Are the character-defining features of the historic building maintained?    X 
Are the character-defining building form and materials of the historic building 
maintained? 

  X 

Are the character-defining building components of the historic building 
maintained? 

  X 

Are the character-defining windows of the historic building maintained?   X 
Are the character-defining garages of the historic building maintained?   X 
 
Comments: The Project is not an alteration, and the dwelling that will be demolished has been 
determined not to be an historical resource for the purposes of CEQA. 
 
* All page numbers refer to the Residential Design Guidelines 
 
Attachments: 
Design Review Checklist for Replacement Building 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Residential Demolition Application 
Prop M findings 
Appraisal 
Environmental Evaluation / Historic Resources Information 
Zoning Action Memo – Administrative Review of Dwelling Unit Removal 
Section 311 Notice 
Discretionary Review Notice 
Discretionary Review Application – Sean Harrington 
Discretionary Review Application – Erdal (Ed) Tansev 
Discretionary Review Application – Dave Rizzoli 
Letter from Project Sponsor 
Revised plans, Subsequent to Filing of DRs 
Color Renderings 
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14.1U( 	U 
APPLICATION FOR 

Dwelling Unit Removal 
Merger, Conversion, or Demolition 

1. Owner/Applicant Information 

PROPERTY OWNER’S NAME: 

1783 Noe LLC, Michael Morell 

PROPERTY OWNER’S ADDRESS: 

1415 Diamond Street 
San Francisco, CA, 94131 

TELEPHONE 

(650 ) 888.1891 

EMAIL: 

michael@yrivierapartners.com  

APPLICANTS NAME. 

Geoffrey Gibson, Winder Gibson Architects 

APPLICANTS ADDRESS: 

351 Ninth Street, #301 
San Francisco, CA, 94103 

TELEPHONE: 

415 ) 577-5310 

EMAIL: 

gibson@archsf.com  

Same as Above 

CONTACT FOR PROJECT INFORMATION: 

same as applicant 	 Same as Above 

ADDRESS: 

2. Location and Classification 

STREET ADDRESS OF PROJECT: 	 ZIP CODE: 

1783 Noe Street 	 94131 
CROSS STREETS: 

Laidley Street 

ASSESSORS BLOCK/LOT: 	 LOT DIMENSIONS: 	LOT AREA (SO FT): ZONING DISTRICT: 	 HEIGHT/BULK DISTRICT: 

6652 	/ 016A 	40x100 	4000 	RH-1 	 40-X 

SAN FRANCISCO PLANNING DEPARTMENT Vol 31 2014 



3. Project Type and History 

(Please check all that apply) 

New Construction 

LII Alterations 

Demolition 

El Other Please clarify: 

ADDITIONS TO BUILDING: 

FA  Rear 

Front 

l 	Height 

l Side Yard 

1U 

BUILDING PERMIT NUMBER(S): 
	

DATE FILED: 

DATE OF PROPERTY PURCHASE: (MM/DD/YYYY) 

05/19/2014 
ELLIS ACT 	 YES 	NO 

Was the building subject to the Ellis Act within the 
last decade? 	 El 	3 

4. Project Summary Table 

SAN FRANCISCO PLANNING DEPARTMENT V 0 31 2014 



14-1079 0 
5. Additional Project Details 

Owner-occupied Bedrooms: 2 6 +4 

Rental Bedrooms: 0 0 0 

Total Bedrooms: 2 6 +4 

Bedrooms subject to Rent Control: 0 0 0 

6. Unit Specific Information 

UNIT NO. 
NO. OF 

GSF OCCUPANCY 
ADDITIONAL CRITERIA 

BEDROOMS (check all that apply) 

U ELLIS ACT 	U 	VACANT 
EXISTING SFD 2 1650 N OWNER OCCUPIED U RENTAL 

U RENT CONTROL 

PROPOSED SFD 6 5570 OWNER OCCUPIED U RENTAL 

EXISTING U OWNER OCCUPIED U 
U ELLIS ACT 	U VACANT 

RENTAL 
U RENT CONTROL 

PROPOSED U OWNER OCCUPIED U RENTAL 

U ELLIS ACT 	U VACANT 
EXISTING U OWNER OCCUPIED U RENTAL 

0 RENT CONTROL 

PROPOSED U OWNER OCCUPIED U RENTAL 

7. Other Information 

Please describe any additional project features that were not included in the above tables: 
(Attach a separate sheet if more space is needed) 

Proposed project will be Greenpoint rated with minimum 150 points. 

SAN FRANCISCO PLANNING DEPARTMENT V 0 31.2014 



14.1079 u 
Priority General Plan Policies - Planning Code Section 101.1 
(APPLICABLE TO ALL PROJECTS) 

Proposition M was adopted by the voters on November 4, 1986. It requires that the City shall find that proposed 
alterations and demolitions are consistent with eight priority policies set forth in Section 101.1 of the Planning Code. 
These eight policies are listed below. Please state how the Project is consistent or inconsistent with each policy. Each 
statement should refer to specific circumstances or conditions applicable to the property. Each policy must have a 
response. If a given policy does not apply to your project, explain why it is not applicable. 

1. That existing neighborhood-serving retail uses be preserved and enhanced and future opportunities for 
resident employment in and ownership of such businesses enhanced; 

No retail uses are affected by this project. 

2. That existing housing and neighborhood character be conserved and protected in order to preserve the 
cultural and economic diversity of our neighborhoods; 

The existing building is in very poor repair and is a blight on the neighborhood. The proposed building is in 

keeping with the diverse neighborhood character. 

3. That the City’s supply of affordable housing be preserved and enhanced; 

The existing building’s appraised value is above the threshold of affordable housing set by the City. This 

project therefore has no impact on the City’s supply of affordable housing. 

4. That commuter traffic not impede Muni transit service or overburden our streets or neighborhood parking; 

This project generates no additional commuter traffic, has no impact on Muni and increases the off-street 

parking by 1 space. 

SAN FRANCISCO PLANNING DE PAR IVENT VOl 31 2014 



14.1079 U 

5. That a diverse economic base be maintained by protecting our industrial and service sectors from 
displacement due to commercial office development, and that future opportunities for resident employment 
and ownership in these sectors be enhanced; 

No industrial or service sector uses are affected by this project. 

6. That the City achieve the greatest possible preparedness to protect against injury and loss of life in an 
earthquake; 

The existing building has no earthquake preparedness, including a brick foundation, no foundation boltingand 

no shear walls. The proposed building will be designed and built to current seismic codes. 

7. That landmarks and historic buildings be preser 

No landmark or historic buildings are affected by 

8. That our parks and open space and their acces 

No parks or public open spaces are affected by th 
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Dwelling Unit Demolition 
(SUPPLEMENTAL INFORMATION) 

Pursuant to Planning Code Section 317(d), Residential Demolition not otherwise subject to a Conditional Use 
Authorization shall be either subject to a Mandatory Discretionary Review hearing or will qualify for administrative 
approval. 

Administrative approval only applies to: 
(1) single-family dwellings in RH-i and RH-1(D) Districts proposed for Demolition that are not affordable 
or financially accessible housing (valued by a credible appraisal within the past six months to be greater 
than 80% of combined land and structure value of single-family homes in San Francisco); OR 
(2) residential buildings of two units or fewer that are found to be unsound housing. 

Please see the Department’s website under Publications for "Loss of Dwelling Units Numerical Values". 

The Planning Commission will consider the following criteria in the review of Residential Demolitions. Please fill out 
answers to the criteria below: 

EXISTING VALUE AND SOUNDNESS YES NO 

Is the value of the existing land and structure of the single-family dwelling affordable j 
or financially accessible housing (below the 80% average price of single-family homes in 

1 San Francisco, as determined by a credible appraisal within six months)? 

If no, submittal of a credible appraisal is required with the application. 

2 
Has the housing been found to be unsound at the 50% threshold (applicable to El 19 one- and two-family dwellings)? 

3 Is the property free of a history of serious, continuing code violations? 19 El  

4 Has the housing been maintained in a decent, safe, and sanitary condition? Is El 
Is the property a historical resource under CEQA? El IN 

If yes, will the removal of the resource have a substantial adverse impact under 

CEQA? 	El 	YES 	El 	NO 

RENTAL PROTECTION YES NO 

6 Does the Project convert rental housing to other forms of tenure or occupancy? El 19 
Does the Project remove rental units subject to the Rent Stabilization and Arbitration 
Ordinance or affordable housing? 

PRIORITY POLICIES YES NO 

8 
Does the Project conserve existing housing to preserve cultural and economic 19 El neighborhood diversity? 

Does the Project conserve neighborhood character to preserve neighborhood cultural X El and economic diversity? 

10 Does the Project protect the relative affordability of existing housing? 19 El 

11 
Does the Project increase the number of permanently affordable units as governed El IN by Section 415? 

17 	SAN FRANCISCO PLANNING DEPARTMENT V 0 31 2014  



14.1U7 	I 
Dwelling Unit Demolition 
(SUPPLEMENTAL INFORMATION CONTINUED) 

REPLACEMENT STRUCTURE YES NO 

12 Does the Project locate in-fill housing on appropriate sites in established neighborhoods? 

13 Does the Project increase the number of family-sized units on-site? 

14 Does the Project create new supportive housing? LII L 

15 
Is the Project of superb architectural and urban design, meeting all relevant design 
guidelines, to enhance the existing neighborhood character? 

16 Does the Project increase the number of on-site dwelling units? 

17 Does the Project increase the number of on-site bedrooms? 

Applicant’s Affidavit 

Under penalty of perjury the following declarations are made: 
a: The undersigned is the owner or authorized agent of the owner of this property. 
b: The information presented is true and correct to the best of my knowledge. 
c: Other information or applications may be required. 

Signature: 	Date: 07.08.14 

Print name, and indicate whether owner, or authorized agent: 

Geoff Gibson (agent) 
Owner / Authorized Agent (circle one( 

SAN FRANCISCO PLANNING DEPARTMENT V 0 31 2014 
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Demolition Application Submittal Checklist 
(FOR PLANNING DEPARTMENT USE ONLY) 

Applications submitted to the Planning Department must be accompanied by this checklist and all required 
materials. 

APPLICATION MATERIALS CHECKUST 

Original Application, signed with all blanks completed 

Prop. M Findings (General Plan Policy Findings) 

Supplemental Information Pages for Demolition 

Notification Materials Package: (See Page 4) 

Notification map 

Address labels 

Address list (printed list of all mailing data or copy of labels) 

Affidavit of Notification Materials Preparation El 

Set of plans: One set full size AND two reduced size 11 "x17" 

Site Plan (existing and proposed) 

Floor Plans (existing and proposed) 

Elevations (including adjacent structures) 

Current photographs 

Historic photographs (if possible) NOTES: 

Check payable to Planning Dept. (see current fee schedule) U Required Material. Write 	N/A" if you believe 
the item is not applicable, (e.g. letter of 

Letter of authorization for agent (If applicable) 
authorization is not required if application is 
signed by property owner) 

Pre-Application Materials (if applicable) FA Typically would not apply. Nevertheless, ins 
specific case, staff may require the item. 

Other: 
Section Plan. Detail drawings (ie. windows, door entries, trim), Specifications (for cleaning, � 1* 	Required upon request upon hearing 

repair, etc.) and/or Product cut sheets for new elements )ie windows, doors) scheduling. 

Some applications will require additional materials not listed above. The above checklist does not include material 
needed for Planning review of a building permit. The "Application Packet" for Building Permit Applications lists 
those materials. 

No application will be accepted by the Department unless the appropriate column on this form is completed. Receipt 
of this checklist, the accompanying application, and required materials by the Department serves to open a Planning 
file for the proposed project. After the file is established it will be assigned to a planner. At that time, the planner 
assigned will review the application to determine whether it is complete or whether additional information is 
required in order for the Department to make a decision on the proposal. 

For Department Use Only 

Application received by Planning Department: 

By: 	.- 	 . 	 Date: 

SAN FRANCISCO PLANNING DEPARTMENT A 0 1 si 2010 
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I, Michael Morell, owner of 1783 Noe Street, authorize Geoffrey Gibson of Winder 

Gibson Architects to act as my agent with the Planning and Building Departments 

for the permits for 1783 Noe Street. 

mvk4k ~4 
Signed 

O7 (0 ,  I 

Dated 
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SAN FRANCISCO 
PLANNING DEPARTMENT 

CEQA Categorical Exemption Determination 
PROPERTY INFORMATION/PROJECT DESCRIPTION 

Project Address Block/Lot(s) 

1783 Noe St. 6652/016A 
Case No. Permit No. Plans Dated 

2014.1079E 201407111074, 201407111073 7/10/2014 

E 	Addition/ 

Alteration 

jjDemolition 
(requires HRER if over 45 years old) 

jNew 
Construction 

Project Modification 

(GO TO STEP 7) 

Project description for Planning Department approval. 

Demolition of existing single-family dwelling and construction of new single-family dwelling. 

STEP 1: EXEMPTION CLASS 
TO BE COMPLETED BY PROJECT PLANNER 

*Note:  If neither class applies, an Environmental Evaluation Application is require d. * 

Class 1 - Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft. 

/ 
____ 

Class 3� New Construction! Conversion of Small Structures. Up to three (3) new single-family 
residences or six (6) dwelling units in one building; commercial/office structures; utility extensions; 
change of use under 10,000 sq. ft. if principally permitted or with a CU. 

Class_ 

STEP 2: CEQA IMPACTS 
TO BE COMPLETED BY PROJECT PLANNER 

If any box is checked below, an Environmental Evaluation Application is required. 

Transportation: Does the project create six (6) or more net new parking spaces or residential units? 

El Does the project have the potential to adversely affect transit, pedestrian and/or bicycle safety 
(hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities? 

Air Quality: Would the project add new sensitive receptors (specifically, schools, day care facilities, 
hospitals, residential dwellings, and senior-care facilities within an Air Pollution Exposure Zone? 

El Does the project have the potential to emit substantial pollutant concentrations (e.g., backup diesel 
generators, heavy industry, diesel trucks, etc.)? (refer to EP ArcMap > CEQA Catex Determination Layers> 
Air Pollution Exposure Zone) 

Hazardous Materials: If the project site is located on the Maher map or is suspected of containing 
hazardous materials (based on a previous use such as gas station, auto repair, dry cleaners, or heavy 
manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards 
or more of soil disturbance - or a change of use from industrial to residential? If yes, this box must be 
checked and the project applicant must submit an Environmental Application with a Phase I 
Environmental Site Assessment. Exceptions: do not check box if the applicant presents documentation of 
enrollment in the San Francisco Department of Public Health MPH) Maher program, a DPH waiver from the 

SAN FRANCISCO 
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Maher program, or other documentation from Environmental Planning staff that hazardous material effects 

would be less than significant (refer to EP_ArcMap > Maher layer). 

Soil Disturbance/Modification: Would the project result in soil disturbance/modification greater 
than two (2) feet below grade in an archeological sensitive area or eight (8) feet in a non-archeological 
sensitive area? (refer to EP_ArcMap > CEQA Catex Determination Layers > Archeological Sensitive Area) 

Noise: Does the project include new noise-sensitive receptors (schools, day care facilities, hospitals, 
residential dwellings, and senior-care facilities) fronting roadways located in the noise mitigation 
area? (refer to EP_ArcMap> CEQA Catex Determination Layers> Noise Mitigation Area) 

Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or lot line adjustment 

El on a lot with a slope average of 20% or more? (refer to EP_ArcMap> CEQA Catex Determination Layers> 
Topography) 

Slope = or> 20%:: Does the project involve excavation of 50 cubic yards of soil or more, square 
footage expansion greater than 1,000 sq. ft., shoring, underpinning, retaining wall work, or grading 

El on a lot with a slope average of 20% or more? Exceptions: do not check box for work performed on a 
previously developed portion of site, stairs, patio, deck, or fence work. (refer to EP_ArcMap > CEQA Catex 
Determination Layers> Topography) If box is checked, a geotechnical report is required and a Certificate or 
higher level CEQA document required 

Seismic: Landslide Zone: Does the project involve excavation of 50 cubic yards of soil or more, 

square footage expansion greater than 1,000 sq. ft., shoring, underpinning, retaining wall work, 
grading �including excavation and fill on a landslide zone - as identified in the San Francisco 

General Plan? Exceptions: do not check box for work performed on a previously developed portion of the site, 

stairs, patio, deck, or fence work. (refer to EP ArcMap> CEQA Catex Determination Layers > Seismic Hazard Zones) 

If box is checked, a geotechnical report is required and a Certificate or higher level CEQA document required 

Seismic: Liquefaction Zone: Does the project involve excavation of 50 cubic yards of soil or more, 

square footage expansion greater than 1000 sq ft, shoring, underpinning, retaining wall work, or 
grading on a lot in a liquefaction zone? Exceptions: do not check box for work performed on a previously 
developed portion of the site, stairs, patio, deck, or fence work. (refer to EP_ArcMap> CEQA Catex Determination 
Layers > Seismic Hazard Zones) If box is checked, a geotechnical report will likely be required 

Serpentine Rock: Does the project involve any excavation on a property containing serpentine rock? 

El Exceptions: do not check box for stairs, patio, deck, retaining walls, or fence work. (refer to EP_ArcMap> 
CEQA Catex Determination Layers > Serpentine) 

*If no boxes are checked above, GO TO STEP 3. If one or more boxes are checked above, an Environmental 
Evaluation Application is required, unless reviewed by an Environmental Planner. 

Project can proceed with categorical exemption review. The project does not trigger any of the 
CEQA impacts listed above. 

Comments and Planner Signature (optional): Jean Poling 

STEP 3: PROPERTY STATUS - HISTORIC RESOURCE 
TO BE COMPLETED BY PROJECT PLANNER 
PROPERTY IS ONE OF THE FOLLOWING: (refer to Parcel Information Map) 

Category A: Known Historical Resource. GO TO STEP 5. 

Category B: Potential Historical Resource (over 45 years of age). GO TO STEP 4. 

Category C: Not a Historical Resource or Not Age Eligible (under 45 years of age). GO TO STEP 6. 

SAN FRANCISCO 
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STEP 4: PROPOSED WORK CHECKLIST 
TO BE COMPLETED BY PROJECT PLANNER 

Check all that apply to the project. 

1. Change of use and new construction. Tenant improvements not included. 

2. Regular maintenance or repair to correct or repair deterioration, decay, or damage to building. 

E 3. Window replacement that meets the Department’s Window Replacement Standards. Does not include 
storefront window alterations. 

fl 4. Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or 
replacement of a garage door in an existing opening that meets the Residential Design Guidelines. 

5. Deck, terrace construction, or fences not visible from any immediately adjacent public right-of-way. 

6. Mechanical equipment installation that is not visible from any immediately adjacent public right-of-
way. 

7. Dormer installation that meets the requirements for exemption from public notification under Zoning 
Administrator Bulletin No. 3: Dormer Windows. 

8. Addition(s) that are not visible from any immediately adjacent public right-of-way for 150 feet in each 
direction; does not extend vertically beyond the floor level of the top story of the structure or is only a 
single story in height; does not have a footprint that is more than 50% larger than that of the original 
building; and does not cause the removal of architectural significant roofing features. 

Note: Project Planner must check box below before proceeding. 

Project is not listed. GO TO STEP 5. 

Project does not conform to the scopes of work. GO TO STEP 5. 

Project involves four or more work descriptions. GO TO STEP 5. 

Project involves less than four work descriptions. GO TO STEP 6. 

STEP 5: CEQA IMPACTS - ADVANCED HISTORICAL REVIEW 
TO BE COMPLETED BY PRESERVATION PLANNER 

Check all that apply to the project. 

1. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and 
conforms entirely to proposed work checklist in Step 4. 

ElI 2. Interior alterations to publicly accessible spaces. 

3. Window replacement of original/historic windows that are not "in-kind" but are consistent with 
existing historic character. 

4. Façade/storefront alterations that do not remove, alter, or obscure character-defining features. 

E 5. Raising the building in a manner that does not remove, alter, or obscure character-defining 
features. 

6. Restoration based upon documented evidence of a building’s historic condition, such as historic 
photographs, plans, physical evidence, or similar buildings. 

7. Addition(s), including mechanical equipment that are minimally visible from a public right-of-way 
and meet the Secretary of the Interior’s Standards for Rehabilitation. 

SAN FRANCISCO 
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8. Other work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties 
(specify or add comments): 

El 

9. Reclassification of property status to Category C. (Requires approval by Senior Preservation 
Planner/Preservation Coordinator) 

a. Per HRER dated: 	(attach HRER) 

b. Other (specify): ply 	 aa.Q 	q1’ 2-7/2-01L/ 
Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST check one box below. 

El  Further environmental review required. Based on the information provided, the project requires an 
Environmental Evaluation Application to be submitted. GO TO STEP 6. 

X Project can proceed with categorical exemption review. The project has been reviewed by the 

Preservation Planner and can proceed with categorical exemption review. GO TO STEP 6. 

Comments (optional): 

q~t~ 	6~’ .11~1 	q~/2-Ct-~ 
- 

pz 
~Pr~jervation Planner Signature: 

STEP 6: CATEGORICAL EXEMPTION DETERMINATION 
TO BE COMPLETED BY PROTECT PLANNER 

Further environmental review required. Proposed project does not meet scopes of work in either (check 
all that apply): 

U 	Step 2� CEQA Impacts 

Step 5 - Advanced Historical Review 

STOP! Must file an Environmental Evaluation Application. 

No further environmental review is required. The project is categorically exempt under CEQA. 

ku (Lfart- Signature: 

a Project Approval Action: 
Select One 

*If Discretionary,  Reviefv before the Planning 2,  Commission is requested, the Discretionary 
Review hearing is the Approval Action for the 
project.  
Once signed or stamped and dated, this document constitutes a categorical exemption pursuant to CEQA Guidelines 
and Chapter 31 of the Administrative Code. 

In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination 

can only be filed within 30 days of the project receiving the first approval action. 

SAN FRANCISCO 
PLANNING DEPARTMENT 8/18/2014 



STEP 7: MODIFICATION OF A CEQA EXEMPT PROJECT 
TO BE COMPLETED BY PROJECT PLANNER 
In accordance with Chapter 31 of the San Francisco Administrative Code, when a California Environmental 
Quality Act (CEQA) exempt project changes after the Approval Action and requires a subsequent approval, the 
Environmental Review Officer (or his or her designee) must determine whether the proposed change constitutes 
a substantial modification of that project. This checklist shall be used to determine whether the proposed 
changes to the approved project would constitute a "substantial modification" and, therefore, be subject to 
additional environmental review pursuant to CEQA. 

PROPERTY INFORMATION/PROJECT DESCRIPTION 

Project Address (If different than front page) Block/Lot(s) (If different than 

front page) 

Case No. Previous Building Permit No. New Building Permit No. 

Plans Dated Previous Approval Action New Approval Action 

Modified Project Description: 

DETERMINATION IF PROJECT CONSTITUTES SUBSTANTIAL MODIFICATION 

Compared to the approved project, would the modified project: 

Result in expansion of the building envelope, as defined in the Planning Code; 

El ___ 
Result in the change of use that would require public notice under Planning Code 

Sections 311 or 312; 

Result in demolition as defined under Planning Code Section 317 or 19005(f)? 

