
 

 

Executive Summary 
Conditional Use 

HEARING DATE: SEPTEMBER 24, 2020 

 

Record No.: 2017-009840CUA 
Project Address: 859-861 Baker Street 
Zoning: RH-3 (Residential, House – Three-Family) 
 40-X Height & Bulk District 
Block/Lot: 1151/001 
Project Sponsor: Xie Guan 
 26 Farview Court 
 San Francisco, CA 94134 
Property Owner: Chu Kam Ping 
 861 Baker Street 
 San Francisco, CA 94115 
Staff Contact: Matt Dito – (628) 652-7358 
 matthew.dito@sfgov.org  

Recommendation: Disapproval 

 
 

Project Description 

The Project proposes to remove an unauthorized dwelling unit on the third floor of a three-story building. The 
building has a residential flat on both the first and second floors. The unauthorized third floor dwelling unit 
would be merged with the second floor residential flat. The Project also includes the legalization of a second 
unauthorized dwelling unit at the rear of the lot in a separate structure. This request, along with an associated 
Building Permit Application, seeks to abate Planning Enforcement Case No. 2019-000406ENF and Department of 
Building Inspection Complaint Nos. 201766155, 201767571, and 201786691. 
 

Required Commission Action 

In order for the Project to proceed, the Commission must grant a Conditional Use Authorization, pursuant to 
Planning Code Sections 303 and 317 to allow the removal of the unauthorized dwelling unit  within the RH-3 
Zoning District. 
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Issues and Other Considerations 

• Public Comment & Outreach: The Department has received one comment in opposition to the Project 
from the current tenant of the unauthorized dwelling unit proposed for removal. The comment noted that 
the unit is occupied and subject to rent control. 

• Accuracy of Submitted Application: The application submitted states the kitchen in the unauthorized 
dwelling unit on the third floor of the front building has already been removed, and that the application is for 
legalization of the removal. Photos submitted by the current tenant show the kitchen has not been removed. 

• Financial Feasibility of Legalization: The applicant has not demonstrated that legalizing the third floor 
unauthorized dwelling unit is infeasible, which would require the cost of legalization to exceed the monetary 
gain in value of the property as a result of legalization. An independent appraisal determined that the 
building has a value of $2,170,000 as a four unit building with the two unauthorized dwelling units legalized. 
As a three unit building, with only the rear unauthorized dwelling unit legalized and the third floor unit 
removed, the building would have a value of $1,520,000. In order for legalization to be infeasible, the cost of 
such legalization would have to exceed $650,000. The applicant has stated that the cost to legalize the third 
floor unauthorized unit is approximately $180,000. Therefore, the Planning Code deems that the cost to 
legalize the unit is feasible. The average cost of construction to legalize a dwelling unit was approximately 
$65,000 as of December 2018. The applicant has not stated why the cost to legalize the third floor dwelling 
unit is nearly three times the average. 

• Density Limits. The subject lot is in an RH-3 Zoning District, which generally permits up to three dwelling 
units per lot. The subject lot has two existing legal dwelling units. There are two unauthorized dwelling units. 
One unauthorized dwelling unit may be legalized as a principally permitted dwelling unit under density, or 
as an Accessory Dwelling Unit. The additional unauthorized dwelling unit may be legalized under Planning 
Code Section 207.3 (Authorization of Dwelling Units Construction without a Permit in an Existing Building 
Zoned for Residential Use).  

Environmental Review  
The Project has not undergone environmental review, as the Department is recommending disapproval of the 
application. CEQA review is not required to deny a project. Should the Commission wish to approve the Project, 
environmental review would be required.  

Basis for Recommendation 

The Department finds that the Project is, on balance, not consistent with the Objectives and Policies of the 
General Plan. The Project results in the loss of an occupied unit that is subject to rent control. Considering the 
City’s housing needs, the loss of a residential unit subject to tenant protections is not consistent with several 
objectives and policies of the General Plan, nor is it necessary or desirable for the surrounding neighborhood.   
 

Attachments: 
Draft Motion – Conditional Use Authorization 
Exhibit B – Plans 
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Exhibit C – Land Use Data 
Exhibit D – Maps and Context Photos  
Exhibit E - Project Sponsor Submittal 
Exhibit F – Appraisal Report 
 



 

 

Planning Commission Draft Motion 
HEARING DATE: SEPTEMBER 24, 2020 

 

Record No.: 2017-009840CUA 
Project Address: 859 – 861 BAKER STREET 
Zoning: RH-3 (Residential, House – Three-Family) 
 40-X Height & Bulk District 
Block/Lot: 1151/001 
Project Sponsor: Xie Guan 
 26 Farview Court 
 San Francisco, CA 94134 
Property Owner: Chu Kam Ping 
 861 Baker Street 
 San Francisco, CA 94115 
Staff Contact: Matt Dito – (628) 652-7358 
 matthew.dito@sfgov.org  
 
 
ADOPTING FINDINGS RELATING TO THE DISAPPROVAL OF CONDITIONAL USE AUTHORIZATION PURSUANT TO 
SECTIONS 303 AND 317 OF THE PLANNING CODE TO ALLOW THE REMOVAL OF AN UNAUTHORIZED DWELLING 
UNIT VIA RESIDENTIAL MERGER AT THE THIRD FLOOR OF AN EXISTING RESIDENTIAL BUILDING LOCATED AT 859-
861 BAKER STREET, LOT 001 WITHIN ASSESSOR’S BLOCK 1151, WITHIN AN RH-3 (RESIDENTIAL, HOUSE – THREE-
FAMILY) ZONING DISTRICT AND A 40-X HEIGHT & BULK DISTRICT. 
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PREAMBLE 

On April 11, 2018, Xie (Bill) Guan of Xie Associates, Inc. (hereinafter "Project Sponsor") filed Application No. 2017-
009840CUA (hereinafter “Application”) with the Planning Department (hereinafter “Department”) for Conditional 
use Authorization to remove an unauthorized dwelling unit via residential merger (hereinafter “Project”) at 859-
861 Baker Street, Block 1151 Lot 001 (hereinafter “Project Site”). 
 
On September 24, 2020, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly 
noticed public hearing at a regularly scheduled meeting on Conditional Use Authorization Application No. 2017-
009840CUA. 
 
The Planning Department Commission Secretary is the custodian of records; the File for Record No. 2017-
009840CUA is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California. 
 
The Commission has heard and considered the testimony presented to it at the public hearing and has further 
considered written materials and oral testimony presented on behalf of the applicant, Department staff, and 
other interested parties. 
 
MOVED, that the Commission hereby disapproves the Conditional Use Authorization as requested in Application 
No. 2017-009840CUA, based on the following findings: 
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FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and arguments, 
this Commission finds, concludes, and determines as follows: 
 

1. The above recitals are accurate and constitute findings of this Commission. 
 

2. Project Description. The Project proposes to remove an unauthorized dwelling unit on the third floor of 
a three-story building. The building has a residential flat on both the first and second floors. The 
unauthorized third floor dwelling unit would be merged with the second floor residential flat. The 
Project also includes the legalization of a second unauthorized dwelling unit at the rear of the lot in a 
separate structure. This request, along with an associated Building Permit Application, seeks to abate 
Planning Enforcement Case No. 2019-000406ENF and Department of Building Inspection Complaint 
Nos. 201766155, 201767571, and 201786691. 

 
3. Site Description and Present Use. The Project is located on corner lot at the southwest corner of Turk 

Boulevard and Baker Street. The lot contains two structures. The structure at the front of the lot, at the 
corner of Turk Boulevard and Baker Street, is a two-family dwelling. Residential flats are located at the 
first and second floor. The subject unauthorized dwelling unit, proposed for removal, is located on the 
third floor of the front structure. It is not clear when the unit was created, however the current tenant has 
communicated to the Department that they have lived in the unit since 2011, while the project 
application states it has been occupied since 2017. The second structure on the lot is located at the rear, 
fronting Turk Boulevard. The structure is legally designated for accessory storage space. The structure 
has been converted to a second unauthorized dwelling unit. This unit is proposed for legalization. 

 
4. Surrounding Properties and Neighborhood. The Project Site is located within an RH-3 Zoning District 

in the Western Addition neighborhood. The immediate surrounding neighborhood is zoned for similarly 
low-density residential uses, characterized by three- and four-story buildings that range from one to 
three dwelling units. 
 

5. Public Outreach and Comments. The Department has received one comment in opposition to the 
Project from the current tenant of the unauthorized dwelling unit proposed for removal. The comment 
noted that the unit is occupied and subject to rent control. 

