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PROJECT DESCRIPTION 

The proposed scope of work is to abate an outstanding Planning Enforcement case relating to the project 

sponsor exceeding the scope of work of a series of permits issued on the property, most of which were 

associated with the installation of an elevator, which resulted in a merger of two dwelling units.  

 

The project sponsor requires a Conditional Use Authorization, pursuant to Planning Code Sections 209.1, 

303, and 317, to legalize the scope of work that includes; 

 

• A dwelling unit removal and residential flat merger of the 1,509 square foot, two-bedroom, one-

bath dwelling unit (#554) with the 2,432 square foot, three-bedroom, two and a half- bath dwelling 

unit (#552).  The proposed Project would legalize the merger of two legal dwelling units as required 

by Section 317(g)(2). 

• The unauthorized interior reconfiguration that resulted in the creation of one 3,054 square foot, 

five bedroom three and a half-bath two story dwelling unit (#554).  

• The relocation of one dwelling unit (#552) of 815 square foot, with two bedrooms and one-bath, to 

the ground floor behind the garage. The unpermitted relocated unit no longer has access to the rear 

yard common open space and does not face onto a qualifying open area meeting minimum 

exposure dimensions. A variance is being sought from the open space requirement (Planning Code 

Section 135) and exposure requirement (Planning Code Section 140). The Zoning Administrator 

will consider the variance request following the Planning Commission’s consideration of the 

request for Conditional Use Authorization. 

• An unauthorized building and deck expansion at the third floor constructed in a required setback 

without permit. A variance is being sought from the rear yard requirement (Planning Code Section 

134) to legalize the rear building and deck expansion at the third floor.  
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• The unauthorized building expansion at the second floor.  

 

The project proposes to make the following modifications to the current as-built building based on 

comments provided by RDAT and Preservation Staff: 

 

• Remove unpermitted roof deck and spiral stairs to roof.   

• Remove unpermitted decorative railing at façade.   

 

BACKGROUND 
Below is a summary of the permit, complaint and enforcement history of the subject property.  

 

A summary of all planning approved and over-the-counter permits is as follows, notations describing 

planning involvment and work associated with these permits are in parenthesis: 

 

• 2003.12.31.3258 - 2/5/2016 Compete-  Install Elevator In (E) Lightwell & Interior Modifications 

(Plans on file with DBI, Approved by Planning, No dwelling unit modification proposed)  

• 2004.02.11.6132 – Expired - Addendum to app #200402116132/change in conditions/nee to pour 

new 6' section of foundation & stem (Associated with Elevator Permit 2003.12.31.3258, No Planning 

Approval, No dwelling unit modification proposed)   

• 2004.03.01.7431 – Issued - Addendum to app #200402116132/change in conditions/nee to pour new 

6' section of foundation & stem (Associated with Elevator Permit 2003.12.31.3258, No Planning 

Approval, No dwelling unit modification proposed)   

• 2004.05.05.3052- 2/5/2016 Complete Rev.To Appl#200312313258 Lower Roof Over New 

Elevator,Provide 1 Hr. Parapet Wall (Associated with Elevator Permit 2003.12.31.3258, No 

Planning Approval, No dwelling unit modification proposed)   

• 2005.03.28.8499 – 2/5/2016 Complete --  Renew 200312313258 & 200405053052 For Remainder Of 

Work. (Associated with Elevator Permit 2003.12.31.3258, No Planning Approval, No dwelling unit 

modification proposed)   

• 2005.05.31.3771 -  Issued - Install 3 heaters (elec) in basement unit. Revision to pa 200405053052 ( 

Never Finalized, No Plans on file, No Planning Approval)   

• 2006.02.28.5570 - 9/7/2017 Complete- Renew pa# 2004/03/01/7431, pa# 2004/02/11/6132 /7 pa# 

2003/12/31/3258 for final inspection. (Associated with Elevator Permit 2003.12.31.3258, No Planning 

Approval, No dwelling unit modification proposed)   

 

On February 14, 2018 an anonymous complaint was filed stating the property was listed for sale as a single-

family residence. On February 28, 2018, the Planning Department sent a Notice of Complaint to inform the 

owner about the complaint. No action was taken. The Planning Department found the property in violation 

of the Planning Code Section 317. On March 28, 2018, the Planning Department sent the owner a Notice of 

Enforcement, informing of the violation and the abatement process. On June 7, 2018, a Notice of Violation 
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was issued for the Planning code Violations. On June 15, 2018 an Appeal of the notice of violation was filed 

by the project sponsor. On April 17, 2019 the Board of Appeals moved to continue the hearing to allow the 

project sponsor to pursue a Conditional Use Authorization to legalize dwelling unit merger. Planning staff 

discovered building and deck expansions during Conditional Use Application review.  