Is any information being presented that was not known and could not have been known 

at the time of the original determination, that shows the originally approved project may 

no longer qualify for the exemption? - 

If at least one of the above boxes is checked, further environmental review is required ATEX FORIV 

DETERMINATION OF NO SUBSTANTIAL MODIFICATION 
The proposed modification would not result in any of the above changes. 

If this box is checked, the proposed modifications are categorically exempt under CEQA, in accordance with prior project 
approval and no additional environmental review is required. This determination shall be posted on the Planning 
Department website and office and mailed to the applicant, City approving entities, and anyone requesting written notice. 

Planner Name: Signature or Stamp: 

SAN FRANCISCO 
PLANNING DEPARTMENT 811812014 



ii  
SAN FRANCISCO 
PLANNING DEPARTMENT 

PRESERVATION TEAM REVIEW FORM 

Preservation Team Meeting Date: 	 Date of Form Completion 9/19/2014 

PROJECT INFORMATION: 

Planner: Address: 

Gretchen Hilyard 1783 Noe Street 

Block/Lot: Cross Streets: 

6652/016A Laidley Street 

CEQA Category: Art. 10/11: BPA/Case No.: 

B n/a 2014.1079E 

PURPOSE OF REVIEW: PROJECT DESCRIPTION: 

(’CEQA - Article 10/11 	Jc Prelirrunary/PIC C Alteration Co’ Demo/New Construction 

[DATE OF PLANS UNDERREVIEW 7/10/2014 

PROJECT ISSUES: ..’ - 
Is the subject Property an eligible historic resource? 

If so, are the proposed changes a significant impact? 

Additional Notes: 

Submitted: Historic Resource Evaluation prepared by Carey & Company (dated August 
18,2014). 

Proposed project: Demolition and new construction. 

PRESERVATION TEAM REVIEW: 

Historic Resource Present (’Yes (’No 
* 

(’N/A 

Individual Historic District/Context 

Property is individually eligible for inclusion in a Property is in an eligible California Register 
California Register under one or more of the Historic District/Context under one or more of 
following Criteria: the following Criteria: 

Criterion 1 - Event: 	 C Yes 	(e-  No Criterion 1 - Event: 	 C’ Yes 	(’ No 

Criterion 2 -Persons: 	 C Yes 	( 	No Criterion 2 -Persons: 	 C’ Yes 	( 	No 

Criterion 3 - Architecture: 	C Yes 	(1 No Criterion 3 - Architecture: 	C’ Yes 	(e�  No 

Criterion 4 - Info. Potential: 	C Yes 	( 	No Criterion 4- Info. Potential: 	(� Yes 	(*� No 

Period of Significance: Period of Significance: 	 I 
(’Contributor 	C’ Non-Contributor 

1650 Mission St. 
Suite 400 
San Francisco, 
CA 94103-2479 

Reception: 
415.558.6378 

Fax: 
415.558.6409 

Planning 
Information: 
415.558.6377 



* If No is selected for Historic Resource per CEQA, a signature from Senior Preservation Planner or 
Preservation Coordinator is required. 

According to the Historic Resource Evaluation prepared by Carey & Company (dated 
August 18, 2014) and information found in the Planning Department files, the subject 
property at 1783 Noe Street contains one-story- over-basement wood-frame single-family 
residence constructed in 1896 in a Victorian-era architectural style. The original architect or 
builder is unknown. Known alterations to the property include: dry rot repair at the front 
stairs (1991 and 2008), re-roofing (1998), and covering the facades with wood shingles 

(unknown date). 

No known historic events occurred at the property (Criterion 1). The subject building is a 
common Victorian cottage constructed at the turn of the 20th century. None of the owners 

or occupants have been identified as important to history (Criterion 2). The building is not 
architecturally distinct such that it would qualify individually for listing in the California 

Register under Criterion 3 (Design). 

The subject property is not located within the boundaries of any identified historic 
districts. The subject property is located within the Glen Park neighborhood on a block 

that exhibits a variety of architectural styles and construction dates from 1896 to 1960. The 

area surrounding the subject property does not contain a significant concentration of 
historically or aesthetically unified buildings and the area does not appear to qualify as a 

historic district under Criterion 3 (Design). 

Therefore, the subject property is not eligible for listing in the California Register under any 
criteria individually or as part of a historic district. 

9- 4;7;,Q)7’ 
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1650 Miss ion Street Suite 400   San Franc isco,  CA 94103  

RE-NOTICE OF BUILDING PERMIT APPLICATION   (SECTION 311) 
(Corrected Floor Plan) 

On July 11, 2014, the Applicant named below filed Building Permit Application Nos. 201407111074 (New Construction) 

and 201407111073 (Demolition) with the City and County of San Francisco. 
 

P R O P E R T Y  I N F O R M A T I O N  A P P L I C A N T  I N F O R M A T I O N  

Project Address: 1783 NOE ST Applicant: Geoff Gibson 

Cross Street(s): Laidley Street Address: 351 9
th

 Street 

Block/Lot No.: 6652 / 016A City, State Zip: San Francisco, CA 94103 

Zoning District(s):  RH-1 / 40-X  Telephone: 415.318.8634 ext. 4003 

You are receiving this notice as a property owner or resident within 150 feet of the proposed project. You are not required 

to take any action. For more information about the proposed project, or to express concerns about the project, please 

contact the Applicant listed above or the Planner named below as soon as possible. If you believe that there are 

exceptional or extraordinary circumstances associated with the project, you may request the Planning Commission to use 

its discretionary powers to review this application at a public hearing. Applications requesting a Discretionary Review 

hearing must be filed during the 30-day review period, prior to the close of business on the Expiration Date shown below, 

or the next business day if that date is on a week-end or a legal holiday. If no Requests for Discretionary Review are filed, 

this project will be approved by the Planning Department after the Expiration Date. 

Members of the public are not required to provide personal identifying information when they communicate with the 

Commission or the Department. All written or oral communications, including submitted personal contact information, 

may be made available to the public for inspection and copying upon request and may appear on the Department’s 

website or in other public documents. 
 

P R O J E C T  S C O P E  

x  Demolition x  New Construction   Alteration 

  Change of Use   Façade Alteration(s)   Front Addition 

  Rear Addition   Side Addition   Vertical Addition 

PROJ ECT F EATURES  EXISTING  PROPOSED  

Building Use Residential No Change 

Front Setback 15’-10.5” 15’-0” 

Side Setbacks 0’-0”, 16’-0” 5’-0”, 0’-0” 

Building Depth 34’-6” 60’-0” 

Rear Yard 49’-7.5” 25’-0” 

Building Height 19’-1” 34’-10.5” 

Number of Stories 1+ Garage 3 

Number of Dwelling Units 1 No Change 

Number of Parking Spaces 1 2 

P R O J E C T  D E S C R I P T I O N  

The proposal is the demolition of an existing one-story-over-garage, single family dwelling unit, and new construction of a 
three-story single family dwelling unit. The demolition of the existing structure was administratively approved by the Zoning 
Administrator per Planning Code Section 317 as the home was determined to be financially infeasible. 

The issuance of the building permit by the Department of Building Inspection or the Planning Commission project approval at 
a discretionary review hearing would constitute as the Approval Action for the project for the purposes of CEQA, pursuant to 
Section 31.04(h) of the San Francisco Administrative Code. 

For more information, please contact Planning Department staff: 

Planner:  Tina Chang 

Telephone: 415.575.9197      Notice Date:   

E-mail:  tina.chang@sfgov.org     Expiration Date:   

vvallejo
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GENERAL INFORMATION ABOUT PROCEDURES 

Reduced copies of the proposed project plans have been included in this mailing for your information.  If you have questions 

about the plans, please contact the project Applicant listed on the front of this notice. You may wish to discuss the plans with 

your neighbors or neighborhood association, as they may already be aware of the project. If you have general questions about 

the Planning Department’s review process, please contact the Planning Information Center at 1660 Mission Street, 1st Floor (415/ 

558-6377) between 8:00am - 5:00pm Monday-Friday.  If you have specific questions about the proposed project, you should 

contact the planner listed on the front of this notice.  

If you believe that the impact on you from the proposed project is significant and you wish to seek to change the project, there 

are several procedures you may use. We strongly urge that steps 1 and 2 be taken.  

1. Request a meeting with the project Applicant to get more information and to explain the project's impact on you. 

2. Contact the nonprofit organization Community Boards at (415) 920-3820, or online at www.communityboards.org for a 

facilitated discussion in a safe and collaborative environment. Community Boards acts as a neutral third party and has, 

on many occasions, helped reach mutually agreeable solutions.   

3. Where you have attempted, through the use of the above steps or other means, to address potential problems without 

success, please contact the planner listed on the front of this notice to discuss your concerns. 

If, after exhausting the procedures outlined above, you still believe that exceptional and extraordinary circumstances exist, you 

have the option to request that the Planning Commission exercise its discretionary powers to review the project. These powers 

are reserved for use in exceptional and extraordinary circumstances for projects which generally conflict with the City's General 

Plan and the Priority Policies of the Planning Code; therefore the Commission exercises its discretion with utmost restraint. This 

procedure is called Discretionary Review. If you believe the project warrants Discretionary Review by the Planning 

Commission, you must file a Discretionary Review application prior to the Expiration Date shown on the front of this notice. 

Discretionary Review applications are available at the Planning Information Center (PIC), 1660 Mission Street, 1st Floor, or 

online at www.sfplanning.org). You must submit the application in person at the Planning Information Center (PIC) between 

8:00am - 5:00pm Monday-Friday, with all required materials and a check payable to the Planning Department.  To determine the 

fee for a Discretionary Review, please refer to the Planning Department Fee Schedule available at www.sfplanning.org. If the 

project includes multiple building permits, i.e. demolition and new construction, a separate request for Discretionary Review 

must be submitted, with all required materials and fee, for each permit that you feel will have an impact on you.   

Incomplete applications will not be accepted. 

If no Discretionary Review Applications have been filed within the Notification Period, the Planning Department will approve 

the application and forward it to the Department of Building Inspection for its review. 

BOARD OF APPEALS 

An appeal of the Planning Commission’s decision on a Discretionary Review case may be made to the Board of Appeals within 

15 calendar days after the building permit is issued (or denied) by the Department of Building Inspection. Appeals must be 

submitted in person at the Board's office at 1650 Mission Street, 3rd Floor, Room 304. For further information about appeals to 

the Board of Appeals, including current fees, contact the Board of Appeals at (415) 575-6880. 

ENVIRONMENTAL REVIEW 

This project has undergone preliminary review pursuant to California Environmental Quality Act (CEQA). If, as part of this 

process, the Department’s Environmental Review Officer has deemed this project to be exempt from further environmental 

review, an exemption determination has been prepared and can be obtained through the Exemption Map, on-line, at 

www.sfplanning.org. An appeal of the decision to exempt the proposed project from CEQA may be made to the Board of 

Supervisors within 30 calendar days after the project approval action identified on the determination. The procedures for filing 

an appeal of an exemption determination are available from the Clerk of the Board at City Hall, Room 244, or by calling (415) 

554-5184.     

Under CEQA, in a later court challenge, a litigant may be limited to raising only those issues previously raised at a hearing on 

the project or in written correspondence delivered to the Board of Supervisors, Planning Commission, Planning Department or 

other City board, commission or department at, or prior to, such hearing, or as part of the appeal hearing process on the CEQA 

decision. 

http://www.communityboards.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/


 

 

1650 Miss ion Street ,  Sui te  400 •  San Franc isco,  CA 94103 •  Fax (415)  558-6409 
 

NOTICE OF PUBLIC HEARING  
Hearing Date: Thursday, September 10, 2015 
Time: Not before 12:00 PM (noon) 
Location: City Hall, 1 Dr. Carlton B. Goodlett Place, Room 400 
Case Type: Discretionary Review 
Hearing Body: Planning Commission 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 P R O P E R T Y  I N F O R M A T I O N   A P P L I C A T I O N  I N F O R M A T I O N  

P R O J E C T  D E S C R I P T I O N  

 

The Request is for Discretionary Review of Building Permit Applications 2014.0711.1073 and 
2014.0711.1074 proposing the demolition of an existing two-story, single family dwelling unit and the 
new construction of a three-story, single-family dwelling unit. The proposed project also includes a 
roof deck and terrace at the third floor. 

A Planning Commission approval at the public hearing would constitute the Approval Action for the 
project for the purposes of CEQA, pursuant to San Francisco Administrative Code Section 31.04(h). 

Project Address:   1783 Noe Street 
Cross Street(s):  Laidley Street  
Block /Lot No.:  6652/016A 
Zoning District(s):  RH-1 / 40-X 
Area Plan:  N/A 
 

Case No.:  2014.0179DRP, -02, -03 
Building Permit:  20140111073, 20140111074 
Applicant:  Geoff Gibson 
Telephone:  (415)558-9550 x 12 
E-Mail:  james@johnlumarchitecture.com  
 
 

A D D I T I O N A L  I N F O R M A T I O N  

FOR MORE INFORMATION, PLEASE CONTACT PLANNING DEPARTMENT STAFF:  
Planner:  Tina Chang Telephone:  (415) 575-9197 E-Mail: tina.chang@sfgov.org   
 

ARCHITECTURAL PLANS: If you are interested in viewing the plans for the proposed project please 
contact the planner listed below. The plans of the proposed project will also be available one week 
prior to the hearing through the Planning Commission agenda at: http://www.sf-planning.org 
 
Members of the public are not required to provide personal identifying information when they 
communicate with the Commission or the Department. All written or oral communications, including 
submitted personal contact information, may be made available to the public for inspection and 
copying upon request and may appear on the Department’s website or in other public documents. 
 
 

mailto:james@johnlumarchitecture.com
mailto:tina.chang@sfgov.org
http://www.sf-planning.org/


GENERAL INFORMATION ABOUT PROCEDURES 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

HEARING INFORMATION 

You are receiving this notice because you are either a property owner or resident that is adjacent to the proposed project or 
are an interested party on record with the Planning Department.  You are not required to take any action.  For more 
information regarding the proposed work, or to express concerns about the project, please contact the Applicant or 
Planner listed on this notice as soon as possible.  Additionally, you may wish to discuss the project with your neighbors 
and/or neighborhood association as they may already be aware of the project. 

Persons who are unable to attend the public hearing may submit written comments regarding this application to the 
Planner listed on the front of this notice, Planning Department, 1650 Mission Street, Suite 400, San Francisco, CA 94103, by 
5:00 pm the day before the hearing.  These comments will be made a part of the official public record and will be brought to 
the attention of the person or persons conducting the public hearing. 

Comments that cannot be delivered by 5:00 pm the day before the hearing may be taken directly to the hearing at the 
location listed on the front of this notice.  Comments received at 1650 Mission Street after the deadline will be placed in the 
project file, but may not be brought to the attention of the Planning Commission at the public hearing.   

APPEAL INFORMATION 

An appeal of the approval (or denial) of a building permit application by the Planning Commission may be made to the 
Board of Appeals within 15 calendar days after the building permit is issued (or denied) by the Director of the Department 
of Building Inspection. Appeals must be submitted in person at the Board's office at 1650 Mission Street, 3rd Floor, Room 
304. For further information about appeals to the Board of Appeals, including current fees, contact the Board of Appeals at 
(415) 575-6880. 

ENVIRONMENTAL REVIEW 

This project has undergone preliminary review pursuant to California Environmental Quality Act (CEQA). If, as part of this 
process, the Department’s Environmental Review Officer has deemed this project to be exempt from further environmental 
review, an exemption determination has been prepared and can be obtained through the Exemption Map, on-line, at 
www.sfplanning.org. An appeal of the decision to exempt the proposed project from CEQA may be made to the Board of 
Supervisors within 30 calendar days after the project approval action identified on the determination. The procedures for 
filing an appeal of an exemption determination are available from the Clerk of the Board at City Hall, Room 244, or by 
calling (415) 554-5184.     

Under CEQA, in a later court challenge, a litigant may be limited to raising only those issues previously raised at a hearing 
on the project or in written correspondence delivered to the Board of Supervisors, Planning Commission, Planning 
Department or other City board, commission or department at, or prior to, such hearing, or as part of the appeal hearing 
process on the CEQA decision. 
 

http://www.sfplanning.org/


APPLICATION FOR

Discretionary Review

~~ i t t t •

CASE NUMBER:

For SWfI Uae only.,.. )

1 . Owner/Applicant Information

'. DR APPLICANT'S NAME:

S ER~~ ~~~~ ~ rJ C-10 ~
DR APPLICANT'S ADDRESS: ZIP CODE:

PROPERTY OWNER WHO IS DOING THE PROJECT ON WHICH YOU ARE REQUESTING DISCRETIONARY REVIEW NAME:

17$3 ~~E' Ll. C
ADDRESS: ZIP CODE:

~~o w~~~gER c~6sor~ 3SI Q ~'` s+ ~ 3~~ 9 ~t 1~3s~ ~~ a.; s c a , c.A
'. CONTACT FOR DR APPLICATION:

Same as Above L~

'~. ADDRESS: . ZIP CODE:

'. E-MAIL ADDRESS:

s h ~ ~-d ~ av 1. co-~r►~
2. Location and Classification

MAr 2 ~ 2015~fTY & ~~~NTYPLANNI~~ PD~PpRTM
~F S.F

~ TELEPHONE:

~ 4~~ ~~2 ~~3b

TELEPHONE:

c 4ts~~77 531Q

TELEPHONE:

STREET ADDRESS OF PROJECT. '. ZIP CODE:t~~3 Aso r s-~tc~i s~i~-A~G'scfl , ~- ~~-13 ~
CROSS STREETS:

I
ASSESSORS BLOCK/LOT:

__ __
! LOT DIMENSIONS i LAT AREA (SD Fn: ZONING DISTRICT '. HEIGHT/BULK DISTRICT: .

3. Project Description

Please check all that apply

Change of Use ❑ Change of Hours ❑ New Construction Alterations ❑ Demolition ❑ Other ❑

Additions to Building: I:ear ❑ Front ❑ Height ❑ Side Yard ❑

Present or Previous Use: s ~ ~~ X-~ ~Mr~~ ~/

Proposed Use: ~~ y\,~ ,~ ~'W-►+

~ -Building t ermitApplication No. ~ ̂  I ~ n~ ~ ( t D ~ I , _ Date Filed: J J L ~l ~~ I "1,~~
V V ) ~~' ~

ORIGINAL



4. Actions Prior to a Discretionary Review Request

Prior Action YES NO

Have you discussed this project with the permit applicant? ❑

Did you discuss the project with the Planning Department permit review planner? ~ ❑

Did you participate in outside mediation on this case? ❑

5. Changes Made to the Project as a Result of Mediation

If you have discussed the project with the applicant, planning staff or gone through mediation, please
summarize the result, including any changes there were made to the proposed project.

N /~

SAN FRANCISCO PLANNING DEPAFTMENi V.09.0).2012



Application for Discretionary Review

Discretionary Review Request

In the space below and on separate paper, if necessary, please present facts sufficient to answer each question.

What are the reasons for requesting Discretionary Review? The project meets the minimum standards of the
Planning Code. What are the exceptional and extraordinary circumstances that justify Discretionary Review of
the project? How does the project conflict with the City's General Plan or the Planning Code's Priority Policies or
Residential Design Guidelines? Please be specific and site specific sections of the Residential Design Guidelines.

The Residential Design Guidelines assume some impacts to be reasonable and expected as part of construction.
Please explain how this project would cause unreasonable impacts. If you believe your property, the property of
others or the neighborhood would be adversely affected, please state who would be affected, and how:

3. What alternatives or changes to the proposed project, beyond the changes (if any) already made would respond to
the exceptional and extraordinary circumstances and reduce the adverse effects noted above in question #1?



Applicant's Affidavit

Under penalty of perjury the following declarations are made:
a: The undersigned is the owner or authorized agent of the owner of this property.
b: The information presented is true and correct to the best of my knowledge.
c: The other information or applications may be required.

Signature: Date: ~ 2~ Z~~`~

Print name, and indicate whether owner, or authorized gent:

Sc A1J 'N
n ~ Authorized Agent (cirole one)

1 O SAN FRANCISCO PLANNING DEPARTMENT v08.0] 2612



CASE NUMBER:
For SWH Use only

Discretionary Review Application
Submittal Checklist

Applications suUmitted to the Planning Department must be accompanied by this checklist and all required
materials. The checklist is to be completed and signed by the applicant or authorized agent.

REQUIRED MATERIALS (please check correct column) DR APP~ICATIO~I

Application, with all blanks completed LJ

Address labels (original), if applicable (d

Address labels (copy of the above), if applicable C~'

Photocopy of this completed application

Photographs that illustrate your concerns ~

Convenant or Deed Restrictions ■ /

Check payable to Planning Dept. [ /

Letter of authorization for agent ❑

Other: Section Plan, Detail drawings (i.e. windows, door entries, trim),
Specifications (for cleaning, repair, etc.) and/or Product cut sheets for new ~
elements (i.e. windows, doors)

NOTES:
❑ Required Material.
~ Optional Material.
O Two sets of original labels and one copy of addresses of adjacent property owners and owners of property across street.

For Department Use Only

Application received by Planning Department:

By: Date:



Discretionary Review Application for 1783 Noe Street, permit application 201407111074 (New

Construction)

1. We are requesting Discretionary Review because the proposed building is too large for the

neighborhood, violates the pattern of open space in the neighborhood, will block natural light

and air and disturb privacy to immediately adjacent properties, and replaces an existing

affordable starter home with a 5500 sf home unaffordable to even very wealthy families in the

City.

There are 3 exceptional and extraordinary circumstances that justify this Discretionary Review:

i) The demolition of the home represents the loss of affordable housing while the proposed
new home represents the introduction of a property value inconsistent with the
neighborhood and unaffordable to every single working-class family.

The existing home was exempt from Mandatory Discretionary Review because an appraisal
was submitted showing its value is $1.7 million. However, Zillow shows the value at $1.2
million and all comparables on that website (for similar square footage and much better
conditioned homes) are in the $1.2 million range. For a more complete description of this
issue please see the Discretionary Review Application for the associated demolition permit.

Despite the property's likely and demonstrable value under the demolition exemption
threshold, the City's continued approval of small home demolition (the existing home is
shown as 875 sf in tax assessment records) is resulting in the value of these increasingly rare
cottages being bid up, rendering the "unaffordable" exemption in Section 317 meaningless.

The proposed demolition most certainly does not meet the requirements for a mandatory DR
The proposed demolition and replacement with a 5,500 sf McMansion violates one of the
most important provisions of the General Plan:

General Plan Housing Element: Objective 2: Retain Existing Housing Units, and Promote
Safety and Maintenance Standards, without Jeopardizing Affordability.

ii) The proposed home is not just out of character with the street; it is massively out of
character with the entire neighborhood.