 
6. Planning Code Compliance. The Commission finds that the Project is consistent with the relevant 

provisions of the Planning Code in the following manner: 
 

A. Removal of Unauthorized Units. Planning Code Section 317(g)(6) sets forth criteria for the Planning 
Commission to consider when reviewing applications for the removal of Unauthorized Units. 
 
1. Whether the Unauthorized Unit is eligible for legalization under Section 207.3 of this Code.  

 
The unauthorized unit is eligible for legalization under Section 207.3 of the Planning Code. 
 

2. Whether the costs to legalize the Unauthorized Unit or Units under the Planning, Building, and 
other applicable Codes is reasonable based on how such cost compares to the average cost of 
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legalization per unit derived from the cost of projects on the Planning Department's Master List of 
Additional Dwelling Units Approved required by Section 207.3(k) of this Code. 
 
As of December 2018, the average cost to legalize an unauthorized dwelling unit was $65,000. The 
Project Sponsor stated that the cost to legalize the unit is approximately $180,000. No reason was 
given as to why the cost to legalize the unit is nearly three times the average. 

 
3. Whether it is financially feasible to legalize the Unauthorized Unit or Units. Such determination 

will be based on the costs to legalize the Unauthorized Unit(s) under the Planning, Building, and 
other applicable Codes in comparison to the added value that legalizing said Units would provide 
to the subject property. The gain in the value of the subject property shall be based on the current 
value of the property with the Unauthorized Unit(s) compared to the value of the property if the 
Unauthorized Unit(s) is/are legalized. The calculation of the gain in value shall be conducted and 
approved by a California licensed property appraiser. Legalization would be deemed financially 
feasible if gain in the value of the subject property is equal to or greater than the cost to legalize 
the Unauthorized Unit. 
 
The Project Sponsor stated that the cost to legalize the unauthorized unit is $180,000. A licensed 
property appraiser determined that the value of the property with the unauthorized dwelling unit 
removed would be $1,520,000. The appraiser also determined that the value of the property with 
the unauthorized dwelling unit legalized would be $2,170,000. With legalization of the unit 
increasing the value of the property by approximately $650,000 and costing $180,000, it is 
financially feasible to legalize the unauthorized unit. 

 
4. If no City funds are available to assist the property owner with the cost of legalization, whether the 

cost would constitute a financial hardship. 
 

The property owner has stated, but not demonstrated to the Planning Department,  that the cost 
of legalization would be a financial hardship. 
 

B. Residential Merger. Planning Code Section 317(g)(2) sets forth criteria for the Planning Commission to 
consider when reviewing applications for Residential Conversion. 
 
1. Whether removal of the unit would eliminate only owner occupied housing, and if so, for how long 

the unit proposed to be removed has been owner occupied. 
 
The unit is not owner occupied. It is tenant occupied. 
 

2. Whether removal of the unit and the merger with another is intended for owner occupancy. 
 
The merger of unauthorized dwelling unit with the existing second floor dwelling unit is not intended 
for owner occupancy. 
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3. Whether removal of the unit will remove an affordable housing unit as defined in Section 401 of 
the Planning Code or housing subject to the Residential Rent Stabilization and Arbitration 
Ordinance. 
 
The unauthorized dwelling unit proposed for removal  is subject to the Residential Rent Stabilization 
and Arbitration Ordinance. 

 
4. If removal of the unit removes an affordable housing unit as defined in Section 401 of this Code 

or units subject to the Residential Rent Stabilization and Arbitration Ordinance, whether 
replacement housing will be provided which is equal or greater in size, number of bedrooms, 
affordability, and suitability to households with children to the units being removed. 
 
Equivalent replacement housing is not provided for the unauthorized dwelling unit proposed for 
removal. 

 
5. How recently the unit being removed was occupied by a tenant or tenants. 

 
The Project Sponsor stated that the current tenancy began in 2017. The tenants state they have 
occupied the dwelling unit since 2011. 

 
6. Whether the number of bedrooms provided in the merged unit will be equal to or greater than the 

number of bedrooms in the separate units. 
 
The merged unit is proposed to have five bedrooms. The unauthorized dwelling unit on the third 
floor and the second floor dwelling unit currently have five bedrooms total. 

 
7. Whether removal of the unit is necessary to correct design or functional deficiencies that cannot 

be corrected through interior alterations. 
 
Removal of the unit is not necessary to correct design or functional deficiencies. 

 
8. The appraised value of the least expensive Residential Unit proposed for merger only when the 

merger does not involve an unauthorized unit. 
 
The merger involves an unauthorized unit. 

 
7. Conditional Use Findings. Planning Code Section 303 establishes criteria for the Planning Commission 

to consider when reviewing applications for Conditional Use authorization. On balance, the project 
complies with said criteria in that: 

 
A. The proposed new uses and building, at the size and intensity contemplated and at the proposed 

location, will provide a development that is necessary or desirable, and compatible with, the 
neighborhood or the community. 
 
The Project proposes to remove an occupied residential unit that is subject to the Rent Stabilization 
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and Arbitration Ordinance. The elimination of this unit of housing is neither necessary nor desirable 
when considering the City’s current housing and affordability crisis. 
 

B. The proposed project will not be detrimental to the health, safety, convenience or general welfare of 
persons residing or working in the vicinity. There are no features of the project that could be 
detrimental to the health, safety or convenience of those residing or working the area, in that:  

 
(1) Nature of proposed site, including its size and shape, and the proposed size, shape and 

arrangement of structures;  
 
The proposed project would not alter the exterior building envelope, and would therefore have 
no effect on the proposed site, structures in the vicinity, or neighborhood. 
 

(2) The accessibility and traffic patterns for persons and vehicles, the type and volume of such 
traffic, and the adequacy of proposed off-street parking and loading;  
 
Removal of the dwelling unit will have no effect on accessibility and traffic patterns for persons 
and vehicles. One dwelling unit does not have a significant on such traffic. Off-street parking 
and loading are not required for the project.  
 

(3) The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, dust 
and odor;  
 
The proposed project will not result in any noxious or offensive emissions such as noise, glare, 
dust, and odor. 
 

(4) Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 
parking and loading areas, service areas, lighting and signs;  
 
The proposed project does not require any additional treatments to landscaping, screening, 
open spaces, parking and loading areas, service areas, lighting, or signs. 

 
C. That the use as proposed will comply with the applicable provisions of the Planning Code and 

will not adversely affect the General Plan. 
 
The Project complies with all relevant requirements and standards of the Planning Code, but is not 
consistent with the objectives and policies of the General Plan. 
 

D. That the use as proposed would provide development that is in conformity with the purpose of 
the applicable Neighborhood Commercial District. 
 
The project is not located within a Neighborhood Commercial District.  

 
8. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and 

Policies of the General Plan: 



Draft Motion   RECORD NO. 2017-009840CUA 
September 24, 2020  859-861 Baker Street  
 

  7  

 
HOUSING ELEMENT 
 
Objectives and Policies 
 
OBJECTIVE 2 
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE STANDARDS, 
WITHOUT JEOPARDIZING AFFORDABILITY. 
 
Policy 2.1 
Discourage the demolition of sound existing housing, unless the demolition results in a net increase in 
affordable housing. 
 
Policy 2.4 
Promote improvements and continued maintenance to existing units to ensure long term habitation 
and safety. 
 
OBJECTIVE 3: 
PROTECT THE AFFORDABILITY OF THE EXISTING HOUSING STOCK, ESPECIALLY RENTAL 
UNITS. 
 
Policy 3.1: 
Preserve rental units, especially rent controlled units, to meet the City’s affordable housing needs. 
 
The proposed removal of a residential dwelling unit via merger  will not retain existing housing units, nor 
will it protect the affordability of the existing housing stock. The removal of the subject unauthorized unit 
would result in a net decrease of one unit to the City’s overall housing stock. While legalization of the unit 
would require that certain scopes of work be performed in order to comply with all relevant City codes, the 
pathway to legalization is feasible. Required improvements would help ensure long term habitation and 
safety. Conversely, the proposed project would result in the elimination of a rental unit. 

 
9. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review of 

permits for consistency with said policies. On balance, the project complies with said policies in that:  
 

A. That existing neighborhood-serving retail uses be preserved and enhanced and future 
opportunities for resident employment in and ownership of such businesses be enhanced.  
 
The project site does not possess any neighborhood-serving retail uses.  
 

B. That existing housing and neighborhood character be conserved and protected in order to 
preserve the cultural and economic diversity of our neighborhoods. 
 
The proposed project would eliminate one existing housing unit that is subject to the Residential 
Rent Stabilization and Arbitration Ordinance. 
 