 

REQUIRED COMMISSION ACTION 

In order for the Project to proceed, the Commission must disapprove the Conditional Use Authorization 

pursuant to Planning Code Sections 209.1, 303 and 317 to allow the legalization of a dwelling unit removal 

and residential flat merger of the 1,509 square foot, two-bedroom, one-bath dwelling unit (#554) with the 

2432 square foot, three-bedroom, two and a half- bath dwelling unit (#552) to create one 3,054 square foot, 

five -bedroom three and a half-bath dwelling unit (#554) and relocate one dwelling unit (#552) of 815 square 

foot, with two bedrooms and one-bath, to the ground floor behind the garage within the RH-2 (Residential, 

House, Two-Family) Zoning District and the 40-X Height and Bulk District. 

 

ISSUES AND OTHER CONSIDERATIONS 

• Public Comment To date, the Department has not received any correspondence related to the 

Project. 

 

• Conditional Use Authorization – The Project requires a Conditional Use Authorization to legalize 

a residential merger. In addition to the Conditional Use Authorization findings, the Commission 

must consider separate criteria outlined in Section 317(g)(2).  

 

• Residential Merger – Per Planning Code Section 317, a residential merger is defined as “…the 

combining of two or more legal Residential Units, resulting in a decrease in the number of 

Residential Units within a building, or the enlargement of one or more existing units while 

substantially reducing the size of others by more than 25% of their original floor area, even if the 

number of units is not reduced.” The proposed Project would legalize the merger of two legal 

dwelling units. For this project, a unit was reduced beyond the 25% threshold, therefore requiring 

a Conditional Use Authorization per Section 317(g)(2). 

 

• Planning Commission Policy: Removal of Residential Flats – It a Commission policy to require 

Mandatory Discretionary Reviews for projects that propose the removal of a ‘Residential Flat’ 

when the proposal is under the 317 dwelling unit removal threshold.  ‘Residential Flats’ are a 

common San Francisco housing typology, in which a single dwelling unit, generally occupying an 

entire story of a building, has exposure onto open areas at the front and rear of its property. This 

type of unit configuration satisfies a number of housing needs, particularly for middle-income 

families. Because the production of market-rate housing is frequently not accessible to moderate-

income families, making between 80-120 percent of area median income, Residential Flats are a 

housing typology that should be conserved.  The purpose of this policy is to require Planning 

Commission review when such housing is lost.  For this project, the lower unit has occupied the 

1rst and 2nd floors with exposure onto the street and rear yard, the relocated unit 552 is located 

behind the garage, with exposure only on the noncomplying reaFr yard.   
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• San Francisco Rent Board – Per consultation with the San Francisco Rent Board, no evictions have 

been recorded to date on the subject property. 

 

• Department Recommendation – The Department recommends disapproval of the requested 

Conditional Use Authorization. The Project would be required to restore the units to the previously 

permitted locations.  

 

ENVIRONMENTAL REVIEW  

The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical 

exemption.  

 

BASIS FOR RECOMMENDATION 

The Department does not find that the Project is on balance or consistent with the Objectives and Policies 

of the General Plan. The Project would merge two residential flats that are not demonstrably unaffordable 

and result in one merged unit that is unaffordable to a larger percentage of the population than the two 

individual units considered separately. The merger is not necessary to create family housing. Although the 

Project seeks to legalize the relocation of the removed residential flat, the relocated unit is substandard, as 

that it requires variances from both the open space and exposure requirements.  

 

ATTACHMENTS: 

Draft Motion – Conditional Use Authorization with Conditions of Approval 

Exhibit B – Plans and Renderings 

Exhibit C – Environmental Determination 

Exhibit D – Land Use Data 

Exhibit E – Maps and Context Photos  

Exhibit F – Eviction History Documentation 

Exhibit G – Dwelling Unit Merger Application 

Exhibit H – Appraisals 

Exhibit I - Project Sponsor Brief_Responses 
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ADOPTING FINDINGS RELATING TO THE DISAPPROVAL OF A CONDITIONAL USE 

AUTHORIZATION PURSUANT TO SECTIONS 209.1, 303, AND 317 OF THE PLANNING CODE TO 

ALLOW THE LEGALIZATION OF A DWELLING UNIT MERGER OF TWO RESIDENTIAL FLATS 

AND UNAUTHORIZED REMOVAL AND RELOCATION OF ONE DWELLING UNIT TO 

BASEMENT LEVEL AT 552-554 HILL STREET IN ASSESSOR’S BLOCK 3622, LOT 065 WITHIN THE 

RH-2 (RESIDENTIAL, HOUSE, TWO-FAMILY) ZONING DISTRICT AND THE 40-X HEIGHT AND 

BULK DISTRICT. 

 

PREAMBLE 

On March 8, 2019, Sarah Hoffman (hereinafter "Project Sponsor") filed Application No. 2019-000013CUA 

(hereinafter “Application”) with the Planning Department (hereinafter “Department”) for a Conditional 

Use Authorization to legalize the merger of two residential flats  and the  unauthorized removal and 

relocation (hereinafter “Project”) at 552-554 Hill Street in Assessor’s Block 3622, Lot 065 (hereinafter 

“Project Site”). 