Although the city does not regulate square footage in single family homes (as many cities
do), the proposed square footage (over 5,500 sf in total; 5,015 sf excluding the two-car
garage) speaks volumes about how the proposal clashes with the character of all neighboring
homes. The average square footage of surrounding homes (see Exhibit A, attached) is
approximately 2,000 sf, with one immediately adjacent rear cottage (at 74 Harper, which
shares a side property line with the subject property) at 600 sf and with the largest home in
the vicinity under 2,500 sf. Even the 3-unit apartment building on the corner of Noe and
Laidley totals only 2060 sf (without garage). The subject lot is between a very modest home
to the north, a nonconforming 3-unit corner apartment building to the south and a 600 sf
cottage to the southeast. Design Guidelines call for a transition in height, depth and width
between the existing and proposed buildings as well as an overall blended relationship to the

Page 1 of 4



rest of the block, which is composed mostly of 1-and 2-story single family homes under
2,000 sf (see Exhibits B and C, front and rear facades relative to immediately adjacent
buildings and street character). The proposed home violates the following provisions of the
General Plan and Residential Design Guidelines because of its out-of-place scale on this
narrow street of predominantly small homes:

General Plan Housing Element: Objective 11: Support and Respect the Diverse and
Distinct Character of San Francisco's Neighborhood;

Planning Code Priority Policy #2: That existing housing and neighborhood character be
conserved and protected in order to preserve the cultural and economic diversity of our
neighborhoods;

RESIDENTIAL DESIGN PRINCIPLE: Design buildings to be responsive to the overall
neighborhood context, in order to preserve the existing visual character (p.7, RDGJ;

RESIDENTIAL DESIGN PRINCIPLE: Design the building's scale and form to be compatible
with that of surrounding buildings, in order to preserve neighborhood character (p. 23,
RDGJ;

RESIDENTIAL DESIGN GUIDELINE: Design the scale of the building to be compatible
with the height and depth of surrounding buildings (p 23, RDGJ;

RESIDENTIAL DESIGN GUIDELINE: Design the height and depth of the building to be
compatible with the existing building scale at the mid-block open space (p.25, RDGJ.

iii) The proposed home fails to respect the unusual pattern on the block that incorporates
open space not just in the midblock but inside yards and front yards in order to retain a
garden-like natural setting both in the midblock and on the street and in order to cushion
building placements in the mid-lot and rear-lot areas with surrounding open space.

If you compare a typical City block to our block (see Exhibit D), you see that on our block
there are some wide lots, such as the subject lot, that incorporate open side yards next to
buildings. These side yards create vistas from the street into the mid-block, create a rustic
and natural feel even at the street frontage and allow homes placed in the mid-lot and rear-
lotareas to exist without being boxed in by adjacent homes. The proposed home removes
the existing side yard from its lot and builds right up against the adjacent rear cottage at 74
Harper, right up against the property line at 1775 Noe and extremely close to the rear walls
of the home at 105 Laidley. In essence, the proposed home is attempting to change our
unique block which is characterized by open space interspersed with homes to the typical
block in which all open space is within a confined midblock. This flies in the face of General
Plan objectives and Residential Design Guidelines which seek to treasure and preserve the
unique character of our neighborhoods:

RESIDENTIAL DESIGN PRINCIPLE: Design buildings to be responsive to the overall

neighborhood context, in order to preserve the existing visual character (p.7, RDG).
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RESIDENTIAL DESIGN GUIDELINE: In areas with a mixed visual character, design

buildings to help define, unify and contribute positively to the existing visual content

(p.10, RDGJ;

RESIDENTIAL DESIGN PRINCIPLE: Place the building on its site so it responds to the

topography of the site, its position on the block, and to the placement of surrounding

buildings (p.11, RDGJ;

RESIDENTIAL DESIGN GUIDELINE: Articulate the building to minimize impacts on light

and privacy to adjacent properties (p.16J;

RESIDENTIAL DESIGN GUIDELINE: Articulate the building to minimize impacts on light
to adjacent cottages (p.21J;

RESIDENTIAL DESIGN PRINCIPLE: Design the building's scale and form to be compatible
with that of surrounding buildings, in order to preserve neighborhood character (p. 23).

This block of Noe Street shares much in common with the block of Ord Court and States Street
that neighbors fought to preserve through the new Interim Corona Heights Legislation. Ours is not
a common or typical urban block; it is a unique block that blends open space with the street
frontage and serves as a transitional area leading to the unobstructed open space of Billy Goat
Hill, much like Ord, States and Museum Way serve as a transition to the open space of Corona
Heights Park.

The zoning for our neighborhood is now almost 40 years old. While the Eastern Neighborhoods
have benefitted from careful study and rezoning (sometimes two and three times in the last
decade alone) to carefully identify the characteristics worthy of preservation, the City's Western
Neighborhoods have suffered from neglect and are under siege from development of massive
projects by non-residents who care only to profit from their demise. It is time for unique blocks in
the Western neighborhoods to be properly identified and preserved. We do not ask for museum-
like preservation but simply for sensitive treatment that respects the unique quality of our
neighborhood.

2. Our property and all of our neighbors' properties that are immediately adjacent to the
proposed home will be adversely affected from the height, depth and location on the lot of the
proposed home.

Although we are the DR filers, we represent the interests of the many families in our
neighborhood, some members of which could not afford the DR filing fee or otherwise match the
deep pockets of a wealthy owner and/or speculator who can afford high-priced representation in
a quest to develop what will become a $4 million or $5 million property. See Exhibit E,
neighborhood petition in support of both DRs (on the new construction and demolition).

Specific impacts of the proposed home include: privacy impacts to units on Laidley Street, Harper
Street and 1775 Noe Street because of the side-facing windows, the exterior view stairway and
extensive south, north and rear decks; removal of required light and air from the 600- sf rear
cottage at 74 Harper (owned by an elderly long-time resident of the neighborhood) by building up
against three of its long-existing and legal property line windows; and shadow impacts on all
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surrounding homes resulting from the massive height of the proposed home. On the north side,
the proposal exploits the open side yard belonging to 1775 Noe by orienting its entrance hall onto
that neighbor's open space while filling in its open side yard on the south to gain more interior
square footage. This feature is representative of the project overall: it seeks to exploit square
footage and profit at the expense of both neighbors and neighborhood character. See Proposed
west and side elevations with adjacent property overlays on the 2 pages marked Exhibit F.

As important as these specific impacts are to the most nearby homes, it is the massive nature of
this project that harms everyone in the neighborhood by introducing massing and lot coverage
that directly contradict the character defining elements of this block and the larger neighborhood.

3. The proposed home is so incredibly out of scale with the neighborhood we believe a
complete redesign focused on a reduction in height, depth and width is required before a
productive discussion can be begun on details of setbacks and materials. In the context of a
narrow street with homes ranging from 600 sf to approaching but under 2500 sf, talking about
setbacks on a 5,500 sf is like trying to fit the Queen Mary into a birth intended for a rowboat. This
is not a matter of asking for setbacks. The proposal needs to start from scratch on a design that
respects the character of the neighborhood in scale, in location on the lot, and in context with the
location, size, privacy and shadow impacts on adjacent buildings. It needs to respect and
transition to the small scale of surrounding homes shown on Exhibits A -C and maintain some of
the open side yard to buffer its impact on smaller adjacent homes and retain connection between
mid-block and street (one of the character-defining elements of this block) as shown on Exhibit D,
and remove unnecessary and egregious privacy impacts as shown in Exhibit F.
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1763 Noe Street: Front Elevation

cq~eccetl transitlon~l
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The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a 1

garage, about 300 percent larger than the average home in the immediate neighborho

(even twice as large as the multi-unit apartment building at the corner of Laidley). It is ~

wider and larger than every other building and is replacing an affordable neighborhooc

home that could be remodeled for a modest addition. We support the Discretionary Re

Applications filed on the demolition and new construction permits by our neighbors anc

the Planning Commission to deny the demolition and allow a modest enlargement of tl

current home in a way that fits in with the scale of our neighborhood.
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1783 Noe Street: Front Elevationa
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P~opasrd single family
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home exceeding 1000 ~E
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eepected tran~igona~

height

EXHIBIT E -PAGE 2
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bm Iding al street

The proposed single family home at 'i 783 Igoe Stre
et will be over 5000 sf excluding a ~in,~o-car

garage, ab~:~ut 3Q0 percenf larger than the average h
orr~e in the iremediate neighbortjood

(even twice as large as the multi-unit apartment building
 at the corner of Laidley). 9t is taller,

voider and I,~rger than every other building and is repla
cing an affordable neighborhood-sized

home that ~;ould be remodeled for a modest addition
. We support the Discretionary Review

Applications flied on the demolition and new construction per
mits by our neighbors and ask

the Planning Commission to deny the demolition and a
llow a modest enlargement of the

current home in a way that fits in with the scale of our 
neighborhood.
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1783 Noe Street: Front Elevation E X H I B I T E -PAGE 3

Existing singie family 
Proposed slnQle family

~Ome (1360 sf~ 
home erceeding 5000 sf
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width of adjacent ~ expected transjtional

home at setback width at setback

efpened trenslHonal

height

width of adjacent apartment

Cullding at sVeet

The propos~:d single family home at 1
783 Noe Street will be over 5000 sf

 excluding a finro-car

garage, abcuut 300 percent larger tha
n the average home in the immediate 

neighborhood

(even twice as large as the multi-un
it apartment building at the corner of

 Laidley). It is taller,

wider and I~.~rger than every other build
ing and is replacing an affordable ne

ighborhood-sized

home that c,,ould be remodeled for a mo
dest addition. We support the Discre

tionary Review

Application,. filed on the demolition and 
new construction permits by our neig

hbors and ask

the Planning Commission to deny the 
demolition and allow a modest enla

rgement of the

current horse in a way that fits in with
 the scale of our neighborhood.
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Application for Discretionary Review 

CASE NUMBER 

For Staff Use onIy  

d! 

APPLICATION FOR 
MAY 2820  

Discretionary Review 	CIT COUNT 
1. Owner/Applicant Information 	 IC 

DR APPLICANT S NAME: 

IFV_’qAL_Ccv) 	-rSEV 
DR APPUCANTS ADDRESS 	 ZIP CODE 	 TELEPHONE 

0ZL/PL5i SkCSCOeJ 	113LH3t (4-19% 

PROPERTY OhHER ’AFIO IS DOING THE PROJECT ON ’AHICH YOU ARE REQUESTING DISCRETIONARY REVEWNAME: 

1793 JE LL 
ADDRESS: 	 ZIP CODE 	 TELEPA 

C/o
iO� 	G-o!) �3 	 3° 	1_\O 	(4)f77 ç3)0 

CONTACT FOR DR AP>/CATION. 

Same as Above 

ADDRESS ZIP CODE 	 TELEPHONE 

E-MAJL ADDRESS: 

-rA-0 seJ i2 

2. Location and Classification 

STREET ADDRESS OF PROJECT. 	 ZIP CODE 

t 	tJoE Si 	 C4 - 	14-V1 
CROSS STREETS 

LMVLey cc. 	 - s<g sT- 
ASSESSORS BLOCK/LOT 	 LOT DIMENSIONS: LOT AREA (SQ Fr) ZONING DISTRICT. 	 HEIGHT/BULK DISTRICT 

/ ’, A 	 coo 	2$ -1 

3. Project Description 

Please Check all that apply 

Change of Use 	uiminrnrimrr -[77t 1 	New Construction 1 	Alterations 7 	Demolition 	Other 1 

Ll LLffiI:  EE] LL 	LU 	Rear fl 	Front P1 :iiIiE 	 SideYard P1 

Present or Previous Use: 	SF 
Proposed Use: 	 S 
Building Permit Application No. t407 ’ \ \ 07 3 	Date Filed:  

049  
’a’4,4’ 



4. Actions Prior to a Discretionary Review Request 

	

Prior Action 	 YES 	 ND 

Have you discussed this project with the permit applicant? 	 El 

Did you discuss the project with the Planning Department permit review planner? 

Did you participate in outside mediation on this case? 

5. Changes Made to the Project as a Result of Mediation 

I 	ii Ii LI ri LJJJ 	IF I I [ILFIFI] 	I 111111 1  IF 	II [1- 1 	Liii f 11 1111 1 III 11 1111 111111I T IlL! 1 111111111 1 11 II 	I [1I]1811 1 [I]]11 	LIII 

- 11111MI 	JIIIIIIEUIIIIIIIIII[].Iiir][I 	11111 	P1111 1111111,1 	1111111 	IIIll Ill Il_IIIJLII 

tJ /A 
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Ap plication for Discretionary Review 

CASE NUMBER: 

Discretionary Review Request 

15WLflhiIIJ1W LH1T71T I 	PF I PHJUTh I III 	LI 	EflUllhjJfLJI1iiL1 LflW[TUII1ThIT1IL II 	PE111  

J.J 	jLLII.I 1L.T 	WIJTTJLU1WUIUUII II LWW[lliJ [JI[flL1IIU[iJ]ILUhiI II 1! 11 !1 1W. 	 J 1 1 11LLlflIlfW 
J[J1I]H[IJIDWiLIILI–llui U 	]Ti1I]irfflfnTlEil]JuJJJJJJII ifli I i[][ll][IiJ1TU]I]L] [iThWi ill: Udi[ILI ii III ITIftLWllJ][I1[IHi Dm1 
LITI[TIULIII1IIFDII ji U1JJ [JfflJII]iU.ft lIP I L 1=7  DIT1Th[flII1UJ1 mLIrUI’LllIn1Dmuu111LJI1[ffl[L71fli[IIrrun1DmuJuuII.n 
LUIHIJJJLJIUJ–IU LUIlILWI JIJLLLUIIJJ[IIUjIE[. Ii [1.UULIIIIHJT1IITThIIUII1111 ;I:ir]LLmrlillnT]Jiwrn[ifflTffi] L]W1 UI1LlIU11LD 

MIA 

2. The Residential Design Guidelines assume some impacts to be reasonable and expected asp art of con strudion. 
i ULDLW U]UIIELD]UI1iU m =M=011 -1LI][I[I[IIJIU [Ti II ii 111.1 I tiUIJUflU1LUL[Li[1fllUftiULUJEThfflhIJ 
TThHThJllTTIIIJTL1WL ED TJ1 WTLfTflIII! 111111 Lu [iLl]]] EIJ[IL[IIL[I[[I�IUT1I1 ir ThUD 

pWf -  C 

3.I JLIll[WUT[I Tm 	[TIThJJDL[110]EIIIIUDIJJ1–]JJ TT TT 	II1[iDL[1LLH 1 liIID]LllJL[Iik[LIL.LtUID flIED]] EL[[UThiLL 	fl 
111.1.1 IJI;iThJuI[I]L1[llThiTh W1TDIL]iflIflI[i EDUJJHULEIIIHH1JflThThfli.WJJIJUIIHILLIIILIThLIflIEEIILLIIEILELI 

fWA-C   qED 
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Applicant’s Affidavit 

[ji1mmrF1TT:[mmI1iujiirT11BrrnT OTFFTFFI I 11:1 III) I iLII.11.TU F1 
a: e undersigned is the owner or authorized agent of the owner of this property. 
b: The information presented is true and correct tot he best of my knowledge. 
C: The other information or applications may be required. 

Signature: 	 - 	Date: - 	- 	t 

Print name, and indicatewhether owner, or authorized agent: 

- -- _ 	S 
Owne / 

 

Authorized Agent (circle one) 
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Application for Discretionary Review 

For 

CASE NUMBER 

 

Discretionary Review Application 
Submittal Checklist 

flfl.IFiTfflfflfl: 	 LLLLL1.LfIi[TITFJI. DI , L . IJiI JLTJJIT1IIIF[ITIT.:!1 . jrifl1f.:H[.J[I]l]jI i1TThJ1fl 
materials. The check list is to be completed and rmEL�ThnIThIllFIfflLrmn1mHm 

REQUIRED MATERIALS (please check correct column) DR APPLICA)ON 

Application, with all blanks completed 

Address labels (original), if applicable 

Address labels (copy of the above), if applicable 

-- riiutuuupy 01 this cornpieieo application  

Photographs that illustrate your concerns 

Convenant or Deed Restrictions 

Check payable to Planning Dept. 

Letter of authorization for agent 

Other: Section Plan, Detail drawings (i.e. windows, door entries, trim), 
Specifications (for cleaning, repair, etc.) and/or Product cut sheets for new 
elements (i.e. windows, doors) 

NOTES. 
Required Material. 
Optional Material 

-. Two sets of original labels and one copy of addresses of adjacent property owners and owners of property across Street. 

For Department Use Only 

Application received by Planning Department: 

By: 
	

Date: 



Discretionary Review Application for 1783 Noe Street, permit application 201407111073 

(Demolition) 

1. We are requesting Discretionary Review on the demolition permit because the proposed 
demolition is not consistent with General Plan Policies regarding (I) affordability, (ii) retention 
of existing housing and (iii) provision of diverse housing types. 

(i) We believe the value of the property is below the $1.506 million threshold that exempts 

demolitions from a mandatory DR hearing and consideration of the demolition criteria in 

Section 317. 

Section 317 of the Planning Code requires a Mandatory Discretionary Review of the 

demolition unless the property is "unaffordable," currently defined as over $1.506 million. 

The sponsor submitted an appraisal concluding the property is valued over $1.7 million. We 

believe the property value is under $1.506 million and therefore requires a Mandatory DR. 

Such a hearing would require the Commission to apply the criteria listed in Planning Code 
Section 317(d)(3)(C). The proposed demolition fails to meet even a simple majority of the 16 

criteria, does not meet a single one of the criteria having to do with affordability, 

neighborhood character and unit count -- arguably the most important criteria relative to 
General Plan Policies. 

The property was listed for sale at only $1.195 million. Zillow showed the property value at 

the time of listing as $1.2 million and today (5/8/2015) as $1317 million. Trulia lists the value 

today as $1.321 million. Zillow lists comparable property sales between $1.1 million and $1.5 

million. Zillow does not list a single comparable over $1.5 million. See Exhibit A for Zillow and 

Trulia data. The Zillow and Trulia figures are consistent with what I and my neighbors have 
seen in appraisals of our own properties. 

Even parts of the sponsor’s own appraisal support the Zillow and Trulia values. For example, 

the sponsor’s appraisal (see page 2 of Exhibit B, which includes key pages from the sponsor’s 
appraisal) shows there weren’t any comparables for sale at the time the appraisal was done 

that were listed for over $1.25 million. It also shows (page 2 and page 4 of Exhibit B) that 

while the range sales prices of comparables was between $1 million and $1.79 million, the 

median was between $1.38 mil. and $1.45 million. Yet the only comparables chosen to arrive 
at a value for the subject property were between $1.53 million and $1.79 million, far above 

the neighborhood median and conveniently above the required threshold of $1.506 million 

that would exempt the demolition from mandatory DR -- a DR likely to be recommended for 

disapproval because a majority of the criteria for consideration would not be met. 

(ii) Even if the property value continues to be considered above the threshold (despite 

credible evidence to the contrary), the proposed demolition conflicts with General Plan 

policies that call for the retention of sound existing housing. 

General Plan Housing Element: Objective 2: Retain Existing Housing Units, and Promote 
Safety and Maintenance Standards, without Jeopardizing Affordability; and 
General Plan Housing Element: Objective 3: Protect the Affordability of the Existing Housing 
Stock, Especially Rental Units. 

Page 1 of 3 



The existing building, no matter what its value, is sound existing housing. Housing prices in 
San Francisco are relative. The existing home, at any value, is vastly more affordable than its 
proposed replacement by a factor of perhaps 300-400% or more. If approved, the project will 
result in a property value out of the reach of almost every San Francisco family. When sound 
existing housing units are demolished for replacement by excessively large units, an 
important component of affordability is lost forever. No one is building new 875 sf cottages 
in our neighborhood (or for that matter anywhere in the City). When we allow sound existing 
smaller homes to be demolished we promote a loss of relative affordability we are not ever 
going to get back. 

(iii) By demolishing a 875 sf cottage and replacing it with a 5500 sf mansion General Plan 

policies that support diversity in Housing Type would be violated. 

General Plan Housing Element Objective 4: Foster a Housing Stock That Meets the Needs of 
All Residents Across Lifecycles. 

Every time a small cottage is demolished and its replacement home is many times its size we 
as a City are saying that providing for the wealthiest segment of the population is of greater 
priority than preserving entry level housing for families of more modest means. There are 
5,500 sf mansions that exist in Pacific Heights for the former population segment to 
purchase. No one is building new 875 sf cottages anywhere in the City. These small cottages 
are the only form of both entry level housing for young families and downsized housing for 
retirees who want a yard in an established neighborhood. If the young families cannot even 
find starter homes in the City we cannot expect them to stay here until they can afford more. 
And to justify the proposed 5,500 sf home as "family-housing" is to fundamentally 
misunderstand or purposefully misinterpret the City’s housing needs. 

There are 2 exceptional and extraordinary circumstances that justify Discretionary Review: 

(i) The existing home is affordable both in relation to Section 317 and relative to the 

proposed replacement project and neither the City nor our neighborhood can afford to 

lose anymore small, entry-level homes. 

Because of high land values and high construction costs, no affordable single-family homes 
are being built in the City’s low density western neighborhoods. Without understanding the 
cumulative impacts regarding affordability within low density neighborhoods we are slowly 
but surely removing every entry-level home from our neighborhood with every demolition. 
Because developers are focusing their efforts on Noe Valley, Glen Park, the Castro and similar 
neighborhoods we are unwittingly furthering the economic divide between these 
neighborhoods and those like the Excelsior, Visitation Valley and the Bayview where 
demolitions are unquestionably ineligible for the ’unaffordability" exemption from 
mandatory DR. Consequently we are removing what component of affordability still exists 
within neighborhoods such as ours and ensuring an even wider economic divide between our 
neighborhood and neighborhoods traditionally home to more diverse ethnicities and income 
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classes. The wide spectrum of affordability within neighborhoods has been overlooked 
entirely. 

(ii) The City, most notably in low density western neighborhoods such as ours, is 
undergoing a rapid and unprecedented development boom unanticipated by zoning 
controls that have not been thoroughly revised in 40 years. 

While many Eastern Neighborhoods have undergone extensive rezoning efforts -- sometimes 

2 and 3 times -- in the last decade, the basic zoning controls in the western neighborhoods 

date from 1978. Even the recent revisions to Section 317 were piecemeal and did not include 

a thorough analysis of the cumulative and interrelated loss of diversity in building type and 

size, affordability and neighborhood character related to demolitions. Discretionary Review 

on demolitions of small, affordable and charming cottages is the only means by which to 

counteract the fact that the zoning controls in this part of the City are outdated. The ultimate 

answer is a thorough rezoning study for the low density western neighborhoods. For now, DR 
is the only short-term solution. 

2. Our property and all of our neighbors’ properties will be adversely affected by the demolition 
because it will move the neighborhood one step closer to loss of character, affordability and 
housing type. Although we are the DR filers, we represent the interests of the entire 

neighborhood, some members of which could not afford the DR filing fee or otherwise match the 

deep pockets of a wealthy owner and/or speculator who can afford high-priced representation in 

a quest to develop what will become a $4 million or $5 million property. See Exhibit C, 

neighborhood petition in support of both DR5 (on the new construction and demolition). 