C. That the City's supply of affordable housing be preserved and enhanced.  
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The Project does not currently possess any existing affordable housing, though the existing unit 
proposed for removal does have tenant protections under the Residential Rent Stabilization and 
Arbitration Ordinance. 
 

D. That commuter traffic not impede MUNI transit service or overburden our streets or 
neighborhood parking.  
 
The Project would not increase commuter traffic, and have no effect on MUNI transit service or 
overburden our streets or neighborhood parking.  
 

E. 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. 
 
The Project will not displace any service or industry establishment, and will not affect industrial or 
service sector uses or related employment opportunities.  
 

F. That the City achieve the greatest possible preparedness to protect against injury and loss of life 
in an earthquake. 
 
The Project is designed and will be constructed to conform to the structural and seismic safety 
requirements of the City Building Code.  However, the denial of the Conditional Use Authorization, 
and subsequent legalization of the existing housing unit, would also result in greater 
preparedness to protect against injury in that the unit would be required to comply with all 
relevant City codes, including structural requirements. 
 

G. That landmarks and historic buildings be preserved. 
 
Currently, the Project Site does not contain any City Landmarks or historic buildings. 
 

H. That our parks and open space and their access to sunlight and vistas be protected from 
development.  
 
The Project will have no impact on existing parks and open spaces.  

 
10. The Project is not consistent with and would not promote the general and specific purposes of the Code 

provided under Section 101.1(b) in that, as designed, the Project would contribute to the character and 
stability of the neighborhood and would constitute a beneficial development.  
 

11. The Commission hereby finds that approval of the Conditional Use Authorization would not promote the 
health, safety and welfare of the City. 
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DECISION 

That based upon the Record, the submissions by the Applicant, the staff of the Department and other interested 
parties, the oral testimony presented to this Commission at the public hearings, and all other written materials 
submitted by all parties, the Commission hereby DISAPPROVES Conditional Use Authorization Application 
No. 2017-009840CUA. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional Use 
Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion. The effective date 
of this Motion shall be the date of this Motion if not appealed (after the 30-day period has expired) OR the date of 
the decision of the Board of Supervisors if appealed to the Board of Supervisors. For further information, please 
contact the Board of Supervisors at (415) 554-5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San 
Francisco, CA 94102. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000 that is 
imposed as a condition of approval by following the procedures set forth in Government Code Section 66020. 
The protest must satisfy the requirements of Government Code Section 66020(a) and must be filed within 90 
days of the date of the first approval or conditional approval of the development referencing the challenged fee 
or exaction. For purposes of Government Code Section 66020, the date of imposition of the fee shall be the date 
of the earliest discretionary approval by the City of the subject development.  
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning 
Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning Administrator’s 
Variance Decision Letter constitutes the approval or conditional approval of the development and the City 
hereby gives NOTICE that the 90-day protest period under Government Code Section 66020 has begun. If the City 
has already given Notice that the 90-day approval period has begun for the subject development, then this 
document does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 24, 2020. 
 
 
Jonas P. Ionin 
Commission Secretary 
 
 
AYES:   

NAYS:   

ABSENT:   

ADOPTED: September 24, 2020 















 

EXHIBIT X 

Land Use Information 
PROJECT ADDRESS: 861 BAKER ST 

RECORD NO.: 2017-009840CUA 

 EXISTING PROPOSED NET NEW 

GROSS SQUARE FOOTAGE (GSF) 

Parking GSF 305 305 0 
Residential GSF 2878 3641 763 

Retail/Commercial GSF 0 0 0 
Office GSF 0 0 0 

Industrial/PDR GSF  
Production, Distribution, & Repair 0 0 0 

Medical GSF 0 0 0 
Visitor GSF 0 0 0 

CIE GSF 0 0 0 

Usable Open Space 956 956 0 
Public Open Space 0 0 0 

TOTAL GSF 3183 3946 763 
 EXISTING NET NEW TOTALS 

PROJECT FEATURES (Units or Amounts) 

Dwelling Units - Affordable 0 0 0 

Dwelling Units - Market Rate 2 1 3 
Dwelling Units - Total 2 1 3 

Hotel Rooms 0 0 0 
Number of Buildings 2 0 2 

Number of Stories 3 0 3 

Parking Spaces 1 0 1 
Loading Spaces 0 0 0 

Bicycle Spaces 0 3 3 

Car Share Spaces 0 0 0 



 2 

 
 
 
 

 
 
All figures reflect legal usage of the property. Unauthorized units are not included in 
existing square footage and unit counts. 

 EXISTING PROPOSED NET NEW 

LAND USE - RESIDENTIAL 

Studio Units 0 0 0 
One Bedroom Units 1 2 1 
Two Bedroom Units 0 0 0 

Three Bedroom (or +) Units 1 1 0 
Group Housing - Rooms 0 0 0 

Group Housing - Beds 0 0 0 
SRO Units 0 0 0 

Micro Units 0 0 0 

Accessory Dwelling Units 0 0 0 



Parcel Map

Conditional Use Authorization
Case Number 2017-009840CUA
September 24, 2020
EXHIBIT D

SUBJECT PROPERTY



*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.

Sanborn Map*

SUBJECT PROPERTY

Conditional Use Authorization
Case Number 2017-009840CUA
September 24, 2020
EXHIBIT D



Aerial Photo – View 1

SUBJECT PROPERTY

Conditional Use Authorization
Case Number 2017-009840CUA
September 24, 2020
EXHIBIT D



Zoning Map

Conditional Use Authorization
Case Number 2017-009840CUA
September 24, 2020
EXHIBIT D



Site Photo (Baker Street)

Conditional Use Authorization
Case Number 2017-009840CUA
September 24, 2020
EXHIBIT D



Site Photo (Turk Street)