 

The Planning Department Commission Secretary is the custodian of records; the File for Case No. 2019-

000013CUAVAR is located at 1650 Mission Street, Suite 400, San Francisco, California. 

 

On March 5, 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. 

2019-000013CUAVAR and adopted a motion to disapprove Conditional Use Authorization for Application 

No. 2019-000013CUAVAR.  

 

The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical 

exemption. 
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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 pursuant to 

Planning Code Sections 209.1, 303 and 317 to allow the legalization of a dwelling unit removal and 

residential flat merger of the 1,509 square foot, two-bedroom, one-bath dwelling unit (#554) with the 2432 

square foot, three-bedroom, two and a half- bath dwelling unit (#552) to create one 3,054 square foot, five -

bedroom three and a half-bath dwelling unit (#554) and relocate one unauthorized dwelling unit (#552) of 

815 square foot, with two bedrooms and one-bath, to the ground floor behind the garage within the RH-2 

(Residential, House, Two-Family) Zoning District and the 40-X Height and Bulk District under case 

No.2019-000013CUAVAR, based on the following findings: 

 

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 sponsor seeks Conditional Use Authorization, pursuant to 

Planning Code Sections 209.1, 303, and 317, Conditional Use Authorization pursuant to Planning 

Code Sections 209.1, 303 and 317 to allow the legalization of a dwelling unit removal and residential 

flat merger of the 1,509 square foot, two-bedroom, one-bath dwelling unit (#554) with the 2432 

square foot, three-bedroom, two and a half- bath dwelling unit (#552) . The Project sponsor also 

seeks to legalize the interior reconfiguration that resulted in the creation of one 3,054 square foot, 

five bedroom three and a half-bath dwelling unit (#554) and relocation of one dwelling unit (#552) 

of 815 square foot, with two bedrooms and one-bath, to the ground floor behind the garage. A 

variance is being sought from the rear yard requirement (Planning Code Section 134) to legalize an 

unauthorized building expansion at the third floor, decks and stairs constructed in a required 

setback without permit. The removed and relocated unit no longer has access to the rear yard 

common open space and does not face onto a qualifying open area meeting minimum exposure 

dimensions. A variance is being sought from the open space requirement (Planning Code Section 

135) and exposure requirement (Planning Code Section 140). The Zoning Administrator will 

consider the variance request following the Planning Commission’s consideration of the request 

for Conditional Use Authorization. 

 

3. Site Description and Present Use.  The project site is located on the north side of Hill Street, 

between Castro and Noe Streets, Assessor’s Block 3622 and Lot 065. The project site currently 

contains a 2-story over basement residential building likely constructed with two residential flats 

circa 1904. The Report of Residential Building Record indicates that the legal authorized occupancy 

and use is a two-unit dwelling. The 2,850 square foot subject lot measures 25 feet wide by 114 feet 

deep.  

Between 2003 through 2006, the project sponsor sought multiple building permit applications 

(BPA# 200405053052, 200312313258, 200503288499, 200505313771, & 200602285570) to install an 
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elevator to access the third-floor unit (#554) from the garage.  Between 2003 through 2006 the 

permitted scope of work was exceeded to include a residential flat merger, the removal of a the 

kitchen from the third floor, the relocation of the removed dwelling unit to the ground floor behind 

the garage, the expansion of the building at the second and third floor, the addition of spiral stairs 

to the roof, and the addition of decorative railing at the façade.   

The large unit has the appearance of a two-family dwelling from the street with two entry doors at 

the second floor. The relocated unit on the ground floor unit has direct access to the street from a 

gate and side yard. As noted by the Project Sponsor, the main unit is owner-occupied, and the 

studio is currently vacant. 

On February 14, 2018 an anonymous complaint was filed stating the property was listed for sale as 

a single-family residence. On February 28, 2018, the Planning Department sent a Notice of 

Complaint to inform the owner about the complaint. No action was taken. The Planning 

department found the property in violation of the Planning Code. On March 28, 2018, the Planning 

Department sent the owner a Notice of Enforcement, informing of the violation and the abatement 

process. On June 7, 2018, a Notice of Violation was issued for the Planning code Violations. On 

June 15, 2018 an Appeal of the notice of violation was filed by the project sponsor. On April 17, 

2019 the Board of Appeals moved to continue the hearing to allow the project sponsor to pursue a 

Conditional Use Authorization to legalize dwelling unit merger.   

 

4. Surrounding Properties and Neighborhood.  The subject property is located within Noe Valley 

and District 8. Parcels within the immediate vicinity consist of residential single-, two-, three and 

some four-family dwellings of varied design and construction dates. 

 

5. Public Outreach and Comments.  To date, the Department has not received any correspondence 

related to the Project. 

 

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. Rear Yard Requirement. Planning Code Section 134 requires the subject property maintain a 

rear yard equivalent to 39 feet 10 inches. 