3. We ask for a proposal that improves and adds thoughtfully to the existing building. General 
Plan policies promote the retention of the existing building. Planning Code and Residential Design 

Guidelines allow for a thoughtful and generous remodel and expansion which we would welcome. 
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EXHIBIT A (p.1 of 2) 

Zillow value as of 5/8/2015; 
$1.317 million 
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EXHIBIT C � PAGE 1/8 
Existing single family 
home (1380 sf) 

4’HH 
width of adjacent 
home at setback 

Li 	Lt 

expected transitional 	 width of adjacent apartment 

width at setback 	 building at street 

expected transitional 
height 

The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a 1 
garage, about 300 percent larger than the average home in the immediate neighborho 
(even twice as large as the multi-unit apartment building at the corner of Laidley). It is’ 
wider and larger than every other building and is replacing an affordable neighborhooc 
home that could be remodeled for a modest addition. We support the Discretionary Re 
Applications filed on the demolition and new construction permits by our neighbors am 
the Planning Commission to deny the demolition and allow a modest enlargement of ti 
current home in a way that fits in with the scale of our neighborhood. 
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1793 Noe StrEpt Front FIevtion 

EXHIBIT C 
� PAGE 2/8 

width of adjacent 	 expected tran sitional 
	

width of adjacent apartment 

home at setback 	 width at setback 
	

building at street 

expected transitional 

heit:ht 

The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even twice as large as the multi-unit apartment building at the corner of Laidley). It is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 

Printed name 	 I Signature 	 I Address 	 I Email 
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1783 Noe Street: Front Elevation 

Existing single family Proposed single family EXHIBIT  C � PAGE 3/8 
home (1380 so home exceeding 5000 sf 

width of adjacent expected transitional width of adjacent apartment 

home at setback width at setback building at street 

expected transitional 

height 

The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even twice as large as the multi-unit apartment building at the corner of Laidley). It is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 
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1783 Noe Street Front Elevation 

E&sIu*fmUy 
home (I3Df) 

IFT 

width of adacnt 
home atetb.ck 

EXHIBIT C � PAGE 4/8 

...... 
:_. 	.1 	.......I 

nrr 

eipectvanthlona1 	 width of adjacent apafl,nern 

width etcethack 	 log ntilrtet 

�apectid trindtlonal 
height 

The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even twice as large as the multi-unit apartment building at the corner of Laidley). It is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 
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PAGE 5/8 

The proposed single family home at 1783 Noe Street will be over 5000 sf exduding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even twice as large as the multi-unit apartment building at the corner of Laid* I t is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition .and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 
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1783 Noe Street Front Elevat ion 

-- EXHIBIT C - PAGE 618 
h0me(33!Osf) 	 I iti5OCUsf 	 I 
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� 	 Lii 1J1 F 	� 

Ey 
width of adjag*n 	 width o padment 
homeataethadt 	 bolldlngatstveat 

peem,iwIbonaI 
height 

The proposed single family home at 1783 Noe Street will be over 5000 af excluding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even Wag as large as the multi-unit apartment building at the corner of Laidley). It is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 
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EXHIBIT C - PAGE 7/8 
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The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even twice as large as the multi-unit apartment building at the corner of Laidley). It is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 
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1783 Noe Street: Front Elevation 

Existing single family 	 Proposed single family 

home (1380 sf) 	 home exceeding 5000sf EXHIBIT C � PAGE 8/8 

I 

width of adjacent 	 expected transitional 
	 width of adjacent apartment 

home at setback 	 width at setback 
	

building at Street 

expected transitional 
height 

The proposed single family home at 1783 Noe Street will be over 5000 sf excluding a two-car 
garage, about 300 percent larger than the average home in the immediate neighborhood 
(even twice as large as the multi-unit apartment building at the corner of Laidley). It is taller, 
wider and larger than every other building and is replacing an affordable neighborhood-sized 
home that could be remodeled for a modest addition. We support the Discretionary Review 
Applications filed on the demolition and new construction permits by our neighbors and ask 
the Planning Commission to deny the demolition and allow a modest enlargement of the 
current home in a way that fits in with the scale of our neighborhood. 

Printed name Signature 	 - Address Email 
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CASE N.*OE5 

APPLICATION FOR 

Discretionary Review 
1 Owner/Applicant Information 

DR APPUCANTS NAME: 

i cm 	I 77 r I 	’ 	 ’�’’ 	I 	%I 	 I 	 - 

DR APPUCANTS ADDRESS: 

71/74A HARPER 3TEET 

- 	 - 
ZIP CODE: 

-- 	- 
TELEPHONE: 

(42 	(23 
PROPERTY OWNER WHO IS DOING THE PROJECT ON WHICH YOU ARE REQUESTING DISCRETIONARY REViEW NAME: 

ADDRESS: ZIP CODE: TELEPHONE: 

3i Cl 	 n-i 	3 	Fctco 4W 1,6 6&-34 
t-1�ID 	) 

CONTACT FOR DR APPLICATION:

Same as Above’ ,  

ADDRESS: ZIP CODE: TELEPHONE: 

( 	 ) 

E-MAIL ADDRESS: 

dr’iZloJ@dOikCori  

2. Location and Classification 

STREET ADDRESS OF PROJECT: 	 ZIP CODE: 

CR1SEETS 
Nog SfR T 

LAIDLE’(SWT 
ASSESSORS BLOCK/LOT: 	 LOT DIMENSIONS: LOT AREA (SO PT): ZONING DISTRICT: 	 HEIGHT/BULK DISTRICT: 

645 2  ’OTeA 40iootcoo iH -  i/4 

3. Project Description 

Please check all that apply 

Change of Use [C Change of Hours [11 New ConstructionX Alterations LII Demolition LI Other LI 

Additions to Building: 	Rear LII 	Front LI 	Height LII 	Side Yard LII 

Present or Previous Use: 

Proposed Use:  

Building Permit Application No. Q7--.L. 6/74_. 	Date Filed: 14J .... 

I 

- uUp 	OF s. 
4NNINQ DEPARTMENT P I I- 



4. Actions Prior to a Discretionary Review Request 

PTIOIACEi0I 	 YES 	 NO 

	

Have you discussed this project with the permit applicant? 	 U 

	

Did you discuss the project with the Planning Department permit review planner? 	[] 	 0 ts.j 

	

Did you participate in outside mediation on this case? 	U 

5 Changes Made to the Project as a Result of Mediation 

If you have discussed the project with the applicant, planning staff or gone through mediation, please 
summarize the result, including any changes there were made to the proposed project. 

c21 	 i(rIJ 

AM5 	The fto4i-f 



CASE NUMBER 

Discretionary Review Request 

In the space below and on separate paper, if necessary, please present facts sufficient to answer each question. 

What are the reasons for requesting Discretionary Review? The project meets the minimum standards of the 
Planning Code. What are the exceptional and extraordinary circumstances that justify Discretionary Review of 
the project? How does the project conflict with the City’s General Plan or the Planning Code’s Priority Policies or 
Residential Design Guidelines? Please be specific and site specific sections of the Residential Design Guidelines. 

2. The Residential Design Guidelines assume some impacts to be reasonable and expected as part of construction. 
Please explain how this project would cause unreasonable impacts. If you believe your property the property of 
others or the neighborhood would be adversely affected, please state who would be affected, and how: 

- 

3. What alternatives or changes to the proposed project, beyond the changes (if any) already made would respond to 
the exceptional and extraordinary circumstances and reduce the adverse effects noted above in question #1? 



Applicants Affidavit 

Under penalty of perjury the following declarations are made: 
a: The undersigned is the owner or authorized agent of the owner of this property. 
b: The information presented is true and correct to the best of my knowledge. 
C: The other information or applications may be required. 

Sign14 
	

Date: 1)1,4)’ ’Z4Zôi 

Print name, and indicate whether owner, or authorized agent: 

j7p__RtOL ILEIZL 
Owner / Authorized Agent (circle one) 



QESE NUMBER. 

Discretionary Review Application 
Submittal Checklist 

Applications submitted to the Planning Department must be accompanied by this checklist and all required 
materials. The checklist is to be completed and signed by the applicant or authorized agent. 

REQUIRED MATERIALS (please check correct column) DR APPLICATION 

Application, with all blanks completed 

Address labels (original), if applicable 

Address labels (copy of the above), if applicable 

Photocopy of this completed application 

Photographs that illustrate your concerns 

Convenant or Deed Restrictions 

Check payable to Planning Dept. 

Letter of authorization for agent LI 
Other: Section Plan, Detail drawings (i.e. windows, door entries, trim), 
Specifications (for cleaning, repair, etc.) and/or Product cut sheets for new 
elements (i.e. windows, doors) 

NOTES 

El Required Material. 
Optional Material. 

0 Two sets of original labels and one copy of addresses of adjacent property owners and owners of property across sueet. 

For Department Use Only 

Application received by Planning Department: 

By:  	Date: 



DISCRETIONARY REVIEW REQUEST FOR BUILDING PERMIT 
APPLICATION 201407111074 (NEW CONSTRUCTION) FOR A NEW 
RESIDENCE AT 1783 NOE STREET BLOCK/LOT NO. 66521016A 

Introduction 
The proposed design for the new residence at 1783 Noe Street is extremely large and 
out of scale with existing residences on Noe Street between Laidley & 30th Streets. It 
extends the high wall of the existing apartment building at the corner of Noe & Laidley 
another 40 or so feet to the North and carries its 3 story bulk eastward toward the 
residence at 72 Harper Street and along side the 74A Harper Street residence dwarfing 
this Cottage. 
There are two additional applications for Discretionary Review that address Community 
concerns related to the bulk, height, foot print, and square footage of the design for the 
proposed new residence at 1783 Noe Street. My family, adult sons Zachary & Max and 
daughter Samantha reside at 74 & 74A Harper Street. My daughter & I have 
participated in the discussions with the community and we support the efforts of the 
Community explained in the two other applications for Discretionary Review. The 
following Request for Discretionary Review relates to the physical impacts that the 
proposed 1783 Noe Street Residence will have on our Cottage at 74A Harper Street 
that in my opinion and best professional judgement are not reasonable. 

1. Reason for Requesting Discretionary Review 
There are aspects of the proposed design for the new residence at 1783 Noe Street that 
have direct physical impact on the adjacent 74A Harper Street Cottage Residence and 
impose a San Francisco Building Code violation. This Cottage was constructed in 1908 
after the 1906 Great Earthquake & Fire. The North wall of the Cottage was built a few 
inches from the North Property line, the South Property line of the lot at 1783 Noe Street 
Block/Lot 6652/016A. The South wall of the proposed 1783 Noe residence, as 
illustrated Winder Gibson Architects drawings, will be built a few inches off the South 
Property Line and a few inches away from the North Wall of the 74A Harper Street 
Cottage for approximately 16 feet of its total length. This wall will cover nearly half of 
the Living Room window, the entirety of the windows for the stair leading to the 
basement and a small window in the basement level, as is illustrated in the drawings 
provided by Winder Gibson Architects. The foundations of this wail will impact the 
foundation stability of the North wall of the Cottage. There will no longer be access to 
the 16 feet of the North wall of the Cottage and maintenance of the wood siding, 
windows, rain gutters and so forth will no longer be possible. 

2. Unreasonable Impacts 
A. The San Francisco Building Code Regulations requires natural ventilation and natural 

light from the exterior for occupied rooms such as the living room, dining room, 
bedrooms and so forth. The Cottage at 74A Harper Street contain a small living 
room and dining room in the North side with double hung windows in the North wall, 
2 small bedrooms on the South side, a small kitchen & bathroom on the West side 
and a porch on the East side with a total area less than 600 square feet. The lower 



level under the living room, dining room & east bedroom is a low headroom 
basement storage area and there is crawl space under the west bedroom, bathroom 
& kitchen. A stair to the basement is located on the north side of the kitchen along the 
North property line with casement windows in the north wall. A laundry room is under 
the porch on the east side. 

1) The area of the living room is 113.4 sq. feet. The SFBC requires the open 
area for natural ventilation to be 4% of the floor area and glass area for natural 
light to be 8% of the floor area. This calculates to 4.53 sq. ft. for natural 
ventilation and 9.07 sq. ft. for natural light. The available area of the window that 
is blocked by the proposed new south wall of 1783 Noe Street is reduced to 8 sq. 
ft. of clear unobstructed area for natural light thus imposing a building code 
violation on the 74A Harper Street Cottage. This is an unreasonable impact and 
imposes a building code violation. 
2) Natural light and ventilation for the stair off the kitchen to the basement is from 

the casement windows along the north wall. The proposed new south wall of 
1783 Noe Street will block the existing natural light and ventilation for this stair 
completely. A 100% reduction of natural light and ventilation is an 
unreasonable impact. 

3) Natural light for the basement is from 2 small windows in the north wall. The 
proposed new south wall of 1783 Noe Street will block the natural light from 
one of these two windows completely. A 50% reduction of natural light is an 
unreasonable impact. 

Note: All windows in the North wall of the Cottage are along the property line separating 
the 74174A Harper Street lot and the 1783 Noe Street lot. This is not in compliance with 
the current SFPC or SFBC but because the Cottage was constructed in 1908, long 
before either code existed, the windows are allowed to remain but not be altered. 

B. The proximity of the 1783 Noe Street proposed south wall foundation excavation to 
the 74A Harper cottage north wall foundations violates the "area of influence" of the 
gravity loading on soils that support these foundations. The present condition of the 
existing foundation is somewhat tenuous. The disruption of soils on the north side of 
the existing foundation necessary to construct the foundations for the south wall of 
1783 Noe Street will most likely lead to a foundation failure. This is an unreasonable 
impact. 

Note: The flooring of the 74A Harper Street Cottage is an Oak & Walnut wood floor 
assemblage of parallelogram shapes that create light & dark hexagon & star patterns 
bordered by an inticate pattern of small Walnut & Oak blocks. This floor was installed 
and may have been designed by an out of work craftsman during the Great Depression. 
My research over the last 30 years has not discovered a similar installation in any 
mansions, castles, books on unique wood flooring or any other building types. This may 
be a one of a kind installation. The excavation for the foundations of the proposed 1783 
Noe Street South Wall may cause failure of the 74A Harper Cottage North Wall 
foundations that could result in major damage to the wood floor, the North Wall, roof 
area and so forth. 



C. The 1783 Noe Street proposed south wall is located 2 inches north of the south 
property line. This will leave a gap of approximately 4 inches between this south 
wall and approximately 16 feet of the north exterior wall of the 74A Harper Street 
Cottage. This will prevent maintenance of the wood siding and windows on this 
portion of the Cottage’s north wall. This is an unreasonable impact. 

D. Walls on side property lines are now required to be of fire rated construction. This 
was not a requirement in 1908 and the existing North Wall of 74A is not fire rated. 
The proposed construction of the South Wall of 1783 Noe Street will need to 
recognize this. The SF Building Department may require additional fire rating for the 
construction of the proposed South Wall of 1783 Noe Street 

3. Changes Necessary to Reduce Unreasonable Impact 
The Lot at 74174A Harper Street is zoned A-i which allows for 1 single family residence. 
This zoning occurred long after the two residences were constructed on the lot in 1915. 
The two residences were allowed to remain with the stipulation that improvements/ 
alterations to the 74A Cottage that require a building permit are not allowed however 
maintenance/repairs to existing conditions are allowed. 
A. The proposed design of the 1783 Noe south wall indicates a 12 foot long by 3 foot 

deep light well extending from the roof level to the floor of the 2nd floor. This 3 foot 
deep light well could be extended down to the first floor and to the east along the 
south property line for all three floors & the roof level to the east wall of the second 
floor master bedroom, 19’-6". The depth could be increased to 6 feet at the 2nd floor 
Master Bedroom Terrace extending to the east edge of this terrace and down to the 
floor of Office at the first floor. These changes create a 3 foot setback to the north of 
the south property line with a 6 foot setback at the 2nd floor terrace and first floor 
office. See Attached Drawings. These are minimal changes to the proposed 1783 
Noe Street design and will reduce but not eliminate the risk of potential foundation 
failure at the 74A Harper Cottage, retain existing natural light for the Cottage Living 
Room thus not impose a building code violation, retain existing natural light for the 
stair to basement level and for the basement level, and allow adequate space for 
maintenance of the north wall, windows, gutters and so forth, and may alleviate 
potential Building Department requirements for increased fire rated construction of 
the South Wall of proposed 1783 Noe Street Residence. 



16-6" 	
21-8’ 	

32’ 10’ 	
29-0" 

PROPERTY LINE 

I 	
REC ROOM 

cn
 

DRIVEW
AY 

 

2-CAR 	
tip 

	

!_ 	
GARAGE 	

I
M

IJ0000M
 	

REAR YARD 

- 

C
D

 

CL 

FRONT YARD 
J 	L

i: 
 

GUEST SUITE 	
10 	

]O
M

 
OFFICE/ YOGA 

ATH 	
UTILITY/ 	

ROOM 
W

IN
E

 C
L 

(N) ELEVATOR 	
LAUNDRY�’ 
	

PRO
 RTY LINE 

58-6’ 	
2
5
1
" 

�7 
	

-
J

, 	
- 	

-
 	

-
 	

-
-
-
-
 	

----_
_
_
 

P
R

O
P

O
S

E
D

 FIR
S

T FLO
O

R
 P

LA
N

 1763 N
tc’E

 5TE
e..T 

V
T

N
 3

0
&

&
E

S
T

O
 1

1
Q

D
1

F
IA

f1
O

,%
j 



flr
}
flflr

n
T

\, I 
IR

Ir
 

C
p

 

IK
II [I i/T

flP
 

loop PiR, 

L
-
A

t
 

c
s
n
 7

1
-, H

A
E

 5
1
R

t 

n
n
n
 c

r
n

n
 

F
i nnQ

 
ii A

M
 

L
7
3
 N

o
e.S

T
 

t-t 	
r
7

 T
 L

)
 

M
D

(
 F

iT
L
c
’r4

3
 

U
i 



n 

KITCHEN 

DINING AREA 	
LIVING AREA 

TV AREA 
I_

 	
y 

I 	
k

 
I
-
 

Ililik
 

�IIll 

TERRACE 

STA
I. 

O
FT 

LIGHT VVELL 	
T

h
_

_
_
_
_
_
 

N) ELEVATOR 
1 8T6 

23 
Q

 
C

)fl 

U
 L

 

2O
O

’ 	
5’O

’ 	
361 1’ 	

1 O!_2 	
280 

C
P

 

FLAT ROOF 

FRONT YARD 

TERRACE 

C
)
 

POW
DER ROOM

 

151-01,  
7 -O  

PROPERTY LINE 
 

253/o REAR 
YARD 
SETBACK 
LINE 

REAR YARD 

PROPERTY LINE 

EDGE OF ROOF 

F
E

D
 ’

r
H

t
R

7  F
L

O
O

R
 flA

N
 

LQ
 	

1
i
r
h
 3

o
6
3

-r
0
 	

F
tic

7
P

4
b

 



38’ 2’ 

	

20’-0’ 	
20-6" 	

21’-5" 	
-
-

-
-
-
-
-
-
-
-
-
-
-
-
-
-
 	

-
-
-

-
-
 

PROPERTY LINE 	
/UNO

CCUPIED RO
O

F 

N 

	

ED
G

E O
F RO

O
F-,,,,,,,

,17111 	
25%

 HEAR 
YARD 
SETBACK 

	

FRONT YARD 	
PLANTERS 	

{ 	
LINE 

A
I V

L
  30 	

ED
G

 O
F O

O
E 

-
-
 

 
ROOF TERRACE 	

REAR YARL 	
I 

TERRACE 	
r 	

-
 
-
 
-
-
 	

I 
AT THIRD 	

PLA
TER

 
FLOOR 

U
N

5I4H
ED

 
 

5
T

S
A

(
 

 
-
 

PROPERTY LINE 

O
o
 F

 D
E

c
K

 F
L
tN

 V
1
8
3
 

V
-L

tT
- 5

u
&

E
,T

E
j t1

O
P

t F
 I ’A

T
(O

t’ 



-1
4
1
 w

 

	

7
. 	

ir 
;
,
 

4
$
_
_
 

-
 	

-
 	

-
 	

-
-
 	

I 
-
-
 
-
 	

-
-
 	

I 

	

�
 
	

-
 
-
 	

-
 	

--
 I
I 

	

- 	
a

r-
 





(3
 



ri 

Ul 

II 



1 

__ __ 

lob. 



.7
4 

1\  
-F

- 
3

 7
e
E

 T
 C

O
T

 r
/k

- 
- 

W
c
o
 t

o
 

 



 
  
 
 

 
 
 
 
 
 
 
 
 

August 25, 2015 
 

By Hand Delivery 
 
President Rodney Fong 
San Francisco Planning Commission 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 

 
Re: 1783 Noe Street – Brief in Opposition to Discretionary Review Request 
 Our File: 8908.01   

 
Dear President Fong and Commissioners: 
 
 Our office represents 1783 Noe Street, LLC (“Project Sponsor”), owner of the 
property located at 1783 Noe Street (the “Property”). The Property is currently improved 
with a significantly under-sized single-family home. The Project Sponsor proposes to replace 
the existing improvements with a family-sized, single-family home (the “Project”). 
 
 Project Sponsor has been sensitive to concerns about how the Project fits into the 
neighborhood, as well as the Planning Department staff’s design guidance. The Project has 
been modified multiple times, demonstrating the Project Sponsor’s willingness to work to 
design a project that is compatible with the existing neighborhood. In fact, the Project before 
this Commission contains the majority of the modifications requested by one of the three DR 
requestors (the other DR requestors have so far refused to suggest any specific design 
changes). 
 
 The Project will replace an undersized home that is in disrepair with a modern, 
family-sized home that more appropriately fits the Property’s 40-foot wide lot. It has been 
determined by staff to be consistent with the Residential Design Guidelines and is fully 
consistent with the Planning Code. It will provide a home for a San Francisco family, doing 
its part to ease our current housing crisis. 
  
A. Project Description 
 
 Currently, the Property is improved with a small, approximately 1435-square-foot 
habitable space structure that is in a state of disrepair. Plumbing, electrical and heating are all 
outdated, not functioning and unsafe.  The structure is substandard and has been poorly 
altered many times over the years. The existing foundation is brick. The existing non-original 
exterior shingles are failing. The existing non-original single-glazed aluminum windows 
hardly open and are not efficient. In short, the current building is largely uninhabitable. The 
property was owner-occupied for many years before it was purchased by the Project Sponsor, 
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and is now awaiting owner-occupation pending permits. Therefore, the Project does not 
eliminate rental housing. 
 
 The Project would demolish the existing improvements—including the concrete slab 
servicing the current building’s basement-level garage—and construct a 4,488-square-foot, 
three-story single-family home. The project provides a fully-code compliant front yard at 15 
feet with additional setbacks at the north side and third floor. Side setbacks are provided even 
though they are not required. The majority of the north side is set back 5 feet from the 
property line. The majority of the south side is set back 3 feet from the property line. In 
addition, the project provides a fully code-compliant rear yard and includes additional rear 
setbacks at the second and third floors. The third floor provides a 36-38 foot setback where 
only 25 feet is required.  