Conditional Use Authorization
Case Number 2017-009840CUA
September 24, 2020
EXHIBIT D
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����������������� ������� !�" #��$�!#�% " #����&'���&"(#) *�" #��+,-./0/,-12345631407,8/910/,-31::2/+10/,-;<=>?@ABBACD?BEFGGEH?IJ>>BKD?LFKDMABMCH?MK??NJ;>OPPPQRSTUVWWXWYQZ[Y\]̂_]̀abcbdc\èaafagchdijckjlbfdacmnmocbpjc\èaafagchdqqf__fdac_p̀eecpj̀ ĉ̀aicq̀ rjcijbĵqfàbfda_ĉjg̀ îfagcs̀sefl̀bfda_ctd̂cbpjc̀]bpd̂fùbfdacdtchdaifbfdàecv_jw\ej̀_jĉj̀icbpjchdaifbfdàecv_jcx]bpd̂fùbfdacyatd̂q̀bfdàec\̀lrjbc̀aicbpjcfa_b̂]lbfda_cfacbpf_c̀ssefl̀bfdacl̀ ĵt]eezc{jtd̂jcbpjc̀ssefl̀bfdactd̂qcf_cldqsejbjiwc1::2/+10/,-354|}/0012386~4/86}6-05���������kfcij_j̀c̀z]ìc_d{̂jcl�qdceejà ĉj_b̀c_deflfb]icjacj_s̀�deocsd̂ct̀�d̂ceèqjc̀ec���w���w�n�nwc�jag̀cjacl]jab̀c�]jcjec�js̀ b̂̀qjabdcijc\èaf�l̀lf�aĉj�]ĵf̂�c̀ecqjad_c]aci�̀cp�{fecs̀^̀ĉj_sdaiĵ���������� ¡¢��£¤¥¦§¨©ª«¬¨®¯°�±²±³±²́µ�µ¶¨·¸¹º»¼½¾¿ÀÁÂÃÄÅÆÇÈ¶É�Ê���Ê��Ë]agcg]_bdcqdcagcb]edagc_̀cs̀gr]qsejbdcagc̀ssefl̀bfdacàcfbdc_̀cÌfefsfadocs̀rfcb̀Í̀g̀ac̀agc���w���w��Î�wc\̀rfcb̀aì àcàcq̀ag̀ag̀fèag̀ac̀agc\èaafagc�js̀ b̂qjabcagcpfaifcr]r]èagfac_̀cf_̀agc̀̂ Í̀càcs̀ab̂̀{̀pdcs̀^̀cq̀ r̀_̀gdbwÏÐÑÒÓÒÔÓÕÖ×ØÙÒÚÓcÛÜajcÝ�Þcldqsejbjc̀ssefl̀bfdac_fgajic{zcdÍaĵcd̂cg̀jabwcÛÜajcp̀ îcldszc_jbcdtĉji]ljic_fujicÝ��ßà��ßÞcsèa_ocfale]ifagc{]bcadbcefqfbjicbdcsèa_c_pdÍfagcìá̀ljabc_b̂]lb]̂j_ocjàf_bfagc̀aicŝdsd_jicâdd̂csèa_ocjej�̀bfda_oc̀aic_jlbfda_wcÜaljczd]̂cŝdájlbcf_c̀__fgajioczd]̂csèaaĵcq̀zĉj�]j_bc̀ct]eeã_fujcÝÎ�ßàmäßÞc_jbcdtcsèa_wc\ej̀_jc_jjcbpjc�js̀ b̂qjabå_c\èack]{qfbb̀ecæ]fijefaj_cpbbsçèè_tãsèaafagwd̂gè_fbj_èijt̀]ebè�ej_èÌfejhjabĵè�dl]qjab_èéä�äã\èaêk]{qfbb̀eêæ]fijefaj_ãn�Îm��wsitctd̂cqd̂jcfatd̂q̀bfdawcÛxcëjbbĵcdtcx]bpd̂fùbfdactd̂cxgjabct̂dqcbpjcdÍaĵcgf�fagczd]csĵqf__fdacbdcldqq]afl̀bjcÍfbpcbpjcsèaafagcijs̀ b̂qjabcdacbpjf̂c{jp̀etwcÛxcifgfb̀ecldszcÝh�cd̂cvkìcîf�jÞocldab̀fafagcbpjc̀ssefl̀bfdaocŝdájlbcî Í̀fag_ocejbbĵcdtc]̀bpd̂fùbfdaocjblwcÛh]̂ ĵabcd̂cpf_bd̂flcspdbdĝ̀ spÝ_Þcdtcbpjc_]{ájlbcŝdsĵbzwcÛ\̀zqjabc�f̀chpjlrocídajzcÜ̂iĵcd̂cij{fbèl̂jifbctd̂cbpjĉj�]f̂jicfab̀rjctjjc̀qd]abwcÝkjjcÌjjcklpji]ejc̀aièd̂ch̀el]èbd̂ÞwÌd̂c�]j_bfda_oczd]cl̀ac_bdsc{zocl̀eeocd̂cjq̀fecbpjc\èaafagcyatd̂q̀bfdachjabĵcÝ\yhÞocÍpĵjcsèaaĵ_c̀̂jc̀�̀fè{ejcbdc_̀_f_bczd]wëdl̀bfdaçc �ääncíf__fdackb̂jjbocæ̂d]aicÌedd̂c k̀acÌ̂ àlf_ldochxc���nmãÎ���\pdajçcc ���w��éwäm��îq̀feçcc sflï_tgd�wd̂gc ðñò�Éñ�óôõö÷É���dcøejczd]̂chdaifbfdàecv_jcx]bpd̂fùbfdac̀ssefl̀bfdaocsej̀_jc_jaic̀acjq̀feĉj�]j_bc̀edagcÍfbpcbpjcfab̀rjcs̀sdfabqjabĉj�]j_bctd̂qcbdçch\hwyab̀rjï_tgd�wd̂gwcyab̀rjĉj�]j_bctd̂q_c̀̂jc̀�̀fè{ejcpĵjçcpbbsçèè_tãsèaafagwd̂gèsĵqfbãtd̂q_ã̀ssefl̀bfda_ã̀aiãtjj_wÒÐùÓúûùüÑúúýÙþÑÒÙÔÿÓúûÔþùÕÕÚ�jctdeedÍfagcbzsj_cdtcŝdájlb_ĉj�]f̂jc̀c\̂jãxssefl̀bfdacíjjbfagc�dbføl̀bfdawc\ej̀_jc{jc̀Í̀ ĵcbp̀bc̀cc\̂jãxssefl̀bfdacqjjbfagcf_c̀e_dĉj�]f̂jicŝfd̂cbdcøefagcàzc\èaafagcjabfbejqjabc̀ssefl̀bfdacÝfwjwchdaifbfdàecv_jcx]bpd̂fùbfdaoc�̀ f̂̀aljÞctd̂ç�c \̂dájlb_c_]{ájlbcbdcm��cd̂cm�Îc�dbføl̀bfda��c �jÍchda_b̂]lbfda��c xazc�ĵbfl̀ec̀iifbfdacdtc�ctjjbcd̂cqd̂j��c xazcpd̂fudab̀ec̀iifbfdacdtc�nctjjbcd̂cqd̂j��c �jlr_cd�ĵc�nctjjbc̀{d�jcĝ̀ ijcd̂cÍfbpfacbpjcĵ�]f̂jiĉj̀ ĉz̀ î�cc�c xeecÌd̂q]èc�jb̀fec]_j_c_]{ájlbcbdc̀chdaifbfdàecv_jcx]bpd̂fùbfda��c hdqq]afbzcì]_faj__c\̂fd̂fbzc\̂dlj__fagcÝhìm\Þ�cài�c \̂dájlb_cfac\��ãyãæc�f_b̂flb_c_]{ájlbcbdckjlbfdacm�mw\ej̀_jĉjtĵcbdcbpjc\̂jãxssefl̀bfdacíjjbfagcya_b̂]lbfdac\̀lrjbctd̂ct]̂bpĵcijb̀fecd̂cldab̀lbcsèaafagc_b̀�cÍfbpc�]j_bfda_w
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��	��������			����������	������������������ �!"�������#$�"#%!�&�'(���#!���!#"�)� %*��+,-./,01.2345607,+-.60489:;;<=>=?@A<BC?DE>A@CD?F�GHIGJKL�LM��NJKKOKP�$MQR��RSLOMK�TUVWPX�WTXY�LZR�SMK[RHIOMK�M\�HRIOQRKLOJN�Q]RNNOKP�GKOLI�LM�J�KMK&HRIOQRKLOJN�GIR�OI�HR̂GOHRQ�LM�M_LJOK�J�$MKQOLOMKJN��IR��GLZMHÒJLOMKa�#K�HR[OR]OKP�bHMbMIJNI�\MH�LZR�SMK[RHIOMK�M\�HRIOQRKLOJN�Q]RNNOKP�GKOLI�LM�MLZRH�\MHcI�M\�MSSGbJKSdY�LZR��NJKKOKP�$MccOIIOMK�]ONN�HR[OR]�LZR�SHOLRHOJ�_RNM]a�NRJIR�JKI]RH�LZR�\MNNM]OKP�̂GRILOMKI�LM�OK\MHc�LZR��NJKKOKP�$MccOIIOMK�JI�LM�ZM]�LZR�bHMeRSL�QMRI�MH�QMRI�KML�cRRL�LZR�\MNNM]OKP�SHOLRHOJf���ghi=<<C?jB:?C@BkD?l=E9CD?BkEC@=ECAm n=9 ?DU (ONN�LZR�SMK[RHIOMK�M\�LZR�GKOLWIX�RNOcOKJLR�MKNd�M]KRH�MSSGbORQ�ZMGIOKPo����������#\�dRIY�\MH�ZM]�NMKP�]JI�LZR�GKOLWIX�bHMbMIRQ�\MH�HRcM[JN�M]KRH&MSSGbORQo���������� ��cMKLZI��MH��dRJHI�WSZRSp�MKRXq (ONN�LZR�SMK[RHIOMK�M\�LZR�GKOLWIX�bHM[OQR�QRIOHJ_NR�KR]�KMK&HRIOQRKLOJN�GIRWIX�JbbHMbHOJLR�\MH�LZR�KROPZ_MHZMMQ�JKQ�JQeMOKOKP�QOILHOSLWIXoT #I�LZR�bHMbRHLd�NMSJLRQ�OK�J�QOILHOSL�]ZRHR�)RIOQRKLOJN��IRI�JHR�KML�bRHcOLLRQo�#\�dRIY�]ONN�LZR�)RIOQRKLOJN�$MK[RHIOMK�_HOKP�LZR�_GONQOKP�SNMIRH�OKLM�SMK\MHcJKSR�]OLZ�LZR�GIRI�bRHcOLLRQ�OK�LZR�̀MKOKP�QOILOHLo�r����������� �!%s (ONN�LZR�SMK[RHIOMK�M\�LZR�GKOLWIX�_R�QRLHOcRKLJN�LM�LZR�$OLdtI�ZMGIOKP�ILMSpo� #I�LZR�SMK[RHIOMK�M\�LZR�GKOLWIX�KRSRIIJHd�LM�RNOcOKJLR�QRIOPKY�\GKSLOMKJNY�MH�ZJ_OLJ_ONOLd�QRuSORKSORI�LZJL�SJKKML�MLZRH]OIR�_R�SMHHRSLRQov (ONN�LZR�)RIOQRKLOJN�$MK[RHIOMK�HRcM[R��wMHQJ_NR�xMGIOKPY�MH�GKOLWIX�IG_eRSL�LM�LZR�)RKL��LJ_ONÒJLOMK�JKQ��H_OLHJLOMK�%HQOKJKSRo yy yyyy
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SUBJECT AND NEIGHBORHOOD PHOTOGRAPHS

Subject Property from Baker Street

Subject Property from Turk Street



View southerly on Baker St.