 

The existing building, per plans on file with the building department, is legal nonconforming with a 

multi-level rear building extension, deck, and stairs that encroached into the rear yard; the building and 

second floor deck were expanded without permit. The proposal seeks to legalize the rear expansions that 

are set back 28 feet 6 inches from the rear property line. Therefore, the project requires a variance from 

the rear yard requirement. 

 

B. Residential Usable Open Space.  Planning Code Section requires a minimum of 100 square 

feet of usable private or 133 square feet of common open space per dwelling unit.  

 

The project has a rear yard and third floor deck, approximately 947 square feet in size, provided as private 

open space. The relocated dwelling unit does not have access to the rear yard. Therefore, the proposed 
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legalization of a two-unit building does not comply with this requirement. The project requires a variance 

from the open space requirement. 

 

C. Dwelling Unit Exposure. Planning Code Section 140 requires new dwelling units face onto a 

public street, public alley at least 20-feet in width, side yard at least 25-feet in width or code-

complying rear yard. 

 

The Project proposes a dwelling unit merger where the main unit fronts a public street and the relocated 

second unit faces a nonconforming rear yard behind the garage at basement level. The relocated second 

dwelling unit does not meet the minimum requirements for exposure. Therefore, the project requires a 

variance from the exposure requirement. 

 

D. Off-Street Parking.  Planning Code Section 151 requires one off-street parking space per 

dwelling unit.   

 

As part of the dwelling unit merger, the off-street parking count will not be affected, and no additional 

parking is required. The subject building provides one off-street parking space and would maintain it’s 

legally conforming status. 

 

E. Bicycle Parking. Planning Code Section 155.2 requires one Class 1 bicycle parking space per 

dwelling unit in the RH-2 Zoning District. 

 

The subject building provides no off-street bicycle parking space and would maintain it’s legally 

nonconforming status. 

 

F. Dwelling Unit Density. In the RH-2 Zoning District, pursuant to Planning Code Section 209.1, 

three dwelling units are principally permitted per lot. 

 

The Project would legalize the merger of two existing dwelling units within the building and relocate 

the removed dwelling unit to basement level of the subject site to maintain two dwelling units where a 

maximum of two units is allowed. 

G. Residential Merger – Section 317:  Pursuant to Planning Code Section 317, Conditional Use 

Authorization is required for applications proposing to merge Residential Units. This Code 

Section establishes a checklist of criteria that delineate the relevant General Plan Policies and 

Objectives.   

 

The project sponsor proposes to legalize a dwelling unit merger and relocation of the removed dwelling 

unit to basement level. 

 

As the project requires Conditional Use Authorization per the requirements of Section 317, the 

additional criteria specified under Section 317 have been incorporated as findings as part of this Motion. 

See Item 8 “Additional Findings pursuant to Section 317” below. 
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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 does not propose any changes to the aforementioned land use; the merged unit will remain 

as a residential use. Under the subject building permit, the Project would not result in any exterior 

alterations to the existing building and would not increase the size or intensity of the existing residential 

uses. 

 

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 seeks to legalize a rear building and deck expansion. The project also proposes 

to remove elements constructed without permit.  

(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;  

 

The Project does not trigger any additional off-street parking requirement and would not increase 

the volume of vehicle traffic to the area. 

(3) The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, dust 

and odor;  

 

The existing residential use would remain. 

(4) Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 

parking and loading areas, service areas, lighting and signs;  

 

All existing landscaping, open space, and lighting would remain. 

 

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 proposed project does not comply with all aspects of the Planning Code. The proposed project is 

requesting a variance from the Zoning Administrator to address the requirements for rear yard, open 
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space, and exposure. While the Project complies with all relevant requirements and standards of the 

Planning Code and is not consistent with objectives and policies of the General Plan as detailed below. 

 

D. That the use as proposed would provide development that is in conformity with the purpose 

of the applicable Use District. 

 

The proposed Project is consistent with the stated purpose of the RH-2 Districts. 

 

8. Residential Merger – Section 317(g)(2). This Section also establishes the criteria below for the 

Planning Commission to consider when reviewing applications to merge residential units under 

Section 317(g)(2).  On balance, the Project does not comply with said criteria in that: 

A. Whether the removal of the units would eliminate only owner occupied housing, and if so, for 

how long the units proposed to be removed have been owner occupied; 

At a date unknown the second and third floors of the building were merged into one unit. Legalization 
of the residential flat merger would eliminate only owner-occupied housing as both second and third 
floors are currently occupied by the Project Sponsor. Staff was able to determine that the Project 
Sponsor rented out the lower relocated unit. According to the project sponsor, the lower unit is 
currently vacant.  
 

B. Whether removal of the units and the merger with another is intended for owner occupancy; 

The merged 3,054 square foot dwelling unit proposed for legalization is currently owner-occupied and 

the 815 square foot unit behind the garage is vacant. As per the late Mayor Lee’s December 18, 2013 

Executive Directive, all housing, including owner occupied, should be preserved when possible. 