 
The third floor is not a full floor: it is set back 22-25 feet from the front property line 

(7-10 feet from the front of the new home), 5 feet from the north property line, 3 feet from 
the majority of the south property line, and is pulled back 36-38 feet from the rear property 
line. All of these reductions are voluntary and not in response to Planning Code 
requirements. It should also be noted that this project features an upside-down floor plan with 
the primary living space at the third floor. Therefore, additional reductions at this level would 
result in significant usability issues with the home. 

 
Combined, these voluntary increased setbacks maintain significant light and air 

access to the Property’s neighbors. The front setback will contain a number of landscaping 
features, consistent with existing neighborhood condition. A roof terrace is located on the 
rear of the building, more than 40 feet from the front property line, and is accessible from an 
interior stair to a slide-across skylight—meaning there is no rooftop penthouse.  
 
 As explained in more detail below, the Project has been sculpted to fit with the 
existing context of the neighborhood and to respect the light and air concerns raised by the 
one DR requestor to propose any alternatives to the Project’s design. 
 
B. Neighborhood Outreach and Design Development    
 
 The Project Sponsor has spent a significant amount of time and effort to gather and 
respond to concerns from the DR requestors, both before and after the Project’s building 
permits were filed. In addition, the Project has been significantly reduced in size from its 
initial conception. Design changes in response to neighbor concerns and in dialogue with the 
Planning Department include the following compared with the original filing: 
 

 A 3-foot setback on all floors on the majority of the southern side of the property;  
 

 An increased front setback on the 3rd story of 5 feet;  
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 A front setback of 5 feet on the northern (down-slope) segment of the 2nd story, 
providing a more articulated and scaled façade; 

 
 Significant mass reduction at the southeast corner of the rear façade at the second 

floor, with an increase rear setback of 8 feet; 
 

 Relocating the stair to the rooftop terrace as an interior stair coming up to a slide-
across skylight. 
 
Diagrams of the mass reduction at the front and the rear have been provided to assist 

in understanding the changes that have already occurred in the design since the original pre-
application meeting. See Exhibit A. 

 
 The net effect of these changes is to ensure access to light and air for adjacent 
neighbors, preserve access to view corridors for neighbors located above the Property—
including those across Laidley Street more than 100 feet from the site, maintain the 
prevailing pattern of mid-block open space, and design an articulated and properly-scaled 
building as viewed from the pedestrian realm. 
 
 Of the three DR requestors, only one suggested alternatives to the Project as it was 
originally designed: Mr. Rizolli, who lives in a rear cottage that is directly south of the 
Project site. The current Project as designed has incorporated the majority of the changes Mr. 
Rizolli suggested as well as additional mass reduction. Nevertheless, as of this writing Mr. 
Rizolli has refused to withdraw his DR request. 
 
 The project architect has been highly proactive in neighborhood outreach and direct 
communications with the neighbors, including the DR filers. Following the Pre-Application 
meeting, the project architect circulated copies of all drawings and renderings and began 
work with the Planning Department and RDT to address both the neighbors' concerns (as 
documented in the Pre-application concern list) and the RDG implementation for the project. 
 

Once the Planning Department was satisfied with the project, the project architect 
voluntarily emailed a revised set of plans and renderings for the project to every single 
person who had requested the drawings from the pre-application meeting. The email was an 
offer to dialogue about the Project to see if the changes made in Planning satisfied the 
concerns raised, as the Project team believed that they had. Not a single person responded to 
the email or gave an indication that a dialogue was desired or a DR would be filed. 
 

Following the original pre-application meeting, the project architect engaged in an 
email dialogue with Sean Harrington, keeping him abreast of the changes to the project 
during Planning Review. The project architect visited Harrington’s property to meet with 
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Harrington and take additional measurements to facilitate the inclusion of Harrington's rear 
façade overlaid on the Project's south façade, and to allow the production of accurate 
renderings of the view of the Project from Harrington's property. Harrington produced a 
lengthy list of demands for drawings and renderings, and the Project team worked with him 
to provide what was needed to understand the Project. Prior to the Section 311 meeting, the 
project architect met with Harrington in person and again requested dialogue, offering 
concrete and productive changes that were repeatedly either ignored or rebuffed by 
Harrington. Harrington indicated that he would file a DR and cut off the dialogue. 
 

The project architect also met with David Rizzoli in person after the original pre-
application meeting and offered specific remedies to Rizzoli's concerns about the rear 
cottage, including an offer to pay for the replacement of Rizzoli's side foundation and the 
relocation of an affected window. The project architect was under the impression that this 
offer was well received and heard nothing further from Rizzoli until the DR was filed. 
Therefore, Rizzoli's DR came as a complete surprise. The project architect reached out to 
Rizzoli several times after the DR was filed before finally getting him on the phone to offer 
to institute the majority of Rizzoli's requests in the DR. Rizzoli refused to discuss the project 
and stated that, even if all his requested changes were made, he would still go to  hearing on 
the DR. 
 

Other than his attendance at the original Pre-Application meeting, Ed Tansev has 
engaged in no dialogue with the project architect or sponsor, even after they voluntarily 
shared the revised project plans and renderings with him by email. Accordingly, Tansev's DR 
filing came as a complete surprise. After Tansev filed the DR, the project architect’s business 
partner, John Winder, reached out to Tansev by email and phone and, after several attempts, 
spoke with him by phone. Winder and Tansev have a past relationship from Winder's work 
on the Yerba Buena Lofts project of which Tansev was the developer. Tansev did not offer 
any concrete suggestions of reasonable changes that could be made to the project to satisfy 
him and stated that he intended to go to the DR hearing. 
 
 The development of the Project design demonstrates Project Sponsor’s willingness to 
be flexible and work with both Planning Department staff and neighbors who provide 
substantive feedback or project alternatives. As discussed above, the Project’s current design 
reflects the majority of the changes proposed by Mr. Rizolli. Despite the numerous 
modifications made to the Project, it appears that the DR requestors are simply unwilling to 
accept a new building at the Property to replace the run down and unsafe structure that is 
there currently, despite the fact that the Planning Department has determined that the Project 
design is fully code-compliant, and consistent with all relevant aspects of the Residential 
Design Guidelines.  
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C. The Project Complies with the Residential Design Guidelines 
 
 DR requestor Sean Harrington’s house is immediately south of and uphill from the 
Property—meaning he stands to lose a north-facing view of downtown San Francisco. Mr. 
Harrington’s primary argument is that the Project does not comply with the Residential 
Design Guidelines. While Mr. Harrington lists a number of design principles and guidelines, 
he fails to explain the criteria and steps set out for new development to comply with these 
Guidelines. As explained in detail below, the Project as currently designed is actually 
consistent with the Guidelines’ relevant design criteria: 
 

1. Rear Yard Cottages. Articulate the building to minimize impacts on light to 
adjacent cottages. Even though buildings in rear yards are non-complying 
structures that can adversely impact a block’s pattern of interior open space, new 
buildings should be designed to reduce light impacts to the cottage. Specific 
design features include providing side setbacks at the rear of the building, and 
minimizing rear projections such as decks and stairs.1 From the Guidelines: 

 

 
 
 The Project’s design respects Mr. Rizolli’s rear cottage, as well as Mr. Harrington’s 
rear yard to the west of Mr. Rizolli’s cottage. The majority of the Project is set back a total of 
three feet from this property line on all stories fronting Mr. Rizolli’s and Mr. Harrington’s 
properties. A significant portion of the second story is further set back 16 feet from this 
property line. Earlier iterations of the Project proposed a stairway on the northern portion of 
the Property, leading from a rear deck on the second story onto the roof. The stairs have been 
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relocated as an interior stair, coming up to a slide-across skylight, minimizing the impact on 
Mr. Rizolli and Mr. Harrington. 
 

2. Front Setback. In areas with varied front setbacks, building setbacks should be 
designed to act as a transition between adjacent buildings, and to unify the 
overall streetscape.2 Facades should be articulated with well-defined building 
entrances and projecting and recessed façade features, creating “steps” that 
create a transition between adjacent buildings. 

 
 The Project’s front façade is set back 15 feet from the front property line, 
transitioning along Noe Street from the neighboring building to the south that provides no 
setback to the adjacent building at 1775 Noe Street, which provides an approximately 38 foot 
front setback. The Project incorporates a significant 7-10 foot setback at the third story, and a 
5-foot setback on the northern portion of the second story. These features provide a sense of 
scale and articulation on the front façade in “steps,” so that the Project transitions between 
the adjacent buildings. 

 
3. Landscaping. Landscaping must be an integral part of the Project’s design. 

Landscape areas should be of a meaningful size for planting. Paved areas should 
be minimized, with driveways covered in permeable surfaces.3 

 
 The Project incorporates a number of landscaping features, as shown on the 
landscaping plan included with the site permit. Moving from south to north, these features 
include a U-shaped planting area framing a decomposed granite patio, a permeable paver 
driveway with planting strips, and a planting area separating the permeable driveway from 
the walkway leading to the front door. 

 
4. Light. In areas with a dense building pattern, some reduction of light to 

neighboring buildings can be expected. A number of design features can be 
incorporated to minimize impacts on light, including setbacks on upper floors, 
shared light wells, open railings on decks and stairs, and using a fire-rated roof.4 

 
 The Project incorporates each of these features, ensuring adequate light and air to Mr. 
Rizolli’s back cottage, which is located immediately to the south of the Property. A 3-foot 
wide side setback from the shared property line is incorporated at all levels—the standard 
depth of light wells. The second floor is set back from the rear yard a total of 36 feet on the 
southern portion of that story, further ensuring adequate light and air to Mr. Rizolli’s rear 
cottage. The roof deck is fire-rated and features open railings, increasing light to uphill 
neighbors. Additionally, the Project’s rooftop is accessible by an interior stair with a slide-
across skylight, negating the need for any rooftop penthouse features. 
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5. Building Scale at the Street. If a proposed building is taller than surrounding 
buildings, modifying building depth through upper-story setbacks and using a 
fire-rated roof to eliminate the need for a building parapet are appropriate 
features to ensure that a larger building is in scale and compatible with smaller 
buildings.5   

 
 The Project is actually not taller than the surrounding buildings, as there are many 
three-story buildings on the block face. The adjacent neighbor to the north is 3 tall stories. 
The neighbor to the south has a gabled roof third story which becomes a flat roof at the rear. 
Therefore, no upper story setback is actually required in this case. Nonetheless, the Project’s 
third story is set back between 7-10 feet from street level, with the deeper setback located on 
the northern (i.e. down-sloped) portion of the building so as to maintain an appropriate visual 
scale moving down the hill. The Project also incorporates a fire-rated roof. 
 

6. Building Scale at Mid-Block Open Space. Height and depth of new buildings can 
impact existing mid-block open space, particularly in blocks with an existing 
strong mid-block open space pattern. Upper floor setbacks, notches at the rear, 
side setbacks, and a reduction in building footprint are all design features that 
can respond to concerns about mid-block open space. 

 
 The subject block does not have a well-defined pattern of mid-block open space. 
Indeed, Mr. Rizolli’s own rear cottage is located in the middle of the block, and the three 
buildings to the north of the Property along Noe Street are similarly built well into a standard 
mid-block area. In many respects, a project at the Property built equal to the rear of these 
structures would be more consistent with the prevailing mid-block character.  

 
 In any event, the Project does incorporate a number of design features to minimize 
the building's scale in the rear. As noted above, there is a 3-foot setback at all floors fronting 
both Mr. Harrington’s lot and Mr. Rizolli’s rear cottage. Moreover, a significant notch 
feature has been added on the southeastern portion of the second story. The proposed outdoor 
stair leading to the roof has been relocated to the interior. The third floor is set 8-10 feet back 
from the further projection of the second floor. Therefore, the project has been sculpted to 
step back and away from the open space and ensure light and air reach the open space, and 
the midblock open space is consistent with the dominant urban pattern in San Francisco. Mr. 
Harrington’s lot is one lot in from the corner, and lots in that position commonly face the side 
walls of buildings facing the street around the corner. In fact, the rear yards at 76 Harper and 
78 Harper both face the flank of Mr. Harrington's house. 
 
 The Project’s relevant design features comply with the Guidelines and ensure that its 
building scale and orientation respect existing conditions. The Project is completely code-
compliant, provides all setbacks requested by Mr. Rizolli, and appropriately provides a sense 
of scale and articulation so that the Project transitions between the adjacent buildings. In fact, 
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it appears the DR requestors may simply misunderstand the impact the proposed project will 
have on their views. As demonstrated in Exhibit B, the diagram one of the DR requestors 
filed grossly overstates the Project’s impact on views from Laidley Street. 
 
D. Project Scale  
 
 All three DR requestors raise the issue of the overall scale of the building, while 
repeatedly misstating the scale as “over 5,000 sf” or 5,500 square feet. In truth, the habitable 
square footage was only 4,754 square feet at the time of Section 311 mailing, and has now 
been reduced to 4,488 square feet. To make their case about a prevailing scale of houses, the 
DR requestors have submitted an area plan showing square footages based on tax records. 
However, tax records are often low, not accounting for all developed space and not noting 
potential developable space already within the building envelope, including basements, 
ground floor spaces and attics. The DR requestors also neglect to provide the square footages 
of any houses on the southwest side of Laidley Street. This is relevant because 1783 Noe 
Street is the last house on Noe and essentially faces Laidley. There are numerous larger 
homes on Laidley, including 76 Laidley (3,512 square feet), 84 Laidley (3,418 square feet), 
90 Laidley (3,312 square feet), 112 Laidley (3,213 square feet) and 132 Laidley (3,322 
square feet). Several of these homes and others are also under construction with vertical and 
horizontal additions. 
 
 It must be emphasized that 1783 Noe Street is an unusual 40 foot wide lot. It has 
4,000 square feet in lot area, and accordingly can support a larger home while maintaining 
the density and lot coverage typical for the area. Imagine for a moment that this were a 
typical 25 foot wide lot. If we were to slice off 15 feet of our project, our proposed building 
would have an area of only 2,805 square feet, which is well within the norm for the area. The 
project sponsor should not be restricted to building a smaller building when it is placed on a 
larger lot and entirely appropriate for the lot size. 
 
 The Project has a lot coverage of 2,018 square feet – only a 50 percent lot coverage. 
Furthermore, as already demonstrated, the building tapers in from all sides as it rises. The top 
floor is only 1,296 square feet, representing only a 32 percent lot coverage. To compare, 
Harrington’s property at 105 Laidley has approximately a 48 percent lot coverage including 
his side garage. Rizzoli’s property at 74 and 74A Harper has approximately a 48 percent lot 
coverage including his front and back buildings. 
   
 The Project not a ‘monster home’ as characterized by the DR requestors. It is well 
scaled to its 4,000-square-foot lot and has been sensitively designed to taper and step in as it 
rises in proper relation to all of the neighboring structures. The Project follows dominant 
patterns of lot coverage and provides generous front and rear yards as well as side setbacks. 
This project is a good neighbor and fits the context of the neighborhood. 
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E. The Project Was Properly Appraised 
 
 DR requestor Ed Tansev, who requested Discretionary Review of the demolition 
permit, argues that Planning Staff erroneously determined that the project’s appraised value 
exceeds $1.506 million, the current 80th percentile value of single-family homes in San 
Francisco. This argument is without merit. The Project Sponsor provided an appraisal 
prepared by First Republic Bank demonstrating that the value of the Property in its current 
condition was $1.705 million, as of May 22, 2014. (Exhibit C.) The Project’s demolition 
permit was filed on July 11, 2014, well within the 6-month validity period for appraisals, 
pursuant to Section 317.6  
 
 Mr. Tansev did not provide a new appraisal prepared by a bank or other qualified 
appraiser. Instead, he relied on “estimates” of the Property’s value from the real estate 
websites Zillow and Trulia, as they appeared in May 2015. That is simply insufficient to 
refute a professionally-prepared appraisal. As an indication of how inaccurate and misleading 
these websites can be, as of August 14, 2015, Zillow’s “Zestimate®” of the Property was 
actually $1,559,787, exceeding the current 80th percentile threshold. (Exhibit D.) 
 
F. Conclusion 
 
 The Project Sponsor proposes a new, badly-needed family-sized San Francisco home 
that is sensitive to and respectful of the existing built environment in the neighborhood. It is 
scaled, set back, and articulated in a fashion to minimize impacts on adjacent neighbors, a 
difficult task on a large 40-foot wide lot located towards the top of a hill, with three 
neighboring lots located uphill from the Property. 
 
 The Project Sponsor has agreed to the majority of the design modifications suggested 
by the only DR requestor who provided design requests. However, that DR requestor, Mr. 
Rizolli, now refuses to withdraw his request. It appears that the DR requestors have taken the 
position that they simply will not accept any new construction project at the site. Therefore, 
the Project Sponsor has no choice but to proceed to hearing. As demonstrated above, the 
Project is reasonable in design and appropriate for the area, and, therefore, does not raise 
“exceptional or extraordinary circumstances” necessary for the DR request to be approved. 
Therefore we respectfully request your support for the Project. 
  

Very truly yours, 
 
REUBEN, JUNIUS & ROSE, LLP 
 
 
 
Jody Knight 
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Enclosures 
 
cc: Vice President Cindy Wu 
 Commissioner Michael Antonini 
 Commissioner Rich Hillis 
 Commissioner Christine Johnson 
 Commissioner Kathrin Moore 
 Commissioner Dennis Richards 
 Jonas Ionin – Commission Secretary 
 Tina Chang – Current Planner 
  
                                                 
1 San Francisco Residential Design Guidelines (“Guidelines”), pg. 21. 
2 Guidelines, pgs. 12-13.  
3 Guidelines, pg. 14. 
4 Guidelines, pg. 16. 
5 Guidelines, pgs. 24-25.  
6 See San Francisco Building Permit Application No. 2014-07-111073, filed July 11, 2014. 
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California Street Appraisals
3821 California Street
San Francisco, CA 94118

05/27/2014

FIRST REPUBLIC BANK
111 Pine Street
San Francisco, CA 94111

Re: Property: 1783 Noe St
San Francisco, CA 94131

Borrower: 1783 Noe Street, LLC
File No.: CSA15-0515

In accordance with your request, we have appraised the above referenced property.  The report of that appraisal is attached.

The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as improved, in
unencumbered fee simple title of ownership.

This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and city, and an
economic analysis of the market for properties such as the subject.  The appraisal was developed and the report was prepared in
accordance with the Uniform Standards of Professional Appraisal Practice.

The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the certification and
limiting conditions attached.

It has been a pleasure to assist you.  Please do not hesitate to contact me or any of my staff if we can be of additional service to you.

Sincerely,

Andrea Tameron
Certified Residential Appraiser # AR026681
California Street Appraisals

California Street Appraisals
3821 California Street
San Francisco, CA 94118

05/27/2014

FIRST REPUBLIC BANK
111 Pine Street
San Francisco, CA 94111

Re: Property: 1783 Noe St
San Francisco, CA 94131

Borrower: 1783 Noe Street, LLC
File No.: CSA15-0515

In accordance with your request, we have appraised the above referenced property.  The report of that appraisal is attached.

The purpose of this appraisal is to estimate the market value of the property described in this appraisal report, as improved, in
unencumbered fee simple title of ownership.

This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and city, and an
economic analysis of the market for properties such as the subject.  The appraisal was developed and the report was prepared in
accordance with the Uniform Standards of Professional Appraisal Practice.

The value conclusions reported are as of the effective date stated in the body of the report and contingent upon the certification and
limiting conditions attached.

It has been a pleasure to assist you.  Please do not hesitate to contact me or any of my staff if we can be of additional service to you.

Sincerely,

Andrea Tameron
Certified Residential Appraiser # AR026681
California Street Appraisals
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 1 of 6 Fannie Mae Form 1004 March 2005

California Street Appraisals

22-523704-5
CSA15-0515

1783 Noe St San Francisco CA 94131
1783 Noe Street, LLC 1783 Noe Street, LLC San Francisco

LOT 016A, BLOCK 6652
6652-016A 2013 661
Glen Park 667/G5 0218.00

0 0

FIRST REPUBLIC BANK 111 Pine Street, San Francisco, CA 94111

DOM 24;The data sources used include RealQuest, San Francisco MLS.  Offering Price $1,195,000, Listing
Date 04/16/14, Pending Date 05/10/14, SF MLS #419274.

615
3,100
1,327

1
130
90

50
35
10

530th St and Noe Valley (north), Dolores St, San Jose Ave, (east), San Jose Ave, Stillings
Ave, and Bosworth St (south), O'Shaughnessy Blvd, Glen Canyon Park, and Diamond Heights (west).

See attached addenda.

See attached addenda.

40' x 100' 4000 sf Rectangular B;CtySky;
RH1 Residential - House, One-Family

Asphalt
None

N 0602980001N 07/05/1984

No adverse easements, encroachments, or other adverse conditions were noted.  No title report was provided or reviewed by the appraiser.  The highest and best use
of the site in the appraiser's opinion is the current use at the present time.

1

Victorian
1904
30-35

631
48

Concr/Brck/Avg
WdShngle/Avg
CompShingle/Avg
Metal/Avg
AlumSldrs/Avg
N/A
N/A

Hdwd/Linol/Avg
Plster/WdPanel/Avg
Wd/Stained/Avg
Linol/Avg
Drywall/Plstr/Avg

WallHtr Gas

None

0
None

None

0
Wood
None
None

1
Concrete

1
0

4 2 1.0 882
None noted.

C4;No updates in the prior 15 years;See attached addenda.
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.
Property Address City State Zip Code
Borrower Owner of Public Record County
Legal Description
Assessor's Parcel # Tax Year R.E. Taxes $
Neighborhood Name Map Reference Census Tract
Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month
Property Rights Appraised Fee Simple Leasehold Other (describe)
Assignment Type Purchase Transaction Refinance Transaction Other (describe)
Lender/Client Address
Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No
Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not
performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)
Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No
If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.
Neighborhood Characteristics

Location Urban Suburban Rural
Built-Up Over 75% 25-75% Under 25%
Growth Rapid Stable Slow

One-Unit Housing Trends
Property Values Increasing Stable Declining
Demand/Supply Shortage In Balance Over Supply
Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing
PRICE
$ (000)

AGE
(yrs)

Low
High
Pred.