View westerly on Turk Street



View northerly on Baker Street

View easterly on Turk Street



Building at rear (west end) of lot.  While the garage door is there, there is 
                                                   no garage inside.

Improvements to south of Subject along Baker



Improvements across Baker from Subject

Central yard area between 2 subject buildings



Living room in larger unit



Kitchen area in larger unit



Bedroom area in larger unit



STATEMENT OF LIMITING CONDITIONS

 1. Date and definitions of value, together with other definitions and assumptions on which
our analysis are based, are set forth in appropriate sections of this report.  These are to
be considered part of these limiting conditions as if included here in their entirety.

 2. The conclusions stated herein, including values which are expressed in terms of the U.S.
Dollar, apply only as of the date of value and are based on prevailing physical and
economic conditions and available information at that time.  No representation is made
as to the effect of subsequent events.

 3. Title to the property is assumed to be marketable and free and clear of all liens,
encumbrances, easements and restrictions except those specifically discussed in the
report.  The property is appraised assuming it to be under responsible ownership and
competent management, and available for its highest and best use.

 4. All facts and data set forth in this report are true and accurate to the best of the
appraiser's knowledge and belief. The appraisal is based upon the assumption that data
which is of public record or which has been secured through interviews with owners,
agents or other informed persons is true and correct.  The appraisers reserve the right
to make appropriate revisions in the event of discovery of additional or more accurate
data.

 5. The appraiser reserves the right to make such adjustments to the analyses, opinions and
conclusions set forth in this report as may be required by consideration of additional data
or more reliable data that may become available.  

 6. The appraiser assumes no responsibility for hidden or unapparent conditions of the
property, subsoil, or structures that render it more or less valuable.  No responsibility is
assumed for arranging for engineering studies that may be required to discover them.

 7. The property is appraised assuming it to be in full compliance with all applicable federal,
state, and local environmental regulations and laws, unless otherwise stated.

 8. The property is appraised assuming that all applicable zoning and use regulations and
restrictions have been complied with, unless otherwise stated.

 9. The property is appraised assuming that all required licenses, certificates of occupancy,
consents, or other legislative or administrative authority from any local, state, or national
government or private entity or organization have been or can be obtained or renewed
for any use on which the value estimate contained in this report is based, unless
otherwise stated.

10. No engineering survey has been made by the appraiser.  Except as specifically stated,
data relative to size and area was taken from sources considered reliable and no
encroachment of real property improvements is considered to exist.

11. Unless otherwise stated in this report, the existence of hazardous material, which may
or may not be present on the property, was not observed by the appraiser.  The
appraiser has no knowledge of the existence of such materials on or in the property.  The
appraiser, however, is not qualified to detect such substances.  The presence of
substances such as 



asbestos, urea-formaldehyde foam insulation, or other potentially hazardous materials
may affect the value of the property.  The value estimate is predicated on the assumption
that there is no such material on or in the property that would cause a loss in value.  No
responsibility is assumed for any such conditions, or  for any expertise or engineering
knowledge required to discover them.  The client is urged to retain an expert in this field,
if desired.

12. Since earthquakes are not uncommon in the area, no responsibility is assumed due to
their possible effect on individual properties, unless detailed geologic reports are made
available.

13. This appraisal covers only the real property described herein.  Unless specifically stated
to the contrary, it does not include consideration of mineral rights or related right of entry,
nor personal property or the removal thereof.  Values reported herein are not intended
to be valid in any other context, nor are any conclusions as to unit values applicable to
any other property or utilization than that specifically identified herein.

14. By reason of this assignment, testimony or attendance in court or at any government or
other hearing with reference to the property is not required without prior arrangements
having been made relative to such additional employment.

15. No opinion is expressed as to the value of subsurface oil, gas or mineral rights or
whether the property is subject to surface entry for the exploration or removal of such
materials except as is expressly stated.

16. Maps, plats and exhibits included in this part are for illustration only as an aid in
visualizing matters discussed within the report.  They should not be considered as
surveys or relied upon for any other purpose, nor should they be removed from,
reproduced, or used apart from the report.

17. No opinion is intended to be expressed for matters which require legal expertise or
specialized investigation or knowledge beyond that customarily employed by real estate
appraisers.

18. The distribution, if any, of the total valuation in this report between land and
improvements applies only under the stated program of utilization.  The separate
allocations for land and buildings must not be used in conjunction with any other
appraisal and are invalid if so used.

19. Disclosure of the contents of this report is governed by the By-Laws and Regulations of
the American Institute of Real Estate Appraisers of the National Association of Real
Estate Boards. Neither all nor any part of the contents of this report (especially the
conclusions as to value, the identity of the appraiser or the firm with which he is
connected, or any reference to the American Institute of Real Estate Appraisers or the
MAI designation) shall be disseminated to the public through advertising media, public
relations media, news media, sales media or any other public means of communication,
without prior written consent and approval of the authors.



EXECUTIVE SUMMARY

Property: 659-661 Baker Street, 2 legal units and 1 illegal unit

Building Area: 1,535 square feet, as is

Land Area: 3,025 square feet

Assessor's Block and Lot: Block 1151  Lot 001

Zoning: RH3

Flood Zone: There are no Flood Hazard Zones in San Francisco.

Seismic Area: San Francisco is an active earthquake region, but the
subject is not in an Earthquake Special Studies Zone.

Toxic Risk: This appraisal assumes there are no toxic considerations
that need correction.

Highest & Best Use: Expanded to 4 units

Date of Value: July 1, 2019

Estimated Value:

    Sales Comparison Approach: $ 1,520,000

As approved and developed for 4 legal units:

Square Feet: 2,349

Estimated Value:

    Sales Comparison Approach: $ 2,170,000

  



INTRODUCTION

Identification

The subject of this appraisal comprises a 3-unit building at 559-661 Baker Street, San Francisco. 

The property contains 2 legal units and 1 illegal unit, 1,535 square feet, and one-car parking.

Purpose of the Appraisal

The purpose of the appraisal is to reach an opinion of market value as is and as completed with an

additional legal unit.  

Use of the Appraisal

The appraisal is to be used by the client to assist in obtaining approval for an additional unit.

Property Rights Appraised

The property rights appraised are those of the fee simple interest.

Dates of Inspection, Value, Report

The property was inspected on June 17, 2019.  The date of the value estimate is July 1, 2019.  The

date of the report is August 7, 2019.

Scope of the Appraisal

The market value of the subject property was estimated by the Sales Comparison Approach, and

Income approach to value.  We reviewed County Records and talked with real estate brokers,

appraisers, buyers, and sellers to find comparable data.  All comparable sales were confirmed with

principals or participating agents when possible and all comparable sales were inspected.

Ownership and Property History

Title to the property, as of the date of value, was vested in the name of the Kam Ping Chu

Revocable Trust. The property had not transferred title in the past four years.
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Statement of Competency

Karen Ann Simons & Associates has extensive experience appraising small residential properties

and  no steps to competency were considered necessary.
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DEFINITIONS

Market Value

"Market value" means the most probable price which a property should bring in a competitive an

open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently

and 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 acting in what they consider their
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."1

Fee Simple Estate is defined by the Appraisal Institute as:  absolute ownership unencumbered by

any other interest or estate; subject only to the limitations of imposed by the governmental powers

of taxation, eminent domain, police power, and escheat.

     1 Office of the Comptroller of the Currency under 12 CFR, part 34, Subpart C-Appraisals, 34.42 Definitions    
                [f].)
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LEGAL DATA

Ownership of Record: Kam Ping Chu Revocable Trust

Assessor's Block and Lot: Block and Lot: 1151-001 

Legal Description: No title report has been provided.  The Legal Description is
provided in the copy of the  Deed included in the Addendum.

Easements: We are unaware of any easement which might have a
negative impact on value.

Assessments & Taxes: 2018/19 Assessed Value:

Land: $386,187
Improvements:   257,458

Total: $643,645

2018/19 taxes: $  12,520

Taxes were current as of the date of value.

Zoning RH3

SEC. 206. DESCRIPTION AND PURPOSE OF RESIDENTIAL DISTRICTS. 