C. That the removal of the unit will remove an affordable housing unit as defined in Section 401 

of this Code or housing subject to the Residential Rent Stabilization and Arbitration Ordinance; 

Per the Residential Building Record Report (3R) the original use is unknown, and the authorized use is 
two family. It is the Planning Department’s position to assume that every unit is subject to the 
Residential Rent Stabilization and Arbitration Ordinance unless we receive information from an 
appropriate agency or body to the contrary. 
 

D. 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; 

The project sponsor seeks to maintain the two dwelling units onsite through the relocation of a residential 

flat to basement level behind the garage. Although Planning Staff does not have the authority to make 

the final determination, it is assumed that the units that were merged and relocated units are subject to 

the Residential Rent Stabilization and Arbitration Ordinance. If so, the unit relocated from the third 

floor to the ground floor would also be subject to the Residential Rent Stabilization and Arbitration 

Ordinance. The relocated unit will be smaller in size and maintain the same number of bedrooms, as 

labeled in the provided plan set. The relocated unit requires an open space and exposure variance to be 

legalized.  
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E. How recently the unit being removed was occupied by a tenant or tenants; 

This information is unknown because the actual date of the residential flat merger is unknown. Staff 
was able to determine that the Project Sponsor has rented out the unauthorized ground floor unit. The 
Residential Rent Stabilization and Arbitration Board has provided evidence of a Buyout agreement 
finalized February 1, 2016.  According to the project sponsor, the lower unit is currently vacant.  
 

F. 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; 

According to the as-built plans provided, the merged unit has five bedrooms and the relocated unit has 

two bedrooms whereas the former layout had one two bedrooms residential flat and a three-bedroom unit 

with multiple living spaces labeled parlor, sitting room, and dining room.  

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

be corrected through interior alterations; 

The proposed Project is not required to correct design or functional deficiencies with the existing 
building.  

 

9. 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 2:  

RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE 

STANDARDS, WITHOUT JEOPARDIZING AFFORDABILITY. 

 

Policy 2.2:  

Retain existing housing by controlling the merger of residential units, except where a merger 

clearly creates new family housing. 

 

OBJECTIVE 3:  

Protect the affordability of the existing housing stock, especially rental units. 

 

OBJECTIVE 4: 

Foster a housing stock that meets the needs of all residents across lifecycles.  

 

The Project would legalize the merger of two residential flats and would create a larger five-bedroom 

residential unit and a substandard two-bedroom dwelling unit without compliance to open space and 

exposure requirements.   

 

10. 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:  
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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 contain any existing 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 Project legalizes the merger of two dwelling units into two dwelling units and therefore does not 

result in any net new housing. The current owners of the subject building would continue to own and 

occupy the merged unit and therefore, the cultural and economic diversity of the neighborhood will not 

be affected. The neighborhood has a defined architectural character, which will be preserved since 

unpermitted façade alterations are proposed for removal. 

 

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

 

The Project does not comply because it would legalize the merger of two residential flats to create a larger 

unit that would be less affordable than the legally permited unit location, thus reducing the City’s supply 

of affordable housing. The relocated unit is substandard to the legally permited unit location, as it 

requires an open space and exposure variance to be legalized.  
 

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

neighborhood parking.  

 

The Project is not expected to create additional traffic or parking demand as there is no increase in 

number of units.  

 

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 legalizes the merger and relocation of residential units; therefore, the Project would not affect 

industrial or service sector uses or related employment opportunities. Ownership of industrial or service 

sector businesses would not be affected by the Project.  

 

F. That the City achieve the greatest possible preparedness to protect against injury and loss of 

life in an earthquake. 

 

The Project will conform to the requirements of the San Francisco Building Code. 

 

G. That landmarks and historic buildings be preserved.  
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The existing building has not been evaluated as an individual or contributing historic resource. A 

decorative railing has been erected without permit on the publicly visible exterior of the building. The 

proposal includes the removal the non-historic rooftop railing.  

H. That our parks and open space and their access to sunlight and vistas be protected from 

development.  

 

The Project will have no negative impact on existing parks and open spaces. 

 

11. The Project is consistent with and would 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.  

 

12. The Commission hereby finds that approval of the Conditional Use Authorization would promote 

the health, safety and welfare of the City. 
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Case No. 2019-000013CUAVAR 

552- 554 Hill Street 

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 

Application No. 2019-000013CUAVAR pursuant to Planning Code Sections 209.1, 303 and 317 to allow the 

legalization of a dwelling unit removal and residential flat merger of the 1,509 square foot, two-bedroom, 

one-bath dwelling unit (#554) with the 2,432 square foot, three-bedroom, two and a half- bath dwelling unit 

(#552) to create one 3,054 square foot, five -bedroom three and a half-bath dwelling unit (#554) and relocate 

one dwelling unit (#552) of 815 square foot, with two bedrooms and one-bath, to the ground floor behind 

the garage within the RH-2 (Residential, House, Two-Family) Zoning District and the 40-X Height and Bulk 

District. 