Present Land Use %
One-Unit %
2-4 Unit %
Multi-Family %
Commercial %
Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View
Specific Zoning Classification Zoning Description
Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)
Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)
Electricity
Gas

Water
Sanitary Sewer

Off-site Improvements - Type Public Private
Street
Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date
Are the utilities and off-site improvements typical for the market area? Yes No If No, describe
Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description
Units One One with Accessory Unit
# of Stories
Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.
Design (Style)
Year Built
Effective Age (Yrs)

Foundation
Concrete Slab Crawl Space
Full Basement Partial Basement

Basement Area sq.ft.
Basement Finish %

Outside Entry/Exit Sump Pump
Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition
Foundation Walls
Exterior Walls
Roof Surface
Gutters & Downspouts
Window Type
Storm Sash/Insulated
Screens

Interior materials/condition
Floors
Walls
Trim/Finish
Bath Floor
Bath Wainscot

Attic None
Drop Stair Stairs
Floor Scuttle
Finished Heated

Heating FWA HWBB Radiant
Other Fuel

Cooling Central Air Conditioning
Individual Other

Amenities
Fireplace(s) #
Patio/Deck
Pool

Woodstove(s) #
Fence
Porch
Other

Car Storage None
Driveway # of Cars

Driveway Surface
Garage # of Cars
Carport # of Cars
Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)
Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade
Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 1 of 6 Fannie Mae Form 1004 March 2005

Page #2Main File No. CSA15-0515



UUniform Residential Appraisal Report File #

SA
LE

S 
C

O
M

PA
R

IS
O

N
 A

PP
R

O
A

C
H

R
EC

O
N

C
IL

IA
TI

O
N

There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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22-523704-5
CSA15-0515

3 1,100,000 1,249,000
66 1,000,000 1,790,000

1783 Noe St
San Francisco, CA 94131

B;Res;
Fee Simple
4000 sf
B;CtySky;
DT1;Victorian
Q3
110
C4

4 2 1.0
882

631sf303sfwo
0rr0br0.0ba2o
Average
WallHtrs/None
None
1gbi1dw
None

Fireplace None
List Price / Orig. List Price N/A

05/19/2014
$1,705,000
FSFM-0311400235
05/22/2014

128 Laidley St
San Francisco, CA 94131
0.06 miles SE

1,790,000
1194.13

MLS #416001;DOM 0
Doc #L035-101

NonArm
None;0
s12/13;c12/13
B;Res;
Fee Simple
4477 sf +44,000
B;CtySky; -25,000
DT2;Edwardian 0
Q3
107 0
C4 -25,000

5 2 2.0 -15,000
1,499 -46,000

255sf255sfwo +20,000
0rr0br0.0ba0o 0
Average
ElectBsbrd/None 0
DblPndWndws 0
2gbi1dw -10,000
Deck,Patio -6,000
None
LP $1,790,000 0

-63,000
3.5

10.7 1,727,000

04/05/2013
$1,550,000
Doc #K869-84
05/22/2014

278 Randall St
San Francisco, CA 94131
0.08 miles E

1,690,000
1467.01

MLS #419237;DOM 15
SP confirmed w/agent

ArmLth
Notreportd;0
s05/14;c04/14
B;Res;
Fee Simple
2879 sf +28,000
B;CtySky;
DT2;Edwardian 0
Q3
104 0
C4 -25,000

5 2 1.0 0
1,152 -20,000

0sf +30,000
0

Average
Central/None 0
None
2gbi1dw -10,000
Deck -3,000
1 F/P -5,000
LP $1,495,000 0

-5,000
0.3
7.2 1,685,000

RealQuest
05/22/2014

1753 Noe St
San Francisco, CA 94131
0.04 miles N

1,650,000
1269.23

MLS #415847;DOM 17
Doc #L060-31

ArmLth
None;0
s01/14;c01/14
B;Res;
Fee Simple
3900 sf 0
B;CtySky;
DT3;Edwardian 0
Q3
107 0
C3 -50,000

6 3 3.0 -30,000
1,300 -31,000

0sf +30,000
0

Average
Central/None 0
Lwflwtoil./shwrs 0
1gbi1dw +15,000
Deck,HotTb -6,000
None
LP $1,650,000 0

-72,000
4.4
9.8 1,578,000

RealQuest
05/22/2014

RealQuest, San Francisco MLS

RealQuest, San Francisco MLS

No prior sale for comparables in previous 12 months.  Lender provided Final
Statement FSF-0031-FSFM-0311400235 showing 05/19/14 close of escrow for recent sale.  The sellers received 9 offers.  Comp #1 previous sale on 04/05/13.
Recent sale appears to be a flip.

Prior Sale 03/12/2014, Doc #L102-637.  Sale was a transfer between family.

See attached addenda.

1,705,000
1,705,000 1,745,970

See attached addenda.

This is considered a summary report of
a complete appraisal as defined by SF 2-2(b),USPAP.

1,705,000 05/22/2014
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0rr0br0.0ba2o
Average
WallHtrs/None
None
1gbi1dw
None

Fireplace None
List Price / Orig. List Price N/A

05/19/2014
$1,705,000
FSFM-0311400235
05/22/2014

128 Laidley St
San Francisco, CA 94131
0.06 miles SE

1,790,000
1194.13

MLS #416001;DOM 0
Doc #L035-101

NonArm
None;0
s12/13;c12/13
B;Res;
Fee Simple
4477 sf +44,000
B;CtySky; -25,000
DT2;Edwardian 0
Q3
107 0
C4 -25,000

5 2 2.0 -15,000
1,499 -46,000

255sf255sfwo +20,000
0rr0br0.0ba0o 0
Average
ElectBsbrd/None 0
DblPndWndws 0
2gbi1dw -10,000
Deck,Patio -6,000
None
LP $1,790,000 0

-63,000
3.5

10.7 1,727,000

04/05/2013
$1,550,000
Doc #K869-84
05/22/2014

278 Randall St
San Francisco, CA 94131
0.08 miles E

1,690,000
1467.01

MLS #419237;DOM 15
SP confirmed w/agent

ArmLth
Notreportd;0
s05/14;c04/14
B;Res;
Fee Simple
2879 sf +28,000
B;CtySky;
DT2;Edwardian 0
Q3
104 0
C4 -25,000

5 2 1.0 0
1,152 -20,000

0sf +30,000
0

Average
Central/None 0
None
2gbi1dw -10,000
Deck -3,000
1 F/P -5,000
LP $1,495,000 0

-5,000
0.3
7.2 1,685,000

RealQuest
05/22/2014

1753 Noe St
San Francisco, CA 94131
0.04 miles N

1,650,000
1269.23

MLS #415847;DOM 17
Doc #L060-31

ArmLth
None;0
s01/14;c01/14
B;Res;
Fee Simple
3900 sf 0
B;CtySky;
DT3;Edwardian 0
Q3
107 0
C3 -50,000

6 3 3.0 -30,000
1,300 -31,000

0sf +30,000
0

Average
Central/None 0
Lwflwtoil./shwrs 0
1gbi1dw +15,000
Deck,HotTb -6,000
None
LP $1,650,000 0

-72,000
4.4
9.8 1,578,000

RealQuest
05/22/2014

RealQuest, San Francisco MLS

RealQuest, San Francisco MLS

No prior sale for comparables in previous 12 months.  Lender provided Final
Statement FSF-0031-FSFM-0311400235 showing 05/19/14 close of escrow for recent sale.  The sellers received 9 offers.  Comp #1 previous sale on 04/05/13.
Recent sale appears to be a flip.

Prior Sale 03/12/2014, Doc #L102-637.  Sale was a transfer between family.

See attached addenda.

1,705,000
1,705,000 1,745,970

See attached addenda.

This is considered a summary report of
a complete appraisal as defined by SF 2-2(b),USPAP.

1,705,000 05/22/2014
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .
There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.
Data Source(s)
My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.
Data Source(s)
Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3
Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been
completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the
following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser's certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners' Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners' Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.

Freddie Mac Form 70 March 2005 UAD Version 9/2011 Page 3 of 6 Fannie Mae Form 1004 March 2005
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.

Land value was obtained by the extraction method,
taking into consideration recent transactions that were considered tear downs in the area. NOTE:  The subject property is located in San Francisco, an urban
area that is predominantly built-up and with a lack of vacant land.  Land values over 30% of the value of the subject are typical for San Francisco, as
well as the subject's area in Glen Park, and does not affect marketability.

Loc Cont/On-line Res
Good 05/01/2014

1,500,000
882 400.00 352,800

Basement 631 50.00 31,550

256 100.00 25,600
409,950

163,980 163,980
245,970

1,745,970

Cost figures were based on the Marshall and Swift cost handbook, local
contractors, and the appraiser's knowledge.  Land value was based on the
abstraction method due to the lack of land sales in the area.  High land to value
ratios are typical for the area.  The remaining economic life of the subject is
estimated to be 45 years.

45
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22-523704-5
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.

Land value was obtained by the extraction method,
taking into consideration recent transactions that were considered tear downs in the area. NOTE:  The subject property is located in San Francisco, an urban
area that is predominantly built-up and with a lack of vacant land.  Land values over 30% of the value of the subject are typical for San Francisco, as
well as the subject's area in Glen Park, and does not affect marketability.

Loc Cont/On-line Res
Good 05/01/2014

1,500,000
882 400.00 352,800

Basement 631 50.00 31,550

256 100.00 25,600
409,950

163,980 163,980
245,970

1,745,970

Cost figures were based on the Marshall and Swift cost handbook, local
contractors, and the appraiser's knowledge.  Land value was based on the
abstraction method due to the lack of land sales in the area.  High land to value
ratios are typical for the area.  The remaining economic life of the subject is
estimated to be 45 years.

45
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COST APPROACH TO VALUE (not required by Fannie Mae)
Provide adequate information for the lender/client to replicate the below cost figures and calculations.
Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW
Source of cost data
Quality rating from cost service Effective date of cost data
Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$
DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$
=$

Garage/Carport Sq.Ft. @ $ =$
Total Estimate of Cost-New =$
Less Physical Functional External
Depreciation =$( )
Depreciated Cost of Improvements =$
"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years
INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach
Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)
Is the developer/builder in control of the Homeowners' Association (HOA)? Yes No Unit type(s) Detached Attached
Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.
Legal Name of Project
Total number of phases Total number of units Total number of units sold
Total number of units rented Total number of units for sale Data source(s)
Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.
Does the project contain any multi-dwelling units? Yes No Data Source
Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners' Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and 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 whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser's
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and 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 whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market's
reaction to the financing or concessions based on the appraiser's judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser's certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser's determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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APPRAISER'S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT

Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser's or supervisory appraiser's (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER'S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser's
analysis, opinions, statements, conclusions, and the appraiser's certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser's analysis, opinions,
statements, conclusions, and the appraiser's certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature and Report
Effective Date of Appraisal
State Certification #
or State License #
or Other (describe) State #
State
Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $
LENDER/CLIENT

Name
Company Name
Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature
Name
Company Name
Company Address

Telephone Number
Email Address
Date of Signature
State Certification #
or State License #
State
Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property
Did inspect exterior of subject property from street
Date of Inspection
Did inspect interior and exterior of subject property
Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street
Did inspect exterior of comparable sales from street
Date of Inspection
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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1783 Noe St
San Francisco, CA 94131

B;Res;
Fee Simple
4000 sf
B;CtySky;
DT1;Victorian
Q3
110
C4

4 2 1.0
882

631sf303sfwo
0rr0br0.0ba2o
Average
WallHtrs/None
None
1gbi1dw
None

Fireplace None
List Price / Orig. List Price N/A

05/19/2014
$1,705,000
FSFM-0311400235
05/22/2014

4326 Cesar Chavez St
San Francisco, CA 94131
0.54 miles NW

1,530,000
1109.50

MLS #417511;DOM 0
Doc #L087-327

NonArm
None;0
s02/14;c02/14
B;Res;
Fee Simple
2850 sf +29,000
B;CtySky;
DT2;Edwardian 0
Q3
114 0
C4

5 2 1.0 0
1,379 -37,000

0sf +30,000
0

Average
Central/None 0
None
1gbi1dw +15,000
None
None
LP $1,530,000 0

37,000
2.4
7.3 1,567,000

RealQuest
05/22/2014

354 28th St
San Francisco, CA 94131
0.30 miles N

1,525,000
1297.87

MLS #418772;DOM 19
Doc #J873-116 / Protected tenants

ArmLth
Conv;0
s05/14;c04/14
B;Res;
Fee Simple
3040 sf +24,000
B;CtySky;
DT2;Marina 0
Q3
87 0
C4

5 2 1.0 0
1,175 -22,000

0sf +30,000
0

Average
Central/None 0
None
2gbi1dw -10,000
Deck -3,000
1 F/P -5,000
LP $1,000,000 0

14,000
0.9
6.2 1,539,000

RealQuest
05/22/2014

4 5 6

4 5 6

No comparable sales in previous 12 months.

See attached addenda for adjustments and further comments.
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #
Address

Proximity to Subject
Sale Price $ $ $ $
Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.
Data Source(s)
Verification Source(s)
VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment
Sales or Financing
Concessions
Date of Sale/Time
Location
Leasehold/Fee Simple
Site
View
Design (Style)
Quality of Construction
Actual Age
Condition
Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths
Room Count
Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.
Basement & Finished
Rooms Below Grade
Functional Utility
Heating/Cooling
Energy Efficient Items
Garage/Carport
Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $
Adjusted Sale Price
of Comparables $ $ $

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Net Adj. %
Gross Adj. %

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).
ITEM SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Date of Prior Sale/Transfer
Price of Prior Sale/Transfer
Data Source(s)
Effective Date of Data Source(s)
Analysis of prior sale or transfer history of the subject property and comparable sales

Analysis/Comments
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Client

Owner
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Additional Certification:
I have performed no other services, as an appraiser or in any other capacity, regarding the property that is the subject of the work under review within
the three-year period immediately preceding acceptance of this assignment.

Additional Definition:
EXPOSURE TIME: The estimated length of time that the property interest being appraised would have been offered on the market prior to the
hypothetical consummation of a sale at market value on the effective date of the appraisal.  Exposure time is a retrospective opinion based on an
analysis of past events assuming a competitive and open market.  Subject's estimated exposure time, in the current market when reasonably priced, is
less than 1 month.

Intended User
The intended user of this appraisal report is First Republic Bank.  The intended use is to evaluate the property that is the subject of this appraisal for a
mortgage finance transaction, subject to the stated scope of work, purpose of the appraisal, reporting requirements of this appraisal report form, and
definition of market value.  No additional intended users are identified by the appraiser.

Scope of Work
At the request of the client, this appraisal report has been prepared in compliance with the Uniform Appraisal Dataset (UAD) from Freddie Mac and
Freddie Mae. The UAD requires the appraiser to use standardized responses that include specific formats, definitions, abbreviations, and acronyms.

The appraiser attempted to obtain an adequate amount of information in the normal course of business regarding the subject and comparable
properties. Some of the standardized responses required by the UAD, especially those in which the appraiser has not had the opportunity to verify
personally or measure, could mistakenly imply greater precision and reliability in the data than is factually correct or typical in the normal course of
business. Examples include condition and quality ratings, as well as comparable sales and listing data. Not every element of the subject property was
viewable and comparable property data was generally obtained from third-party sources. Consequently, this information should be considered an
"estimate" unless otherwise noted by the appraiser.

• URAR : Neighborhood - Description
The subject is located in the Glen Park (5A) district.  The subject's neighborhood is characterized by turn of the century Victorian and Edwardian style
properties, with the neighborhood one-unit housing trend showing a predominant age of 90+ years.  The neighborhood also reflects homes that have
been torn down and have been built as a contemporary style in the mid to late 70's.  In addition, the area has older homes that require structural
upgrades in order to meet seismic code requirements and remodeled interiors in order to improve dwelling utility and to increase marketability.  Single
family homes that have structural issues and need extensive remodeling are considered "tear downs" in the subject's immediate market area.

The subject property is located on Noe St, near 30th St and borders the Noe Valley district.  The property is in close proximity to the Billy Goat Park,
Walter Haas Playground, Glen Canyon Park, and Glen Park Recreation Center, and is within walking distance of the Church St and Dolores St
neighborhood restaurants and retail stores located along these commercial shopping strips.

• URAR : Neighborhood - Market Conditions
The housing market in the subject's neighborhood in the Glen Park (5A) district and the subject's general market area is considered strong.  Property
values have been increasing over the previous 6-9 months due to a shortage of inventory, historically low interest rates, and increased consumer
confidence in the real estate market.  Typical financing has involved cash to new first conventional loan.  Concessions are not prevalent.  Data supplied
by the San Francisco MLS.

Market analysis for 68 SFR properties sold in the previous 12 months located within the defined neighborhood boundaries.  There are 6 listings for
SFR properties currently on the market, with 2 listings pending sales, 2 listings in contract, and only 2 active listings.  There is a shortage of single
family homes in the subject's market area.  Marketing time for single family homes is less than 45 days for reasonably priced listings.

• URAR : Improvements - Condition of the Property
The subject property is a 1 story Victorian 2 bedroom 1 bath single family home.  The subject property has 1 car garage parking and 1 car off street
driveway parking.  The subject property has city light views and partial bay views.

The subject property is located on a larger size lot for the neighborhood.  The lot is relatively flat and has good lot utility.  The lot has a 40' frontage,
which allows building a home up to 5,000 sq.ft.

NOTE:  The subject property has average finishes that have reached the end of their economic life.  The property was listed in the MLS as
a "fixer".  The subject has a partial brick foundation.  See digital photos.

NOTE:  The subject property does have a carbon monoxide detector installed as required per the CA SB 183 - Carbon Monoxide
Poisoning Act  of 2010.

Features include hardwood flooring in main living areas; living room with wood paneling at walls; kitchen with linoleum flooring, laminate countertops,
4-burner gas stove, refrigerator; (2) bedrooms with hardwood flooring, wood paneling at walls; bathroom with linoleum flooring, wall-mounted sink,
shower.

Other amenities include a ground floor area with partially finished bonus rooms; laundry with washer dryer.

• URAR : Sales Comparison Analysis - Summary of Sales Comparison Approach
All comparable sales were taken from the subject's market area and have closed within the last 4-6 months.  There is no active inventory for
comparable properties; therefore (5) closed sales have been provided to support value.  The selected sales are the best available comparables as of
the effective date of the appraisal. Other sales had net and gross adjustments greater than industry standards and were therefore not considered
comparable sales. The appraiser previously inspected Comp #2 on 10/02/13.

GLA ADJUSTMENTS:  Adjustments were made at $75/sq.ft. for variance greater than 100 sq.ft.  Bedroom adjustments at $10,000/bedroom.
Bathroom adjustments at $15,000/bath, $7,500/half bath.  Adjustments rounded to nearest $1,000.  Across the board adjustments were warranted and
unavoidable due to the subject's smaller square footage.

The subject property has a large 631 sq.ft. basement space and was adjusted at $30,000.  Comp #1 has a basement area, with a net adjustment at
$20,000.

SITE / LOT ADJUSTMENTS: Site/lot adjustments at $25/sq.ft. for variance greater than 500 sq.ft.  Comp #1 has steep upsloping terrain with limited
lot utility.  Lot utility adjusted at 50%, with a net adjustment at $44,000.  Comp #3 has the most similar lot size to the subject.

VIEW ADJUSTMENTS:  Superior city views adjusted at $25,000.
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GARAGE PARKING ADJUSTMENTS:  Due to the difficulty of street parking in the subject's neighborhood and immediate market area, garage
parking adjusted at $50,000/garage space. $25,000/second garage space.  Off street parking adjusted at $15,000.  Net adjustment for 2 car parking is
$10,000 ($25,000 - $15,000).

SUMMARY OF ADJUSTMENTS:

Comp #1 is located on Laidley St, a few blocks from the subject.  The property has larger square footage, superior views, inferior lot utility.  The
property has average interiors, with slightly superior C4 condition.  Adjustment at $25,000.

Comp #2 is located on Randall St, a few blocks from the subject. The property has larger square footage, inferior lot size.  The property has average
interiors, with slightly superior C4 condition.

Comp #3 is located on Noe St, a few homes down from the subject.  The property has large square footage, similar lot size, and has superior interior
finishes.  C3 condition adjustment at $50,000.

Comp #4 has larger square footage, inferior lot size, and has similar C4 condition with average interiors.

Comp #5 has larger square footage, inferior lot size, and has similar C4 condition with average interiors.  The property has elderly protected tenants
that have lived in the property since 1967.

All adjustments are considered necessary and are based on comparable information, appraiser experience and appraiser calculations.  If there were
inconsistencies in database information, the information deemed most reliable by the appraiser was used.  The adjustments were rounded and reflect
our opinion of the subject's fair market value.  All of the comparables were considered when arriving at value.

• URAR : Reconciliation - Reconciliation and Final Value Conclusion
The subject property has appraised at $1,705,000, with most weight given to Comp #1, Comp #2, and Comp #3 as they the most reliable indicators of
value.  Comp #1 is proximate to the subject, has slightly superior view, has a larger lot with inferior lot utility.  Comp #2 is the most recent comparable
sale, has larger square footage, similar lot size,  and superior interior finishes.  Comp #3 has larger square footage, superior interior finishes..

The subject has appraised above the neighborhood predominant one-unit housing price due to the subject's large lot size with good lot utility.  In
addition, the lot has 40' street frontage that allows a single family home to be built up to 5,000 sq.ft.  The subject is located at the top of Noe Street and
has good view amenities.  The opinion of value reflects the development potential of the lot, the desirable location on Noe St, and the larger lot size with
good lot utility.
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.
Property Address City State ZIP Code
Borrower
Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding
housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent
it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an
explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data
in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an
average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the
subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.
Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months

Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)
Total # of Comparable Active Listings
Months of Housing Supply (Total Listings/Ab.Rate)

Median Comparable Sale Price
Median Comparable Sales Days on Market
Median Comparable List Price
Median Comparable Listings Days on Market
Median Sale Price as % of List Price

Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing

Overall Trend
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining

Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing
Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
fees, options, etc.).

Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as
an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:
Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend
Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)

Months of Unit Supply (Total Listings/Ab.Rate)
Total # of Active Comparable Listings

Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing

Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of
foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

Signature
Appraiser Name
Company Name
Company Address
State License/Certification # State

Email Address

Signature
Supervisory Appraiser Name
Company Name
Company Address
State License/Certification # State

Email Address
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Seller concessions, closing cost concessions, as well as seller carry back for loan financing have remained stable over the past 6 months.
Appraiser has interviewed realtors and brokers in the market area.  NRCC's range from 1% to 5%.

Foreclosure sales (REO sales) are not a driving factor for competitive comparable sales in the subject's immediate market area.

Data was pulled from the San Francisco MLS and RealQuest.  Additional information regarding trends for seller
concessions as well as closing cost concessions was also obtained from San Francisco realtor input.

Analysis for subject's market area was for competitive comparable sales located within immediate market area, with a GLA range of 600 - 1,950 sq.ft.  The
subject's is located on Noe St and borders Noe Valley.  The search parameters were expanded to include all of Glen Park and part of Noe Valley, up to Clipper St.
The total number of comparable sales and the absorption rate are increasing.  The total number of comparable active listings and the months of housing supply
are declining, which reflects a shortage of inventory.  The median comparable sale price increased 9.23% from the prior 7-12 month period compared to the
Current-3 month period.  The median comparable sales DOM is less than 35 days for reasonably priced listings.  There is a shortage of inventory for this market
segment.