The following statements of description and purpose outline the main functions of the R
(Residential) Districts in the zoning plan for San Francisco, supplementing the statements of
purpose contained in Section 101 of this Code.  These districts are established for purposes of
implementing the Residence element and other elements of the Master Plan, according to the
objectives, principles and policies stated therein.  Among these purposes are the following:

(a) Preservation, improvement and maintenance of the existing housing stock through
protection of neighborhood environments and encouragement of sound ownership practices
and rehabilitation efforts;

(b) Recognition and protection of the architectural characteristics and densities of existing
residential areas;

© Maximizing of housing choice by assuring the availability of quality owner and rental
housing of various kinds, suitable for a whole range of household types, lifestyles and
economic levels;

(d) Encouragement of residential development that will meet outstanding community needs,
provide adequate indoor and outdoor spaces for its occupants, and relate well to the
character and scale of existing neighborhoods and structures; and

(e) Promotion of balanced and convenient neighborhoods having appropriate public
improvements and services, suitable nonresidential activities that are compatible with
housing and meet the needs of residents, and other amenities that contribute to the livability
of residential areas.
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Additional purposes for South of Market R and Mixed Use Districts are listed in Article 8, Sections
813 through 818 of this Code.  (Amended by Ord. 443-78, App. 10/6/78; Ord. 115-90, App. 4/6/90)

SEC. 206.1. RH (RESIDENTIAL, HOUSE) DISTRICTS. 
These districts are intended to recognize, protect, conserve and enhance areas characterized by
dwellings in the form of houses, usually with one, two or three units with separate entrances, and
limited scale in terms of building width and height. Such areas tend to have similarity of building
styles and predominantly contain large units suitable for family occupancy, considerable open
space, and limited nonresidential uses.  The RH Districts are composed of five separate classes
of districts, as follows:

RH-1(D)Districts: One-Family (Detached Dwellings).  These districts are characterized by lots of
greater width and area than in other parts of the City, and by single-family houses with side yards.
The structures are relatively large, but rarely exceed 35 feet in height.  Ground level open space
and landscaping at the front and rear are usually abundant.  Much of the development has been
in sizable tracts with similarities of building style and narrow streets following the contours of hills.
In some cases private covenants have controlled the nature of development and helped to maintain
the street areas.

RH-1 Districts: One-Family. These districts are occupied almost entirely by
single-family houses on lots 25 feet in width, without side
yards.  Floor sizes and building styles vary, but tend to be
uniform within tracts developed in distinct time periods.
Though built on separate lots, the structures have the
appearance of small-scale row housing, rarely exceeding 35
feet in height.  Front setbacks are common, and ground level
open space is generous.  In most cases the single-family
character of these districts has been maintained for a
considerable time.

RH-1(S) Districts: One-Family with Minor Second Unit.  These districts are
similar in character to RH-1 Districts, except that a small
second dwelling unit has been installed in many structures,
usually by conversion of a ground-story space formerly part
of the main unit or devoted to storage.  The second unit
remains subordinate to the owner's unit, and may house one
or two persons related to the owner or be rented to others.
Despite these conversions, the structures retain the
appearance of single-family dwellings.

RH-2 Districts: Two-Family. These districts are devoted to one-family and two-family
houses, with the latter commonly consisting of two large
flats, one occupied by the owner and the other available for
rental. Structures are finely scaled and usually do not
exceed 25 feet in width or 40 feet in height.  Building styles
are often more varied than in single-family areas, but certain
streets and tracts are quite uniform.  Considerable ground-
level open space is available, and it frequently is private for
each unit.  The districts may have easy access to shopping
facilities and transit lines.  In some cases, group housing and
institutions are found in these areas, although nonresidential
uses tend to be quite limited.

RH-3 Districts: Three-Family. These districts have many similarities to RH-2 Districts, but
structures with three units are common in addition to one-
family and two-family houses.  The predominant form is large
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flats rather than apartments, with lots 25 feet wide, a fine or
moderate scale and separate entrances for each unit.
Building styles tend to be varied but complementary to one
another.  Outdoor space is available at ground level, and
also on decks and balconies for individual units.
Nonresidential uses are more common in these areas than
in RH-2 Districts.  (Added by Ord. 443-78, App. 10/6/78)
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REGIONAL AND CITY ANALYSIS

The City and County of San Francisco is a peninsula containing 47 square miles and bordered on

the west by the Pacific Ocean, on the north by the straits of the Golden Gate joining the Pacific

Ocean and San Francisco Bay, on the east by San Francisco Bay and on the south by San Mateo

County.  It encompasses 29,890 square miles and represents 2.3% of the State’s population.

Transportation

Public transportation in San Francisco is provided by MUNI (San Francisco Municipal Railway),

buses, cable cars, street cars and shopper shuttles.  Almost any area is easily accessible by public

transportation.  Commuter transportation is provided by Bay Area Rapid Transit (BART), trains and

buses from the South Bay, and ferries connecting with Sausalito, Larkspur, Tiburon (Marin County)

and Vallejo (Solano County).  San Francisco International Airport is approximately 10 miles south

of the City in San Mateo County.  The airport is a major national and international transportation

hub.

Population

In 1990, the San Francisco/Oakland SMSA (San Francisco, Alameda, Marin, San Mateo, and

Contra Costa) population was 4.124 million persons.  January 2007 population, calculated by the

Department of Finance Population Research Unit, State of California, was 4.3668 million, a 0.337

percent compound annual growth rate.  The growth rate was higher between 1980 and 1990, at

2.4% compounded annually.  Current growth is primarily in the East Bay--Contra Costa County and

southern and eastern areas of Alameda County.   

Because of San Francisco's geographical boundaries, there has been little land available for new

development, except by displacement of older improvements.  Population has fluctuated little over

the past 35 years, although the current population is the highest, and reflects both new residential

projects along the waterfront and south of Market and infill locations throughout the city, as well as

some increased population density in existing units.

San Francisco is the fourth largest city in California, after Los Angeles, San Diego, and San Jose.
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The following table shows the growth patterns for San Francisco:

SAN FRANCISCO POPULATION

Year Population
Compound

Annual
% Change

1960 740,300

1970 715,600 (0.34) 

1980 642,900   (1.07)   

1990 724,000 1.20

2000 781,900 0.77

2019 883,869 0.65

Population began to increase in the 1990s, but slowed after the dot.com bust.  During the past 20

years, however, it has begun to increase.  The rates are below the state average, but San

Francisco is primarily built out, although the past 30 years indicate the highest rate of growth in the

59-year history shown.  It is unclear how the current housing shortage will affect population, but it

would appear to lower growth, which might account for the lower growth rate over the past 19 years. 

Employment

The San Francisco area is oriented towards the service industries, with tourism and financial

services the dominating sectors.  San Francisco is a major tourist attraction, and historically it is

estimated that tourism generates over 60,000 jobs, with hotels, restaurants, and tourist retail.

The unemployment rate in the San Francisco MSA, which includes San Francisco, San Mateo, and

Marin Counties,  was 2.2 percent in June 2019, compared to 2.3% for San Francisco and 2.5% in

San Mateo County.  These data are difficult to compare with previous years because of part time

work.  Nonetheless, the rates are low.   

For the SMA, all industries increased by 40,100 jobs over the previous year.  Professional and

Business Services increased 13,900 jobs, Information by 6,300 jobs, Leisure & Hospitality by 5,400

jobs, and Construction by 5,200 jobs.  Private Educational and Health Services was up 5,100 jobs,

and Financial Activities by 4,100 jobs.  Manufacturing declined by 500 jobs.
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San Francisco has adequate infrastructure, exceptional natural and cultural resources, a temperate

climate, an excellent and improving transportation system, and outstanding institutions of higher

education and research dedicated,  among other things,  to maintaining a leadership role in

medicine,  biotechnology and information services.  These valuable assets have traditionally

endured the general business cycles, and can be expected to provide the bases of economic

growth.

Furthermore, San Francisco's position as one of the most visited destinations to tourists from

around the world is of continuing interest to the local government, which seeks to balance the

needs of industry with preserving the city's natural, cultural and historic attractions for the benefit

of tourists and local residents alike.  These factors combine to ensure long term stability for property

values in San Francisco.
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NEIGHBORHOOD DESCRIPTION

The subject is located in the Anza Vista District of San Francisco, a small district bound by Turk

Street on the south, and the North Panhandle, Presidio on the west and Lone Mountain District,

Geary Blvd. On the north and Lower Pacific Heights, plus a small section of Jordan Park/Laurel

Heights, and Divisadero and the Western Addition on the east.  The surrounding districts are all

desirable areas. Typically, improvements are low density, and primarily residential, including single

family residences, duplexes, and small apartments along the side streets.  There are some offices,

commercial, neighborhood services, apartments, and apartments with ground floor commercial

along Geary Blvd. as well as a small shopping center at the SWC of Geary and Masonic, and

additionally along Divisadero.  Bus service is available along Geary Blvd. and Divisadero.