 

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 March 5, 2020 

 

Jonas P. Ionin 

Commission Secretary 

 

AYES:   

 

NAYS:   

 

ABSENT:  

 

ADOPTED: March 5, 2020 
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CEQA Categorical Exemption Determination

PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address

552 HILL ST

Block/Lot(s)

Project description for Planning Department approval.

Permit No.

Addition/ 

Alteration

Demolition (requires HRE for 

Category B Building)

New 

Construction

Conditional Use Authorization request to comply with NOV 2018-002876ENF. Property listed twice as 1 unit and 

2 unit. Appears to be a merger within the main house, with the second unit being moved to a shed in the rear 

yard.

Case No.

2019-000013PRJ

3622065

202001071328

STEP 1: EXEMPTION CLASS

The project has been determined to be categorically exempt under the California Environmental Quality 

Act (CEQA).

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

Class 3 - New Construction. Up to three new single-family residences or six 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 32 - In-Fill Development. New Construction of seven or more units or additions greater than 

10,000 sq. ft. and meets the conditions described below:

(a) The project is consistent with the applicable general plan designation and all applicable general plan 

policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than 5 acres 

substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered rare or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or 

water quality.

(e) The site can be adequately served by all required utilities and public services.

FOR ENVIRONMENTAL PLANNING USE ONLY

Class ____



STEP 2: CEQA IMPACTS
TO BE COMPLETED BY PROJECT PLANNER

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? 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 the applicant presents documentation of enrollment in the San Francisco Department of Public Health 

(DPH) Maher program, a DPH waiver from the Maher program, or other documentation from 

Environmental Planning staff that hazardous material effects would be less than significant (refer to 

EP_ArcMap > Maher layer).

Transportation: Does the project involve a child care facility or school with 30 or more students, or a 

location 1,500 sq. ft. or greater? 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?

Archeological Resources: 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? If yes, archeo review is requried (refer to EP_ArcMap > CEQA Catex Determination Layers > 

Archeological Sensitive Area)

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

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

Topography). If yes, Environmental Planning must issue the exemption.

Slope = or > 25%: Does the project involve any of the following: (1) square footage expansion greater

than 500 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or more of

soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Topography) If box is

checked, a geotechnical report is required and Environmental Planning must issue the exemption.

Seismic: Landslide Zone: Does the project involve any of the following: (1) square footage expansion

greater than 500 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or  more 

of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard Zones) 

If box is checked, a geotechnical report is required and Environmental Planning must issue the exemption.

Seismic: Liquefaction Zone: Does the project involve any of the following: (1) square footage

expansion greater than 500 sq. ft. outside of the existing building footprint, (2) excavation of 50  cubic 

yards or more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers >

Seismic Hazard Zones) If box is checked, a geotechnical report will likely be required and Environmental 

Planning must issue the exemption.

Comments and Planner Signature (optional): Cathleen Campbell



STEP 3: PROPERTY STATUS - HISTORIC RESOURCE
TO BE COMPLETED BY PROJECT PLANNER

PROPERTY IS ONE OF THE FOLLOWING: (refer to Property 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.

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.

3. Window replacement that meets the Department’s Window Replacement Standards. Does not include

storefront window alterations.

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 PROJECT 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.

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.

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 .

8. Other work consistent with the Secretary of the Interior Standards for the Treatment of Historic 

Properties (specify or add comments):

9. Other work that would not materially impair a historic district (specify or add comments):

(Requires approval by Senior Preservation Planner/Preservation Coordinator)

10. Reclassification of property status. (Requires approval by Senior Preservation 

Planner/Preservation

Reclassify to Category A

a. Per HRER or PTR dated

b. Other (specify):

(attach HRER or PTR)

Reclassify to Category C

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST sign below.

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):

Preservation Planner Signature:

TO BE COMPLETED BY PROJECT PLANNER

STEP 6: CATEGORICAL EXEMPTION DETERMINATION

Project Approval Action: Signature:

If Discretionary Review before the Planning 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 

31of 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 approval action.

Please note that other approval actions may be required for the project. Please contact the assigned planner for these approvals.

Cathleen Campbell

02/07/2020

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

There are no unusual circumstances that would result in a reasonable possibility of a significant 

effect.

Building Permit



TO BE COMPLETED BY PROJECT PLANNER

STEP 7: MODIFICATION OF A CEQA EXEMPT PROJECT

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

552 HILL ST

2019-000013PRJ

Building Permit

3622/065

202001071328

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;

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.

DETERMINATION OF NO SUBSTANTIAL MODIFICATION

Planner Name:

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. In accordance 

with Chapter 31, Sec 31.08j of the San Francisco Administrative Code, an appeal of this determination can be filed within 10 

days of posting of this determination.