Andrea Tameron
California Street Appraisals

3821 California Street, San Francisco, CA 94118
AR026681 CA

andrea.tameron@sbcglobal.net
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Seller concessions, closing cost concessions, as well as seller carry back for loan financing have remained stable over the past 6 months.
Appraiser has interviewed realtors and brokers in the market area.  NRCC's range from 1% to 5%.

Foreclosure sales (REO sales) are not a driving factor for competitive comparable sales in the subject's immediate market area.

Data was pulled from the San Francisco MLS and RealQuest.  Additional information regarding trends for seller
concessions as well as closing cost concessions was also obtained from San Francisco realtor input.

Analysis for subject's market area was for competitive comparable sales located within immediate market area, with a GLA range of 600 - 1,950 sq.ft.  The
subject's is located on Noe St and borders Noe Valley.  The search parameters were expanded to include all of Glen Park and part of Noe Valley, up to Clipper St.
The total number of comparable sales and the absorption rate are increasing.  The total number of comparable active listings and the months of housing supply
are declining, which reflects a shortage of inventory.  The median comparable sale price increased 9.23% from the prior 7-12 month period compared to the
Current-3 month period.  The median comparable sales DOM is less than 35 days for reasonably priced listings.  There is a shortage of inventory for this market
segment.

Andrea Tameron
California Street Appraisals

3821 California Street, San Francisco, CA 94118
AR026681 CA

andrea.tameron@sbcglobal.net
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The purpose of this addendum is to provide the lender/client with a clear and accurate understanding of the market trends and conditions prevalent in the subject
neighborhood. This is a required addendum for all appraisal reports with an effective date on or after April 1, 2009.
Property Address City State ZIP Code
Borrower
Instructions: The appraiser must use the information required on this form as the basis for his/her conclusions, and must provide support for those conclusions, regarding
housing trends and overall market conditions as reported in the Neighborhood section of the appraisal report form. The appraiser must fill in all the information to the extent
it is available and reliable and must provide analysis as indicated below. If any required data is unavailable or is considered unreliable, the appraiser must provide an
explanation. It is recognized that not all data sources will be able to provide data for the shaded areas below; if it is available, however, the appraiser must include the data
in the analysis. If data sources provide the required information as an average instead of the median, the appraiser should report the available figure and identify it as an
average. Sales and listings must be properties that compete with the subject property, determined by applying the criteria that would be used by a prospective buyer of the
subject property. The appraiser must explain any anomalies in the data, such as seasonal markets, new construction, foreclosures, etc.
Inventory Analysis Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend

Median Sale & List Price, DOM, Sale/List % Prior 7–12 Months Prior 4–6 Months Current – 3 Months

Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)
Total # of Comparable Active Listings
Months of Housing Supply (Total Listings/Ab.Rate)

Median Comparable Sale Price
Median Comparable Sales Days on Market
Median Comparable List Price
Median Comparable Listings Days on Market
Median Sale Price as % of List Price

Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing

Overall Trend
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining
Declining Stable Increasing
Increasing Stable Declining

Seller-(developer, builder, etc.)paid financial assistance prevalent? Yes No Declining Stable Increasing
Explain in detail the seller concessions trends for the past 12 months (e.g., seller contributions increased from 3% to 5%, increasing use of buydowns, closing costs, condo
fees, options, etc.).

Are foreclosure sales (REO sales) a factor in the market? Yes No If yes, explain (including the trends in listings and sales of foreclosed properties).

Cite data sources for above information.

Summarize the above information as support for your conclusions in the Neighborhood section of the appraisal report form. If you used any additional information, such as
an analysis of pending sales and/or expired and withdrawn listings, to formulate your conclusions, provide both an explanation and support for your conclusions.

If the subject is a unit in a condominium or cooperative project , complete the following: Project Name:
Subject Project Data Prior 7–12 Months Prior 4–6 Months Current – 3 Months Overall Trend
Total # of Comparable Sales (Settled)
Absorption Rate (Total Sales/Months)

Months of Unit Supply (Total Listings/Ab.Rate)
Total # of Active Comparable Listings

Increasing Stable Declining
Increasing Stable Declining
Declining Stable Increasing
Declining Stable Increasing

Are foreclosure sales (REO sales) a factor in the project? Yes No If yes, indicate the number of REO listings and explain the trends in listings and sales of
foreclosed properties.

Summarize the above trends and address the impact on the subject unit and project.

Signature
Appraiser Name
Company Name
Company Address
State License/Certification # State

Email Address

Signature
Supervisory Appraiser Name
Company Name
Company Address
State License/Certification # State

Email Address
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UUNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Condition Ratings and Definitions

C1

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new
and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings
provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been
rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they
have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without
adequate maintenance or upkeep).

C2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components
are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced
with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and
are similar in condition to new construction.

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical
depreciation, or an older property that has been recently completely renovated.

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every
major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is
being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of
short-lived building components have been replaced but not to the level of a complete renovation.

C4

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been
adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building
components have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building
components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,
they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5
The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,
rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains
useable and functional as a residence.

Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many
of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.

C6
The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,
soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many
or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property
with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.

Quality Ratings and Definitions

Q1

Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such
residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship
and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality
exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes
throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in
this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly
modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The
workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.
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UNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Condition Ratings and Definitions

C1

The improvements have been recently constructed and have not been previously occupied. The entire structure and all components are new
and the dwelling features no physical depreciation.

Note: Newly constructed improvements that feature recycled or previously used materials and/or components can be considered new dwellings
provided that the dwelling is placed on a 100 percent new foundation and the recycled materials and the recycled components have been
rehabilitated/remanufactured into like-new condition. Improvements that have not been previously occupied are not considered “new” if they
have any significant physical depreciation (that is, newly constructed dwellings that have been vacant for an extended period of time without
adequate maintenance or upkeep).

C2

The improvements feature no deferred maintenance, little or no physical depreciation, and require no repairs. Virtually all building components
are new or have been recently repaired, refinished, or rehabilitated. All outdated components and finishes have been updated and/or replaced
with components that meet current standards. Dwellings in this category are either almost new or have been recently completely renovated and
are similar in condition to new construction.

Note: The improvements represent a relatively new property that is well maintained with no deferred maintenance and little or no physical
depreciation, or an older property that has been recently completely renovated.

C3

The improvements are well maintained and feature limited physical depreciation due to normal wear and tear. Some components, but not every
major building component, may be updated or recently rehabilitated. The structure has been well maintained.

Note: The improvement is in its first-cycle of replacing short-lived building components (appliances, floor coverings, HVAC, etc.) and is
being well maintained. Its estimated effective age is less than its actual age. It also may reflect a property in which the majority of
short-lived building components have been replaced but not to the level of a complete renovation.

C4

The improvements feature some minor deferred maintenance and physical deterioration due to normal wear and tear. The dwelling has been
adequately maintained and requires only minimal repairs to building components/mechanical systems and cosmetic repairs. All major building
components have been adequately maintained and are functionally adequate.

Note: The estimated effective age may be close to or equal to its actual age. It reflects a property in which some of the short-lived building
components have been replaced, and some short-lived building components are at or near the end of their physical life expectancy; however,
they still function adequately. Most minor repairs have been addressed on an ongoing basis resulting in an adequately maintained property.

C5
The improvements feature obvious deferred maintenance and are in need of some significant repairs. Some building components need repairs,
rehabilitation, or updating. The functional utility and overall livability is somewhat diminished due to condition, but the dwelling remains
useable and functional as a residence.

Note: Some significant repairs are needed to the improvements due to the lack of adequate maintenance. It reflects a property in which many
of its short-lived building components are at the end of or have exceeded their physical life expectancy but remain functional.

C6
The improvements have substantial damage or deferred maintenance with deficiencies or defects that are severe enough to affect the safety,
soundness, or structural integrity of the improvements. The improvements are in need of substantial repairs and rehabilitation, including many
or most major components.

Note: Substantial repairs are needed to the improvements due to the lack of adequate maintenance or property damage. It reflects a property
with conditions severe enough to affect the safety, soundness, or structural integrity of the improvements.

Quality Ratings and Definitions

Q1

Dwellings with this quality rating are usually unique structures that are individually designed by an architect for a specified user. Such
residences typically are constructed from detailed architectural plans and specifications and feature an exceptionally high level of workmanship
and exceptionally high-grade materials throughout the interior and exterior of the structure. The design features exceptionally high-quality
exterior refinements and ornamentation, and exceptionally high-quality interior refinements. The workmanship, materials, and finishes
throughout the dwelling are of exceptionally high quality.

Q2

Dwellings with this quality rating are often custom designed for construction on an individual property owner’s site. However, dwellings in
this quality grade are also found in high-quality tract developments featuring residence constructed from individual plans or from highly
modified or upgraded plans. The design features detailed, high quality exterior ornamentation, high-quality interior refinements, and detail. The
workmanship, materials, and finishes throughout the dwelling are generally of high or very high quality.
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UUNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Quality Ratings and Definitions (continued)

Q3
Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard
residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been
upgraded from “stock” standards.

Q4
Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans
are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,
finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5
Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a
plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation
and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials
with limited refinements and upgrades.

Q6
Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings
are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or
expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical
systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.
Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major
components have been replaced or updated. Those over fifteen years of age are also considered not updated if the
appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained
and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications
are limited in terms of both scope and cost.

An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute
updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not
include significant alterations to the existing structure.

Remodeled

Significant finish and/or structural changes have been made that increase utility and appeal through
complete replacement and/or expansion.

A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include
some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation
of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)
square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not
included in the bathroom count.  The number of full and half baths is reported by separating the two values using a
period, where the full bath count is represented to the left of the period and the half bath count is represented to the
right of the period.

Example:
3.2 indicates three full baths and two half baths.
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Quality Ratings and Definitions (continued)

Q3
Dwellings with this quality rating are residences of higher quality built from individual or readily available designer plans in above-standard
residential tract developments or on an individual property owner’s site. The design includes significant exterior ornamentation and interiors
that are well finished. The workmanship exceeds acceptable standards and many materials and finishes throughout the dwelling have been
upgraded from “stock” standards.

Q4
Dwellings with this quality rating meet or exceed the requirements of applicable building codes. Standard or modified standard building plans
are utilized and the design includes adequate fenestration and some exterior ornamentation and interior refinements. Materials, workmanship,
finish, and equipment are of stock or builder grade and may feature some upgrades.

Q5
Dwellings with this quality rating feature economy of construction and basic functionality as main considerations. Such dwellings feature a
plain design using readily available or basic floor plans featuring minimal fenestration and basic finishes with minimal exterior ornamentation
and limited interior detail. These dwellings meet minimum building codes and are constructed with inexpensive, stock materials
with limited refinements and upgrades.

Q6
Dwellings with this quality rating are of basic quality and lower cost; some may not be suitable for year-round occupancy. Such dwellings
are often built with simple plans or without plans, often utilizing the lowest quality building materials. Such dwellings are often built or
expanded by persons who are professionally unskilled or possess only minimal construction skills. Electrical, plumbing, and other mechanical
systems and equipment may be minimal or non-existent. Older dwellings may feature one or more substandard or non-conforming additions
to the original structure

Definitions of Not Updated, Updated, and Remodeled

Not Updated

Little or no updating or modernization. This description includes, but is not limited to, new homes.
Residential properties of fifteen years of age or less often reflect an original condition with no updating, if no major
components have been replaced or updated. Those over fifteen years of age are also considered not updated if the
appliances, fixtures, and finishes are predominantly dated. An area that is ‘Not Updated’ may still be well maintained
and fully functional, and this rating does not necessarily imply deferred maintenance or physical/functional deterioration.

Updated

The area of the home has been modified to meet current market expectations. These modifications
are limited in terms of both scope and cost.

An updated area of the home should have an improved look and feel, or functional utility. Changes that constitute
updates include refurbishment and/or replacing components to meet existing market expectations. Updates do not
include significant alterations to the existing structure.

Remodeled

Significant finish and/or structural changes have been made that increase utility and appeal through
complete replacement and/or expansion.

A remodeled area reflects fundamental changes that include multiple alterations. These alterations may include
some or all of the following: replacement of a major component (cabinet(s), bathtub, or bathroom tile), relocation
of plumbing/gas fixtures/appliances, significant structural alterations (relocating walls, and/or the addition of)
square footage). This would include a complete gutting and rebuild.

Explanation of Bathroom Count

Three-quarter baths are counted as a full bath in all cases.  Quarter baths (baths that feature only a toilet) are not
included in the bathroom count.  The number of full and half baths is reported by separating the two values using a
period, where the full bath count is represented to the left of the period and the half bath count is represented to the
right of the period.

Example:
3.2 indicates three full baths and two half baths.

UAD Version 9/2011 (Updated 1/2014)
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UUNIFORM APPRAISAL DATASET (UAD) DEFINITIONS ADDENDUM
(Source: Fannie Mae UAD Appendix D: UAD Field-Specific Standardization Requirements)

Abbreviations Used in Data Standardization Text

Abbreviation Full Name Fields Where This Abbreviation May Appear
A Adverse Location & View
ac Acres Area, Site
AdjPrk Adjacent to Park Location
AdjPwr Adjacent to Power Lines Location
ArmLth Arms Length Sale Sale or Financing Concessions
AT Attached Structure Design (Style)
B Beneficial Location & View
ba Bathroom(s) Basement & Finished Rooms Below Grade
br Bedroom Basement & Finished Rooms Below Grade
BsyRd Busy Road Location
c Contracted Date Date of Sale/Time
Cash Cash Sale or Financing Concessions
Comm Commercial Influence Location
Conv Conventional Sale or Financing Concessions
cp Carport Garage/Carport
CrtOrd Court Ordered Sale Sale or Financing Concessions
CtySky City View Skyline View View
CtyStr City Street View View
cv Covered Garage/Carport
DOM Days On Market Data Sources
DT Detached Structure Design (Style)
dw Driveway Garage/Carport
e Expiration Date Date of Sale/Time
Estate Estate Sale Sale or Financing Concessions
FHA Federal Housing Authority Sale or Financing Concessions
g Garage Garage/Carport
ga Attached Garage Garage/Carport
gbi Built-in Garage Garage/Carport
gd Detached Garage Garage/Carport
GlfCse Golf Course Location
Glfvw Golf Course View View
GR Garden Design (Style)
HR High Rise Design (Style)
in Interior Only Stairs Basement & Finished Rooms Below Grade
Ind Industrial Location & View
Listing Listing Sale or Financing Concessions
Lndfl Landfill Location
LtdSght Limited Sight View
MR Mid-rise Design (Style)
Mtn Mountain View View
N Neutral Location & View
NonArm Non-Arms Length Sale Sale or Financing Concessions
o Other Basement & Finished Rooms Below Grade
O Other Design (Style)
op Open Garage/Carport
Prk Park View View
Pstrl Pastoral View View
PwrLn Power Lines View
PubTrn Public Transportation Location
Relo Relocation Sale Sale or Financing Concessions
REO REO Sale Sale or Financing Concessions
Res Residential Location & View
RH USDA - Rural Housing Sale or Financing Concessions
rr Recreational (Rec) Room Basement & Finished Rooms Below Grade
RT Row or Townhouse Design (Style)
s Settlement Date Date of Sale/Time
SD Semi-detached Structure Design (Style)
Short Short Sale Sale or Financing Concessions
sf Square Feet Area, Site, Basement
sqm Square Meters Area, Site
Unk Unknown Date of Sale/Time
VA Veterans Administration Sale or Financing Concessions
w Withdrawn Date Date of Sale/Time
wo Walk Out Basement Basement & Finished Rooms Below Grade
Woods Woods View View
Wtr Water View View
WtrFr Water Frontage Location
wu Walk Up Basement Basement & Finished Rooms Below Grade

UAD Version 9/2011 (Updated 1/2014)
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SINGLE FAMILY COMPARABLE RENT SCHEDULE
This form is intended to provide the appraiser with a familiar format to estimate the market rent of the subject property.  Adjustments should be made only for items of significant
difference between the comparables and the subject property.

ITEM SUBJECT COMPARABLE NO. COMPARABLE NO. COMPARABLE NO.

Address

Proximity to Subject

Date Lease Begins
Date Lease Expires
Monthy Rental If Currently

$ $ $Rented: $

Less: Utilities $ $ $ $
Furniture

Adjusted
$ $ $ $Monthly Rent

Data Source

RENT ADJUSTMENTS DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Rent
Concessions

Location/View

Design and Appeal

Age/Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths
Room Count
Gross Living Area Sq. Ft. Sq. Ft. Sq. Ft. Sq. Ft.
Other (e.g., basement,
etc.)

Other:

Net Adj. (total) + – $ + – $ + – $
Indicated Monthly
Market Rent $ $ $
Comments on market data, including the range of rents for single family properties, an estimate of vacancy for single family rental properties, the general trend of rents and
vacancy, and support for the above adjustments.  (Rent concessions should be adjusted to the market, not to the subject property.)

Final Reconciliation of Market Rent:

I (WE) ESTIMATE THE MONTHLY MARKET RENT OF THE SUBJECT AS OF TO BE $

Appraiser(s) SIGNATURE Review Appraiser SIGNATURE
(If applicable)

NAME NAME

Freddie Mac Form 1000  (8/88) [Y2K] Fannie Mae Form 1007  (8/88)

Form RNT — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

1783 Noe St
San Francisco, CA 94131

Vacant
N/A

3,500
0
0

3,500
Inspection/SFMLS
RealQuest

B;Res;
B;CtySky;
DT1;Victorian
Good
110
C4

4 2 1.0
882

631sf303sfwo
0rr0br0.0ba2o
1 Car Garage

Valley @ Church St
San Francisco, CA 94131
0.34 miles NE

Available now
Unknown

4,000
0
0

4,000
RealQuest / SF MLS
Craigslist #4484557719

Conventional
None
B;Res;
B;Garden/greenbelt +100
Traditional
Good
Unknown
C4

5 2 2 -150
1,200 -250

0sf

2 Car Garage -200

-500

3,500

561 Clipper St
San Francisco, CA 94114
0.66 miles NW

Available 06/01/2014
12 month

3,850
0
0

3,850
RealQuest / SF MLS
Craigslist #4480339658

Conventional
None
B;Res;
B;Garden/greenbelt +100
Contemporary
Good
93
C4

5 2 1
1,164 0

0sf

2 Car Garage -200

-100

3,750

1134 Castro St
San Francisco, CA 94114
0.82 miles N

Available 07/01/2014
12 month

3,880
0
0

3,880
RealQuest / SF MLS
Craigslist #4476069134

Conventional
None
B;Res;
B;Garden/greenbelt +100
Victorian
Good
114
C3 -400

4 1 1 +200
1,200 +250

0sf

1 Car Garage

150

4,030

Monthly rents are based on market
knowledge of rents for the area as well as information from both the San Francisco MLS and Craigslist.  Property managers and brokers that specialize in
property leasing and executive relocation provided additional information regarding market rents for the subject's neighborhood and immediate market area.
Market trends were also obtained from local realtor input.
The rental market is strong for the subject's market area.  Monthly rental pricing has been increasing over the previous 6 to 9 months.  There is a shortage of
rental properties available in the subject's neighborhood and immediate market area.  Rental comparables pulled from Craigslist may have intersections as
addresses or proximate locations.

Information regarding the subject property was pulled from RealQuest, Craigslist, and the San Francisco MLS.

After review of the information provided through Craigslist and broker input, the rental market for similar single family homes has been estimated as a range of
between $3,500 - $4,030/month.  The subject property is currently vacant.  The monthly market rent is estimated at $3,500 / month.

05/22/2014 14 3,500

Andrea Tameron

California Street Appraisals

20

1 2 3
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addresses or proximate locations.
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After review of the information provided through Craigslist and broker input, the rental market for similar single family homes has been estimated as a range of
between $3,500 - $4,030/month.  The subject property is currently vacant.  The monthly market rent is estimated at $3,500 / month.
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SINGLE FAMILY COMPARABLE RENT SCHEDULE
This form is intended to provide the appraiser with a familiar format to estimate the market rent of the subject property.  Adjustments should be made only for items of significant
difference between the comparables and the subject property.

ITEM SUBJECT COMPARABLE NO. COMPARABLE NO. COMPARABLE NO.

Address

Proximity to Subject

Date Lease Begins
Date Lease Expires
Monthy Rental If Currently

$ $ $Rented: $

Less: Utilities $ $ $ $
Furniture

Adjusted
$ $ $ $Monthly Rent

Data Source

RENT ADJUSTMENTS DESCRIPTION DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.– DESCRIPTION +(   )$ Adjust.–
Rent
Concessions

Location/View

Design and Appeal

Age/Condition

Above Grade Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths Total Bdrms Baths
Room Count
Gross Living Area Sq. Ft. Sq. Ft. Sq. Ft. Sq. Ft.
Other (e.g., basement,
etc.)

Other:

Net Adj. (total) + – $ + – $ + – $
Indicated Monthly
Market Rent $ $ $
Comments on market data, including the range of rents for single family properties, an estimate of vacancy for single family rental properties, the general trend of rents and
vacancy, and support for the above adjustments.  (Rent concessions should be adjusted to the market, not to the subject property.)

Final Reconciliation of Market Rent:

I (WE) ESTIMATE THE MONTHLY MARKET RENT OF THE SUBJECT AS OF TO BE $

Appraiser(s) SIGNATURE Review Appraiser SIGNATURE
(If applicable)

NAME NAME

Freddie Mac Form 1000  (8/88) [Y2K] Fannie Mae Form 1007  (8/88)
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Property Address
City County State Zip Code

Form PICPIX.SR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Photo Page
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Subject Front

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1783 Noe St

882
4
2
1.0
B;Res;
B;CtySky;
4000 sf
Q3
110

Subject Rear

Subject Street

Client

Owner
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Property Address
City County State Zip Code
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Additional Photos
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1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Off Street Parking Space

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
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882
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Q3
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Backyard

Client

Owner
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Property Address
City County State Zip Code
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Subject Photos Interior
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1783 Noe Street, LLC

Dining Room

Sales Price
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Kitchen
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Property Address
City County State Zip Code

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Photos Interior
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Kitchen
1783 Noe St

882
4
2
1.0
B;Res;
B;CtySky;
4000 sf
Q3
110

Carbon Monoxide Detector

Bathroom

Client

Owner

Form PICPIX.SI — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Subject Photos Interior
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Kitchen
1783 Noe St

882
4
2
1.0
B;Res;
B;CtySky;
4000 sf
Q3
110

Carbon Monoxide Detector

Bathroom

Client

Owner

Property Address
City County State Zip Code

Page #19Main File No. CSA15-0515



Property Address
City County State Zip Code
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Property Address
City County State Zip Code
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Property Address
City County State Zip Code
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Subject Photos Interior
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Laundry

Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age
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882
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Property Address
City County State Zip Code

Form PICPIX.CR — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Comparable Photos 1-3
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Comparable 1

Prox. to Subject
Sales Price
Client
Owner
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

128 Laidley St
0.06 miles SE
1,790,000
1,499
5
2
2.0
B;Res;
B;CtySky;
4477 sf
Q3
107

PHOTO PULLED FROM MLS.