The immediate subject neighborhood is residential, with homes and small apartments.
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BUILDING DESCRIPTION

The subject comprises two separate buildings separated by land and paved area.  One building is

at the SWC of Baker and Turk Streets, and the second building is to the west facing Turk Street. 

There are 11 rooms, 4 bedrooms, and 3 bathrooms.  There is a garage for one car, accessed from

the driveway at the immediate corner of Baker and Turk.  Currently there are two legal units and

one illegal uit.

Type: Two story wood frame building with attached garage and rear
yard and paved area.   There also is a rear deck off the upper
level.  The improvements is of average quality for the area
(good), and in average to good condition.

Year Built: 1900 per city records (1900 is sometimes a catch-all year for
buildings constructed around that time, but for which the
exact date is not known.)

Remaining Economic Life: The subject, as is, is estimated to have a remaining economic
life of 45 years, assuming on-going maintenance.

Building Area: 1,535 square feet

Foundation and Floor: The foundation is concrete.  The floors in the upper levels are
covered with wood, vinyl tile and some ceramic tile in
bathrooms.

Exterior: The exterior is wood and stucco with stone facing along the
front of the building.

Roof: The roof was reported to be in good condition.

Interior: The living areas features a vinyl and wood finished floors,
wood and stucco walls, windows to the rear patio and
gardens, vinyl tile floors, and wood finished walls.    Much of
the wood work is attractive.

The kitchens features tile floors and counters, stoves,
refrigerators, sinks, and wood cupboards.

Fenestration: The windows are double hung.

Heat: Central heating

Lighting: Primarily incandescent lighting. 

Plumbing: Bathrooms have tubs and shows, sinks, and toilets.

Comments: The subject improvements are of average quality for the area
and in average to good  condition.  The 4th unit will, of course,
be basically new.
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The rear yard  area is dirt and concrete paving leading  to the
rear building.

The rear building is wood frame, with two stories, no parking
at this time, and contains one illegal unit and additional space 
upstairs.
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SITE DESCRIPTION

Location: The site is located on the southwesterly line of Baker Street
(north/south) and Turk Blvd. (east/west).  It is generally
rectangular In shape with 27.5 feet of frontage on Baker
Street and 110 feet along Turk Blvd.  The total area is 3,025
square feet

Street Improvements: All street have curbs, gutters, sidewalks, and street lighting.

Utilities: All normal urban utilities are available.

Topography: The site is slightly upsloping along Baker Street, but is on
grade with existing streets.

  
Soils: No soils report was available.  It has been assumed that the

soils are capable of supporting improvements consistent with
the neighborhood.

Toxics: We are unaware of any toxic contamination on the sites. 
This appraisal assumes that there is no toxic contamination
or cleanup work required.

Flood Zones: There are no flood zones in San Francisco.

Earthquake Zone: The subject properties are not in an Alquist-Priola Special
Studies Zone.  The San Francisco Bay Area is, however, an
earthquake prone region.

Easements: We are unaware of any easements on the subject properties
which would have a negative affect on value. 
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HIGHEST AND BEST USE

Highest and Best Use is defined as:

"That reasonable and probable use that will supply the highest present value, as defined,
as of the effective date of the appraisal.

Alternatively, highest and best use is:

The use, from among reasonable, probable and legal alternative uses, found to be
physically possible, appropriately supported, financially feasible, and that results in the
highest present land value."

Highest and Best use is determined by:

Investigation of the neighborhood area, and regulations imposed by the planning code.

The subject properties is consistent with its Rh-3 zoning and is a legal, conforming use under the
zoning.

The improvements contribute to site value and thus represent a reasonable highest and best use
of the site as vacant.  As improved, it represents the highest and best use of the property.
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VALUATION METHODOLOGY

The value of the real property is estimated through one or more of three approaches to value.  The

three approaches are the Cost Approach, the Income Approach, and the Sales Comparison

Approach.  The Cost Approach is not relevant for single family homes, nor is the Income Approach. 

The Sales Comparison Approach is the most relevant approach to apply to small residential

properties. 

The Sales Comparison Approach incorporates an analysis of sales of similar properties, with

adjustments for differences in location, quality, size, tenancy, age, and other characteristics.  This

approach is based on the principle of substitution, which states that a buyer would not pay more

for one property than for another that was equally desirable.

SALES COMPARISON APPROACH

The following pages summarize the comparable data and the adjustments made to the data to

compare with the subject.

Comparable No. 1 is located at 107-111 Steiner Street, near Duboce, in Hayes Valley  This is a

larger 3-unit building with 3 4-bd, 2 ba units, and 2 parking spaces.  The building is 6,600 square

feet and the lot is 2,738 square feet.  The improvements were constructed in 1905.  Units include

washers and dryers.  The units have high ceilings, period detailing, ornate wainscoting, 6 fireplaces,

ceiling medallions, covered ceilings, box beams, plate rails, dentil molding, and a vacant owner’s

unit.  Units each have 2 new water heaters and upgraded appliances.  Each unit has a storage area

in the basement.

The property was listed for $3,850,000 on June 6, 2019, and went under contract on June 18 for

$4,350,000, which equals $659.09 per square foot.   

We have adjusted this sale downward for time, square footage, room count, superior condition, and

quality, as well as the additional parking space and land area.  We did not make an adjustment for

location, since while the building is not on a corner nor is it freestanding, it is in a slightly superior 

location.  The adjusted price is $1,527,000.

Comparable No. 2, 2951 Bush Street, near Presidio Street, in lower Pacific Heights, is an unusual

looking 3-unit Victorian with 3 levels.  The improvements were constructed in 1900, and are 2,350

square feet sited on a 3,001 square foot lot.  They are freestanding.
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The property features a peaked roof, stairway to the mid-level, open area on the side for parking

up to 4 cars, 10.5- ceilings, undeveloped attic with a 13' peaked ceiling, marble bathroom with jetted

tub, walk-out deck, garden and stone patio, and 2 1-bd, 1-ba units on the lower level.  Unit 1 is the

upper floor flat, and  has a washer/dryer and 2 bedrooms.  It would be suitable for an owner’s unit

with two rentals below.

  

The building was listed for $1,998,000 on March 28, 2019, and sold with a pending date of April 10,

2019, for $1,900,000.  We have adjusted the sale  for time, slightly for location in Lower Pacific

Heights, square footage, room count, superior condition, lot size, parking, and vacancy, since

buyers then can control occupancy and achieve current rental rates.  Our adjusted price is

$1,592,000.

Comparable No. 3 is 794-796 Hayes Street, a larger 3-unit building near Webster.  It is a

handsome building with 3 4-bd flats plus an additional 1-bd basement unit which is unwarranted. 

There is a 2-car garage.  The building features high ceilings, original detailing, and shops and

restaurants in the immediate neighborhood.    The rear yard features concrete patio areas and

attractive plantings and there are laundry facilities in the common area.

The exterior is attractive with some modified bay windows and a tree in front.

The property was listed for $1,850,000 on March 15, 2018, and sold for $2,800,000 on July 11,

2018.  We adjusted this sale for location, square footage, room count, superior condition, including

a small amount (2.5%) for rear garden and patios, lot size, and parking.  The adjusted price is

$1,552,000.

Qualitative & Quantitative Adjustments Factors.

A complete adjustment grid is provided on the next page.  Each sale is adjusted for Property Rights 

Transferred, Financing Terms, Conditions of Sale, Date of Sale, Buyer Motivation, Location, Room

Size, Investment Size, and Physical Condition/Functional Utility.   The financing terms for all of the

sales were reported to be equivalent to all cash and no adjustments are warranted.  There were no

known unusual Conditions of Sale.  The other adjustments are discussed as follows:

Date of Sale:    The sales occurred between July 2018 and June 2019.  Prices were increasing

during 2018 and flattened during December and started declining in 2019.  We adjusted

Comparable No. 2 downward very slightly and Nos. 1 and 3 not at all because of recent date and

older date (which including increasing months and declining months). 
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Location:  The subject property enjoys an average location, but Comparable No. 2 was adjusted

downward vry slightly and No. 3 by 10% because of the fashionable and trendy neighborhood. 

Size: The size adjustment is based on $150 per square foot.

Quality/Condition:  This adjustment considers the overall appeal of the property, the construction

type, landscaping, etc.   The subject is of average quality in the area and in average to good

condition.   We adjusted Comparable No. 1 downward substantially because of its very superior

quality and condition, No. 2 downward slightly, and No. 3 downward mid-range.