Date:



 

EXHIBIT D 

 

 

Land Use Information 
PROJECT ADDRESS: 552-554 HILL ST 

RECORD NO.: 2019-000013CUA 
 

 EXISTING PROPOSED NET NEW 

GROSS SQUARE FOOTAGE (GSF) 

Lot Area 502,8  502,8   

Residential 3,869 3,869 +0 

Commercial/Retail    

Office    

Industrial/PDR  

Production, Distribution, & Repair 
   

Parking 229 229 +0 

Usable Open Space 947 947 +0 

Public Open Space    

Other (                                 )    

TOTAL GSF 3,869 3,869 +0 

 EXISTING NET NEW TOTALS 

PROJECT FEATURES (Units or Amounts) 

Dwelling Units - Market Rate 2 0 2 

552 HILL ST 

2,432 sqft 

(2
nd

 Floor Flat and 

Ground Floor)   

815 sqft 

(Ground Floor Behind 

Garage) 

-67%  

554 HILL ST  
1,509 sqft  

(3
rd

 Floor Flat)  

3,054 sqft  

(3
rd

 and 2
nd

 Floor)  

 

Dwelling Units - Affordable 0 0 0 

Hotel Rooms    

Parking Spaces 1  1 

Loading Spaces    

Car Share Spaces    

Bicycle Spaces  0  0 

Number of Buildings 1  1 

Number of Stories    3  3 

Height of Building(s)  29’41/4”  29’41/4” 

Other (                                 )    



Parcel Map

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 

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 & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Zoning Map

SUBJECT PROPERTY

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Site Photo

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Aerial Photo – View 1

SUBJECT PROPERTY

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Aerial Photo – View 2

SUBJECT PROPERTY

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Aerial Photo – View 3

SUBJECT PROPERTY

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Aerial Photo – View 4

SUBJECT PROPERTY

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Aerial Photo – View 5

SUBJECT PROPERTY

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 



Trulia.com Photos 

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 

Resource; https://www.trulia.com/p/ca/san-

francisco/552-hill-st-554-san-francisco-ca-

94114--2082951214?mid=17#lil-mediaTab

Unauthorized Unit Merger/Expansion

554 Hill Street Kitchen Relocation

552 Hill Street Kitchen Removal



Zillow.com Photos 

Conditional Use & Variance Hearing
Case Number 2019-000013CUA
CUA DU Merger & Variances

552-554 Hill Street 

Resource; 

https://www.zillow.com/homedetails/5

52-Hill-St-San-Francisco-CA-

94114/2098124143_zpid/

Unauthorized Relocated Unit

552 Hill Street Relocation Ground Floor



Rent Board Response to Request from Planning
Department for Eviction History Documentation

Re: 552 - 55Y /ft t.
This confirms that the undersigned employee of the San Francisco Rent Board has reviewed its
records pertaining to the above-referenced unit(s) to determine whether there is any evidence of
evictions on or after the date specified. All searches are based upon the street addresses
provided.

No çelated eviction notices were filed at the Rent Board after:

10/13

U 03/13/14

C 10 years prior to the following date:

__________________

Yes, an eviction notice was filed at the Rent Board after:

C 12/10/13

C 03/13/14

C 10 years prior to the following date:

_________________

o See attached documents.

There are no other Rent Board records evidencing an eviction after:

C 12/10/13

C 03/13/14

U 10 years prior to the following date:

__________________

Yes,pre are other Rent Board records evidencing a an eviction after:

12/10113

C 03/13/14

C 10 years prior to the following date:

_________________

o See attached documents.

:: (>JJ7J Dated: /D-?o-i

Citizens Complaint Officer

The Rent Board is the originating custodian of these records; the applicability of these records to
Planning permit decisions resides with the Planning Department.

FRANCI300 2
PLANNING DEPARTMENT



Buyouts B153072 1013012019

Property Address 4 < >

552 Hill Street B153072
Number Street Name Suffix Unit# youtIO -.

____——_____

-

552-554 Hill Street 2 94114 11/6/15 Declaration re Service Filed
Building # of Units Zip Date Filed of Disclosure Form

1904 2/1/16 Buyout Agreement - Filed
Complex Yr Built Date Filed Entire Tenancy

$25,000 Total Amount of Buyout Agreement

Buyout Agreement - Filed Q
—— --

________________

Date Filed Parking /Storage Only

Buyout Agreement: Tenant Information Buyout Amount for ParkinglStorage

Tenant Senior) Disabled / Catastrophicaly Ill Note

1 No I

I # of Tenants in Buyout Agreement

Players Related Files

_______

Documents Actions

Name (First. Ml Last) Primary Phone Other Phone Role Stri # Unit # Active

Robert T. Roddick - (415) 641-8687 Landlord - 552 ® Yes ONo

Daniel Conrad (415) 359-0900 Landlord’s AgenuAtty/Rep 552 @Yes ONo

Tim Hawko (415) 426-3388 Landlords AgenUAtty/Rep 552 ® Yes 0 No

QYes ONo

--

-------- -- -



Residential Rent Stabilization and Arbitration Board
Ci & County Of San Francisco

Action Log

Buyout# B153072
552-554 Hill Street

Date Action By

11/ 6/15 Declaration re Service of Disclosure Form filed Candy Cheung

11/ 6/15 L files Pre-Buyout Negotiations Disclosure Form Required by Ord. 37.9E. This Cathy Helton
document is not required to be filed at RB. Therefore, tenant names were not
redacted and the document was placed on confidential side of the file.