Comparable 2

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

278 Randall St
0.08 miles E
1,690,000
1,152
5
2
1.0
B;Res;
B;CtySky;
2879 sf
Q3
104

Comparable 3

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

1753 Noe St
0.04 miles N
1,650,000
1,300
6
3
3.0
B;Res;
B;CtySky;
3900 sf
Q3
107

Client

Owner
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Property Address
City County State Zip Code
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Comparable Photos 4-6
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Comparable 4

Prox. to Subject
Sales Price
Client
Owner
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

4326 Cesar Chavez St
0.54 miles NW
1,530,000
1,379
5
2
1.0
B;Res;
B;CtySky;
2850 sf
Q3
114

Comparable 5

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

354 28th St
0.30 miles N
1,525,000
1,175
5
2
1.0
B;Res;
B;CtySky;
3040 sf
Q3
87

Comparable 6

Prox. to Subject
Sales Price
Gross Living Area
Total Rooms
Total Bedrooms
Total Bathrooms
Location
View
Site
Quality
Age

Client

Owner
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Property Address
City County State Zip Code

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Client

Owner

Form MAP.LOC — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Location Map
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC
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Owner

Property Address
City County State Zip Code
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Plat Map
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Plat Map

Form SCNLGL — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Property Profile

Form SCNLGL — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

Property Profile

Form SCNLGL — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE
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Property Address
City County State Zip Code

Form MAP.Tax — "WinTOTAL" appraisal software by a la mode, inc. — 1-800-ALAMODE

License
FIRST REPUBLIC BANK
1783 Noe St
San Francisco San Francisco CA 94131
1783 Noe Street, LLC

Client

Owner
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San Francisco San Francisco CA 94131
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Owner
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City County State Zip Code
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EXHIBIT D 



8/14/2015 1783 Noe St, San Francisco, CA 94131 is Recently Sold | Zillow

http://www.zillow.com/homedetails/1783-Noe-St-San-Francisco-CA-94131/15183630_zpid/?print=true 1/5

1783 Noe St, San Francisco, CA 94131 is Recently Sold

1783 Noe St,
San Francisco, CA 94131
2 beds · 1 bath · 875 sqft
Edit home facts for a more accurate Zestimate.

 SOLD: $1,705,000
Sold on 05/19/14
Zestimate : $1,559,787

Est. Mortgage

$6,309/mo

Fairmount Hts/Noe Valley remodeled 875 sq ft Victorian house on extra
large 40' x 100' lot zoned RH-1. Downtown, Bay and Hills views! On quiet
one-way block between 30th St and Laidley St. Full basement with garage
and laundry area. Remnants of developed living area in basement. Trust Sale
with limited disclosures. Roof is 16 years old, Wellington Pest Report from
4/3/2014 of $24,360. Current home is single-story, views shown are from a
potential horizontal addition. Large, level garden with
mature landscaping. Great location! Walk to Church St restaurants & shops.
Near J-Church, several bus lines and easy freeway access. Upper Noe Rec
Center & Playground, Billy Goat Hill are nearby. Walk score 82, transit 85,
bike 66. Great opportunity!
…

FACTS
Lot: 3,920 sqft
Single Family

Built in 1904
Views: 1,315 all time views

Last sold: May 2014 for
$1,705,000
Last sale price/sqft: $1,949

CONSTRUCTION
Room count: 4 Stories: 1 Unit count: 1

OTHER
Floor size: 875 sqft Parcel #: 6652 016A Zillow Home ID: 15183630

Zestimate Details

®

http://adclick.g.doubleclick.net/aclk%253Fsa%253DL%2526ai%253DBYgL81kvOVdu7EKSNlALaw7q4Cp-5tp4IAAAAEAEg_8OVKjgAWP_wuf63AWDJ9viGyKOgGbIBDnd3dy56aWxsb3cuY29tugEJZ2ZwX2ltYWdlyAEJ2gFTaHR0cDovL3d3dy56aWxsb3cuY29tL2hvbWVkZXRhaWxzLzE3ODMtTm9lLVN0LVNhbi1GcmFuY2lzY28tQ0EtOTQxMzEvMTUxODM2MzBfenBpZC_AAgLgAgDqAjAvNzQ0OS96aWxsb3cvcHJvcGVydHlfZGV0YWlscy9idXlfc29sZC90X21haW5fcDH4AvTRHpADrAKYA-ADqAMB0ASQTuAEAZAGAaAGH9gHAA%2526num%253D0%2526cid%253D5Gh3rA%2526sig%253DAOD64_2dUy7PYtPtIgxn_xodJUgYWwLIvg%2526client%253Dca-pub-1493591865408804%2526adurl%253Dhttp://www.zillow.com/pre-approval/
http://adclick.g.doubleclick.net/aclk%253Fsa%253DL%2526ai%253DBUZur1kvOVcWaNIGulALWmIO4AfepuawIAACQ9XAQASD_w5UqOABY387f_rkBYMn2-IbIo6AZsgEOd3d3LnppbGxvdy5jb226AQlnZnBfaW1hZ2XIAQnaAf8BaHR0cDovL3d3dy56aWxsb3cuY29tL2Fkcy9Nb2JpbGVBZEZyYW1lLmh0bT9kaWQ9JnR5cGU9QWNjaXBpdGVyQWQmc3o9JTVCMjgwLDMwJTVEJnNsb3Q9ZW1sc2JHOTNMM0J5YjNCbGNuUjVYMlJsZEdGcGJITXZZblY1WDNOdmJHUXZkRjl0WVdsdVgzQXkmdGFyZ2V0cz1leUpoWVcxbmJuSmpNU0k2SWpFM09ETWdUbTlsSUZOMElpd2lZV0Z0WjI1eVl6UWlPaUk1TkRFek1TQkhiR1Z1WDFCaGNtc2dVMkZ1WDBaeVlXNWphWE5qYnlCVFlXNWZSbkpoYm1OwAIC4AIA6gIwLzc0NDkvemlsbG93L3Byb3BlcnR5X2RldGFpbHMvYnV5X3NvbGQvdF9tYWluX3Ay-AL00R6QA6wCmAPgA6gDAeAEAZAGAaAGINgHAA%2526num%253D0%2526cid%253D5GjsUg%2526sig%253DAOD64_0WnYmNqe3TCWxAMl5H7ytRrXlxag%2526client%253Dca-pub-1493591865408804%2526adurl%253Dhttp://ad.doubleclick.net/ddm/trackclk/N6290.127722.ZILLOWINC1/B8836503.119655975%3Bdc_trk_aid%3D292489183%3Bdc_trk_cid%3D60116535
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CONSTRUCTION
SHEET NOTES

0.00C

0.01C

0.02C

CONCRETE FOUNDATIONS S.S.D

CONCRETE SLAB, SSD

PERMEABLE PAVER DRIVEWAY

1.00C

1.03C

1.02C

1.04C

2.01C

3.00C

INTERIOR DOOR

5.00C

5.01C

INTERIOR STAIR, MIN 10" RUN, MAX 7.75"
RISE, WITH WOOD STRUCTURE, HARDWOOD
TREADS AND RISERS. STEEL HANDRAIL ON
ONE SIDE, 36" HIGH

1.05C

WATER HEATER

1.07C

WALL TYPES

20 MIN FIRE-RATED SOLID-CORE
INTERIOR DOOR WITH SELF-CLOSER
AND SMOKE GASKET BETWEEN GARAGE
AND LIVING SPACE

1.01C

2.02C

3.01C

3.02C BATHROOM WITH NEW FIXTURES AND
FINISHES.

3.03C

LAUNDRY ROOM WITH NEW WASHER &
DRYER. NEW CABINETS. VENT AS REQUIRED

3.04C

KITCHEN WITH CABINETS, COUNTERS,
APPLIANCES AND FIXTURES

3.05C

NEW HARDWOOD FLOORING

NEW TILE FLOORINGSEE WALL-TYPE LEGEND ABOVE FOR ALL WALL
TYPES AND SPECIFICATIONS

5
8" TYPE-X GYPSUM WALLBOARD AT CEILING

2.06C

POWDER ROOM WITH NEW FIXTURES AND
FINISHES.

42" HIGH FRAMELESS TEMPERED GLASS
GUARDRAIL

2.08C

5.02C TRENCH DRAIN AT GARAGE DOOR

0.04C

0.05C CONCRETE RETAINING WALL

0.06C

CONCRETE STAIRS PER CBC 1009.4: MIN
10" RUN, MAX 7.75" RISE. NOSING NOT
LESS THAN .75" BUT NOT MORE THAN
1.25". NEW GUARDRAIL ON ONE SIDE, 42"
ABOVE TREAD NOSING. 36" HIGH
HANDRAIL WHERE REQUIRED.

1.08C

1.09C

1 HR FIRE-RATED LOW-SLOPE UNOCCUPIED
ROOF WITH BUILT-UP CLASS-A OR B
ROOFING, 11

8" PLYWOOD, WOOD FRAMING
AND 5

8" TYPE-X GYP. BD. AT CEILING. WITH
ROOF DRAIN AND OVERFLOW DRAIN OR
SCUPPER

2.09C

RADIANT HEATING SYSTEM WITH BOILER

NOT USED

4.02C

BUILT-IN CABINET

BUILT-IN WINE STORAGE SYSTEM

3.06C

3.07C

BUILT-IN PANTRY CABINETS

BUILT-IN BENCH

4.00C

4.01C

2.00C EXTERIOR BRONZE ANODIZED ALUMINUM
WINDOW UNIT W/ PAINTED WOOD TRIM

0.03C CONCRETE TERRACE OR WALK

INTERIOR STAIR, MIN 10" RUN, MAX 7.75"
RISE, WITH STEEL STRUCTURE, HARDWOOD
TREADS AND RISERS. STEEL HANDRAIL ON
ONE SIDE, 36" HIGH

NOT USED

PAINTED WOOD FENCE

1 HR FIRE-RATED LOW-SLOPE ROOF
TERRACE WITH PORCELAIN TILE OVER
MORTAR OVER BUILT-UP CLASS-A OR B
ROOFING, 11

8" PLYWOOD, WOOD FRAMING
AND 5

8" TYPE-X GYP. BD. AT CEILING. WITH
ROOF DRAIN AND OVERFLOW DRAIN OR
SCUPPER

1.06C

42" HIGH 1-HR FIRE-RATED GUARDWALL
WITH 2x6 WOOD FRAMING AND 7/8"
INTEGRAL COLOR STUCCO, OVER BUILDING
PAPER, OVER PLYWD SHEATHING BOTH
SIDES AND TOP.

STAINED WOOD SOFFIT TO MATCH SIDING

INTEGRAL COLOR STUCCO FASCIA AND
CANTED EAVE

0.07C PRECAST CONCRETE PLANTER

0.08C
SEE LANDSCAPE PLAN FOR ALL
LANDSCAPE MATERIALS AND DETAILS

EXTERIOR BRONZE ANODIZED ALUMINUM
BREAK PANEL BETWEEN WINDOW UNITS

EXTERIOR BRONZE ANODIZED ALUMINUM
SLIDING DOOR UNIT W/PAINTED WOOD TRIM

2.04C

2.05C

2.03C

EXTERIOR CLEAR ANODIZED ALUMINUM
SLIDING DOOR UNIT SET 2" BACK IN OPENING
WITH STUCCO RETURN AND ALUMINUM SILL

EXTERIOR CLEAR ANODIZED ALUMINUM
BREAK PANEL BETWEEN WINDOW UNITS

EXTERIOR CLEAR ANODIZED ALUMINUM
WINDOW UNIT SET 2" BACK IN OPENING WITH
STUCCO RETURN AND ALUMINUM SILL

EXTERIOR PAINTED FLUSH WOOD DOOR

2.07C
EXTERIOR PAINTED UPWARD-ACTING
SECTIONAL AUTOMATIC FLUSH WOOD
GARAGE DOOR, 12' WIDE

LAUNDRY CONNECTIONS AT MASTER
CLOSET

ELEVATOR

5.03C

5.04C

5.05C

PHOTOVOLTAIC PANELS5.06C

NEW CONCRETE FLOORING

NEW DESIGN-BUILD
SPRINKLER SYSTEM UNDER
SEPARATE PERMIT PER NFPA
13R

1.10C 30 " HIGH SOLID GUARDWALL WITH STAINED
WOOD SIDING AND 12" HIGH FRAMELESS
TEMPERED GLASS RAIL ABOVE.

1.11C 30 " HIGH SOLID PARAPET WALL

2.10C MOTORIZED OPERABLE SLIDING SKYLIGHT
FOR ACCESS TO ROOF TERRACE
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CONCRETE SLAB, SSD

PERMEABLE PAVER DRIVEWAY

1.00C

1.03C

1.02C

1.04C

2.01C

3.00C

INTERIOR DOOR

5.00C

5.01C

INTERIOR STAIR, MIN 10" RUN, MAX 7.75"
RISE, WITH WOOD STRUCTURE, HARDWOOD
TREADS AND RISERS. STEEL HANDRAIL ON
ONE SIDE, 36" HIGH

1.05C

WATER HEATER

1.07C

WALL TYPES

20 MIN FIRE-RATED SOLID-CORE
INTERIOR DOOR WITH SELF-CLOSER
AND SMOKE GASKET BETWEEN GARAGE
AND LIVING SPACE

1.01C

2.02C

3.01C

3.02C BATHROOM WITH NEW FIXTURES AND
FINISHES.

3.03C

LAUNDRY ROOM WITH NEW WASHER &
DRYER. NEW CABINETS. VENT AS REQUIRED

3.04C

KITCHEN WITH CABINETS, COUNTERS,
APPLIANCES AND FIXTURES

3.05C

NEW HARDWOOD FLOORING

NEW TILE FLOORINGSEE WALL-TYPE LEGEND ABOVE FOR ALL WALL
TYPES AND SPECIFICATIONS

5
8" TYPE-X GYPSUM WALLBOARD AT CEILING

2.06C

POWDER ROOM WITH NEW FIXTURES AND
FINISHES.

42" HIGH FRAMELESS TEMPERED GLASS
GUARDRAIL

2.08C

5.02C TRENCH DRAIN AT GARAGE DOOR

0.04C

0.05C CONCRETE RETAINING WALL

0.06C

CONCRETE STAIRS PER CBC 1009.4: MIN
10" RUN, MAX 7.75" RISE. NOSING NOT
LESS THAN .75" BUT NOT MORE THAN
1.25". NEW GUARDRAIL ON ONE SIDE, 42"
ABOVE TREAD NOSING. 36" HIGH
HANDRAIL WHERE REQUIRED.

1.08C

1.09C

1 HR FIRE-RATED LOW-SLOPE UNOCCUPIED
ROOF WITH BUILT-UP CLASS-A OR B
ROOFING, 11

8" PLYWOOD, WOOD FRAMING
AND 5

8" TYPE-X GYP. BD. AT CEILING. WITH
ROOF DRAIN AND OVERFLOW DRAIN OR
SCUPPER

2.09C

RADIANT HEATING SYSTEM WITH BOILER

NOT USED

4.02C

BUILT-IN CABINET

BUILT-IN WINE STORAGE SYSTEM

3.06C

3.07C

BUILT-IN PANTRY CABINETS

BUILT-IN BENCH

4.00C

4.01C

2.00C EXTERIOR BRONZE ANODIZED ALUMINUM
WINDOW UNIT W/ PAINTED WOOD TRIM

0.03C CONCRETE TERRACE OR WALK

INTERIOR STAIR, MIN 10" RUN, MAX 7.75"
RISE, WITH STEEL STRUCTURE, HARDWOOD
TREADS AND RISERS. STEEL HANDRAIL ON
ONE SIDE, 36" HIGH

NOT USED

PAINTED WOOD FENCE

1 HR FIRE-RATED LOW-SLOPE ROOF
TERRACE WITH PORCELAIN TILE OVER
MORTAR OVER BUILT-UP CLASS-A OR B
ROOFING, 11

8" PLYWOOD, WOOD FRAMING
AND 5

8" TYPE-X GYP. BD. AT CEILING. WITH
ROOF DRAIN AND OVERFLOW DRAIN OR
SCUPPER

1.06C

42" HIGH 1-HR FIRE-RATED GUARDWALL
WITH 2x6 WOOD FRAMING AND 7/8"
INTEGRAL COLOR STUCCO, OVER BUILDING
PAPER, OVER PLYWD SHEATHING BOTH
SIDES AND TOP.

STAINED WOOD SOFFIT TO MATCH SIDING

INTEGRAL COLOR STUCCO FASCIA AND
CANTED EAVE

0.07C PRECAST CONCRETE PLANTER

0.08C
SEE LANDSCAPE PLAN FOR ALL
LANDSCAPE MATERIALS AND DETAILS

EXTERIOR BRONZE ANODIZED ALUMINUM
BREAK PANEL BETWEEN WINDOW UNITS

EXTERIOR BRONZE ANODIZED ALUMINUM
SLIDING DOOR UNIT W/PAINTED WOOD TRIM

2.04C

2.05C

2.03C

EXTERIOR CLEAR ANODIZED ALUMINUM
SLIDING DOOR UNIT SET 2" BACK IN OPENING
WITH STUCCO RETURN AND ALUMINUM SILL

EXTERIOR CLEAR ANODIZED ALUMINUM
BREAK PANEL BETWEEN WINDOW UNITS

EXTERIOR CLEAR ANODIZED ALUMINUM
WINDOW UNIT SET 2" BACK IN OPENING WITH
STUCCO RETURN AND ALUMINUM SILL

EXTERIOR PAINTED FLUSH WOOD DOOR

2.07C
EXTERIOR PAINTED UPWARD-ACTING
SECTIONAL AUTOMATIC FLUSH WOOD
GARAGE DOOR, 12' WIDE

LAUNDRY CONNECTIONS AT MASTER
CLOSET

ELEVATOR

5.03C

5.04C

5.05C

PHOTOVOLTAIC PANELS5.06C

NEW CONCRETE FLOORING

NEW DESIGN-BUILD
SPRINKLER SYSTEM UNDER
SEPARATE PERMIT PER NFPA
13R

1.10C 30 " HIGH SOLID GUARDWALL WITH STAINED
WOOD SIDING AND 12" HIGH FRAMELESS
TEMPERED GLASS RAIL ABOVE.

1.11C 30 " HIGH SOLID PARAPET WALL

2.10C MOTORIZED OPERABLE SLIDING SKYLIGHT
FOR ACCESS TO ROOF TERRACE
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5.04C
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5.00C
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INTERIOR STAIR, MIN 10" RUN, MAX 7.75"
RISE, WITH STEEL STRUCTURE, HARDWOOD
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2.06C

POWDER ROOM WITH NEW FIXTURES AND
FINISHES.

42" HIGH FRAMELESS TEMPERED GLASS
GUARDRAIL

2.08C

5.02C TRENCH DRAIN AT GARAGE DOOR

0.04C

0.05C CONCRETE RETAINING WALL

0.06C

CONCRETE STAIRS PER CBC 1009.4: MIN
10" RUN, MAX 7.75" RISE. NOSING NOT
LESS THAN .75" BUT NOT MORE THAN
1.25". NEW GUARDRAIL ON ONE SIDE, 42"
ABOVE TREAD NOSING. 36" HIGH
HANDRAIL WHERE REQUIRED.

1.08C

1.09C

1 HR FIRE-RATED LOW-SLOPE UNOCCUPIED
ROOF WITH BUILT-UP CLASS-A OR B
ROOFING, 11

8" PLYWOOD, WOOD FRAMING
AND 5

8" TYPE-X GYP. BD. AT CEILING. WITH
ROOF DRAIN AND OVERFLOW DRAIN OR
SCUPPER

2.09C

RADIANT HEATING SYSTEM WITH BOILER

NOT USED

4.02C

BUILT-IN CABINET

BUILT-IN WINE STORAGE SYSTEM

3.06C

3.07C

BUILT-IN PANTRY CABINETS

BUILT-IN BENCH

4.00C

4.01C

2.00C EXTERIOR BRONZE ANODIZED ALUMINUM
WINDOW UNIT W/ PAINTED WOOD TRIM

0.03C CONCRETE TERRACE OR WALK

INTERIOR STAIR, MIN 10" RUN, MAX 7.75"
RISE, WITH STEEL STRUCTURE, HARDWOOD
TREADS AND RISERS. STEEL HANDRAIL ON
ONE SIDE, 36" HIGH

NOT USED

PAINTED WOOD FENCE

1 HR FIRE-RATED LOW-SLOPE ROOF
TERRACE WITH PORCELAIN TILE OVER
MORTAR OVER BUILT-UP CLASS-A OR B
ROOFING, 11

8" PLYWOOD, WOOD FRAMING
AND 5

8" TYPE-X GYP. BD. AT CEILING. WITH
ROOF DRAIN AND OVERFLOW DRAIN OR
SCUPPER

1.06C

42" HIGH 1-HR FIRE-RATED GUARDWALL
WITH 2x6 WOOD FRAMING AND 7/8"
INTEGRAL COLOR STUCCO, OVER BUILDING
PAPER, OVER PLYWD SHEATHING BOTH
SIDES AND TOP.

STAINED WOOD SOFFIT TO MATCH SIDING

INTEGRAL COLOR STUCCO FASCIA AND
CANTED EAVE

0.07C PRECAST CONCRETE PLANTER

0.08C
SEE LANDSCAPE PLAN FOR ALL
LANDSCAPE MATERIALS AND DETAILS

EXTERIOR BRONZE ANODIZED ALUMINUM
BREAK PANEL BETWEEN WINDOW UNITS

EXTERIOR BRONZE ANODIZED ALUMINUM
SLIDING DOOR UNIT W/PAINTED WOOD TRIM

2.04C

2.05C

2.03C

EXTERIOR CLEAR ANODIZED ALUMINUM
SLIDING DOOR UNIT SET 2" BACK IN OPENING
WITH STUCCO RETURN AND ALUMINUM SILL

EXTERIOR CLEAR ANODIZED ALUMINUM
BREAK PANEL BETWEEN WINDOW UNITS

EXTERIOR CLEAR ANODIZED ALUMINUM
WINDOW UNIT SET 2" BACK IN OPENING WITH
STUCCO RETURN AND ALUMINUM SILL

EXTERIOR PAINTED FLUSH WOOD DOOR

2.07C
EXTERIOR PAINTED UPWARD-ACTING
SECTIONAL AUTOMATIC FLUSH WOOD
GARAGE DOOR, 12' WIDE

LAUNDRY CONNECTIONS AT MASTER
CLOSET

ELEVATOR

5.03C

5.04C

5.05C

PHOTOVOLTAIC PANELS5.06C

NEW CONCRETE FLOORING

NEW DESIGN-BUILD
SPRINKLER SYSTEM UNDER
SEPARATE PERMIT PER NFPA
13R

1.10C 30 " HIGH SOLID GUARDWALL WITH STAINED
WOOD SIDING AND 12" HIGH FRAMELESS
TEMPERED GLASS RAIL ABOVE.

1.11C 30 " HIGH SOLID PARAPET WALL

2.10C MOTORIZED OPERABLE SLIDING SKYLIGHT
FOR ACCESS TO ROOF TERRACE
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