Lot Size: The lot size variance was adjusted at a minimal $25 per square foot.

Garage/Parking: Tandem spaces were adjusted at $50,000.

The spread in prices before adjustments is $1,950,000 to $2,600,000, a spread of 0.6%.  After

adjustments the range is $2,157,000 to $2,169,000, now only a spread of 0.6%.  The reduction  in

the spread supports the adjustment process.  The average, which is appropriate when giving the

comparables equal weight, is $2,162,000.

Conclusion:

The spread in prices before adjustments is $1,900,000 to $4,350,000, a spread of XXX1.7%.  After

adjustments the range is $1,515,000 to $1,541,000, now only a spread of 1.7%.  The reduction  in

the spread supports the adjustment process.  The average, which is appropriate when giving the

comparables equal weight, is $1,524,000.

The Price Per Square Foot analysis, in which the size adjustment is reversed, indicates a range

between $938 and $1,042, a spread of 11.2% and a value indication of $1,499,000, less than 1%

lower than the indication by the Direct Sales Comparison Approach.  This approach is weakened

because we could not find comparables that bracketed the size of the subject.

The two approaches are similar and we have concluded to a value of $1,520,000,

ONE MILLION FIVE HUNDRED TWENTY THOUSAND DOLLARS
($1,520,000)
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Subject Property with 4 legal units:

Part of this assignment is to appraise the property with the existing illegal unit and the proposed unit

approved, or as a 4-legal unit property.  Following is the writeup for this analysis.

Comparable No. 1 is located at 630 Octavia Street, near Duboce, in Hayes Valley  This is a  4-unit

building with 4 1-bd, 1 ba units, sited on a 5,775 square foot lot.  The improvements wee

constructed in 1962 and there are 3 parking spaces, 2 being tandem.   Atypically, the building has

a pool, which is not in use.  It is very difficult to prove that a pool increases the value of a property

in San Francisco because of the upkeep and liabilities.  The building is of rather plain construction,

with a flat room and little architectural interest, although there is an attractive tree in front.

The property was listed for $2,250,000 on December 5, 2018, and went under contract on January

25, 2019, for $2,300,000, which equals $894.94 per square foot.

We have adjusted this sale downward for time, square footage, upward for room count, and interior

condition (overlapping with quality), as well as the additional parking space and land area.  We did

not make an adjustment for location, since while the building is not on a corner nor is it partially

freestanding.  The adjusted price is $2,169,000.

Comparable No. 2, 245 Scott Street, near Page Street, in Hayes Valley, is a 4-unit building with

2 one-room offices on the ground floor, a 1-bd unit and 2-bed unit on both the middle floor and top

floor.  The improvements were constructed in 1905, and are 4,060 square feet sited on a 2,496

square foot lot.

It features an arched roof, bay windows on the upper floor, parking for 2 cars, and is in average

condition.  The listing indicated 3,500 square feet excluding the basement, but the property profile

indicates 4,060 square feet.  The building is Edwardian in style and has redwood siding.  There are

laundry appliances in the common area.  Three units were vacant at the time of sale.

  

The property was listed for $2,600,000 on November 27, 2018, and received an immediate offer,

going into contract on November 28, for the asking price.  We have adjusted the sale  for time,

slightly for location in Lower Pacific Heights, square footage, room count, superior condition, lot

size, parking, and vacancy, since buyers then can control occupancy and achieve current rental

rates.  Our adjusted price is $2,157,000.

Comparable No. 3 is 1523 Golden Gate Avenue, a 4-unit building comprising  2,165 square feet

and sited on a 3,438 square foot parcel.  The building is free-standing, with long steps leading to
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the front door and a 1-car garage with room for 1 car in the driveway.   It was constructed in 1890. 

It was referred to as Edwardian in the Sales Data, but 1890 would have been Victorian.  There is

a rear garden with landscaping, and a patio and deck, and a formal entry.  There are laundry

facilities in the common area.

The property was listed for $1,950,000 on May 8, 2019, and sold for the listing price with a pending

date of May 26.  The price paid equals $900.69 per square foot. 

Qualitative & Quantitative Adjustments Factors.

A complete adjustment grid is provided on the next page.  Each sale is adjusted for Property Rights 

Transferred, Financing Terms, Conditions of Sale, Date of Sale, Buyer Motivation, Location, Room

Size, Investment Size, and Physical Condition/Functional Utility.   The financing terms for all of the

sales were reported to be equivalent to all cash and no adjustments are warranted.  There were no

known unusual Conditions of Sale.  The other adjustments are discussed as follows:

Date of Sale:    The sales occurred between November 2018 and May 2019.  Prices were

increasing during 2018 and flattened during December and started declining in 2019.  We adjusted

Comparables No. 1 and 2 downward very slightly and No. 3 not at all. 

Location:  The subject property enjoys an average location, but only Golden Gate was adjusted

slightly upward.  We did not adjust the other two comparables. 

Size: The size adjustment is based on $150 per square foot.

Quality/Condition:  This adjustment considers the overall appeal of the property, the construction

type, landscaping, etc.   The subject is of average quality in the area and in average to good

condition.   We adjusted Comparable No. 3 upward slightly.

Lot Size: The lot size variance was adjusted at a minimal $25 per square foot.

Garage/Parking: Tandem spaces were adjusted at $50,000.
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Conclusion:

The spread in prices before adjustments is $1,950,000 to $2,600,000, a spread of 0.6%.  After

adjustments the range is $2,159,000 to $2,196,000, now only a spread of 0.6%.  The reduction  in

the spread supports the adjustment process.  The average, which is appropriate when giving the

comparables equal weight, is $2,175,000.

The Price Per Square Foot analysis, in which the size adjustment is reversed, indicates a range

between $914 and $930, a spread of 0.6% and a value indication of $2,160,000, less than 1% lower

than the indication by the Direct Sales Comparison Approach.

The two approaches are similar and we have concluded to a value of $2,170,000,

TWO MILLION ONE HUNDRED SEVENTY THOUSAND DOLLARS
($2,170,000)
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ADDENDA
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SALES COMPARABLES 3-UNITS

Comparable No. 1: 107-111 Steiner Street

         Comparable No. 2: 2951 Bush Street



Comparable No. 3: 794-796 Hayes Street
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SALES COMPARABLES 4-UNITS

     Comparable No. 1:  630 Octavia Street

Comparable No. 2:  245 Scott Street
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   Comparable No. 3: 1523 Golden Gate Avenue
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QUALIFICATIONS OF KAREN ANN SIMONS, MAI

Experience

Karen Ann Simons & Associates, San Francisco, CA (1994).  Provide appraisal and consultation
services for commercial improved and vacant real estate products.

Hamilton/Simons & Associates, Inc., San Francisco, CA (1989-1993).   President.  Supervised
staff and provided appraisal and consultation services for a variety of improved and vacant real
estate products.

Landauer Associates, Inc., Los Angeles, CA (1984-1988)
Senior Vice President/Director of Appraisal Services.  Responsible for staff of 11 professionals. 
Provided valuation, marketing and financial feasibility services for a variety of improved and vacant
real estate products throughout the United States.

American Savings and Loan Association, Stockton, CA and Los Angeles, CA (1983-84)
Vice President/Commercial Appraisal Manager.  Responsible for all commercial appraisal offices
and assignments outside of California and work generated by FCA/American Mortgage Corporation,
the commercial lending division.  Duties included establishing appraisal offices in Atlanta, New York
and Chicago; establishing national fee panel; supervising and training staff; and reviewing major
assignments.

Coldwell Banker, San Francisco (1975-1983)
Assistant Vice President.  Provided consultation services and appraised properties throughout
the Western United States for the purpose of purchase, sale, division of interest, inheritance tax,
mortgage loan, and allocation of book value.

Professional Associations and Memberships

MAI:  Appraisal Institute Designated Member since 1981 
Member: San Francisco Association of Realtors, California Association of Realtors, National

Association of Realtors
Member: California Probate Referees’ Association

Certification

Currently certified in the Appraisal Institute's program of continuing education for its designated
members.  (MAIs who meet the minimum standards of this program are awarded periodic
educational certification.)

Certified General Appraiser in State of California through April  20, 2021.  Appraiser No. AG007057.

Qualified as Expert Witness in Federal Court.

California Probate Referee in the County of San Francisco 

Education

BA, San Francisco State University

Secondary Credentials (Lifetime), San Francisco State University

Various Appraisal Institute courses; various real estate courses required for brokerage license,
College of Marin
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