12/11/15 L atty files (for a 2nd time) Declaration re Service of Disclosure Form - parties and Cathy Helton
execution date is same as the one filed on 11/6/15. To confid. side of file without
redaction (the cover ltr from L atty filed on 12/11/15 was placed on non-confid.
side of file only, as it does not contain any T names).

2/ 1/16 Buyout Agreement filed Candy Cheung

2/ 1/16 Buyout Amt. is $25,000 plus waiver of rent for December2015 and January Cathy Helton
2016

Page 1 10/30/19



San Francisco Residential Rent Stabilization and Arbitration Board
F’ r

INSTRUCTIONS
2QIS Nov—s pp(1) The landlord must provide all ci the requested information and lila 31this Declaration at the Rent Board jLjo commencino Buyout ‘..

I rNe9otiaUons with the tenant.
1L’. Ti .7(2) Only one rental unit may be tndudod an each Declaration fonn, but -

W4 U i AR Vmore than one tenant In the unit can be listed on the same form
Rent Board Date Stamp

Declaration of Landlord Regarding Service of
Pre-Suyout Negotiations Disclosure Form

(1) The address of the rental unit that may be the subject of Buyout Negotiations:
552 fill Street San Francisco CA 94114Tenants Address: Seel Number Snet Name unil Number City Stale Z’ code

(2) The landlords name, business address, business email address and business telephone number

Robert P. Roddick
Landlords Name

1330 Castro Street, San Francisco, CA 94114
Business Address: Street Number Street Name UnIt Number City Stale ZIP Code

(415) 641—8687 noevalleylaw€sbcglobal.net
Business Phone Number Business Email Address

(3) The name of each tenant with whom the landlord intends to enter into Buycut Negotiations at theabove address:

First Name (Tenant) Middle initisi tnt Name

First Name (Tenant) Middle miter Last Name

First Name (Tenanti Middle inNal Lest Name

DECLARATION OF LANDLORD
I declare under penalty of perjury under the laws of the State of California that the landlordprovided each tenant listed above with the Pre-Buyout Nego tions Disclosure Form requiredby Ordinance Suction 37.ØE(d) prior to corn cing Buyo egotlations.

Robert T. Roddick ,f -— 11/04/2015
Print Landiords Name Here / ‘ lord Signature Date

tool tLOecIm UuyciutDtsdosun2JVl5 ®PiWed on tOQ%posr.coniim,.flrydladpeper
25 Van Ness Avenue #320

Phone 4152524602San Francisco. CA 94102-6033 www,sfrb org FAX 415.2524699



R C El V ::
AGREEMENT AND MUTUAL RELEASE His FEB - I PH Ug

This Agreement is made by and between Robed T. Roddick
ç’Tenanr) in San Francisco, California as of December 8, 2015.

RECITALS

A. Landlord is the landlord of residential real property premises located at
552 Hill Street, San Francisco, California (the “Property”).

B. Tenant is the Property.

C. There is a written Residential Lease or Month-to-Month Rental Agreement
between Landlord and Tenant, dated March 8, 2014. Former tenant Matthew Fagan
previously vacated the Property.

0. Tenant has paid a security deposit to Landlord.

E No eviction notice has been served, and no eviction action initiated.

F. Landlord and Tenant have agreed for the voluntary termination of
Tenant’s tenancy at the Property, far Tenant vacating the Property, and the payment of
funds by Landlord for the benefit of and to Tenant, on the terms and conditions set forth
in this Agreement.

G. Tenant was provided the San Francisco Rent Board form Pre-Buyout
NegoUations Disclosure Form Required by Ordinance Section 37.9E on November 7,
2015. Landlord has filed San Francisco Rent Board form Declaration of Landlord
regarding Service of Pre-Buyout Negotiations Disclosure Form with the San Francisco
Rent Board.

AGREEMENT

NOW, THEREFORE, based on the foregoing Recitals, and In consideration of
the mutual promises, covenants and conditions contained in this Agreement, the parties
agree as follows:

1. Recitals True: The above Recitals are true and correct and are
incorporated by this reference.

2. Court Apwoval: No court approval of this Agreement is required.

3. Vacate Unit: Tenant surrenders all tenancy or other rights she may have
in and to the Property effective January 31, 2016. Tenant will vacate the Property,

1



removing all personal property, and leaving the Property broom clean, on or before
5:00 p.m., January 31, 2016.

4. Payment of Relocation Funds:

Landlord will pay Tenant the foflowing relocation funds:

$12,500 upon signing this agreement; and

$12,500 upon Tenant’s timely vacating the Property In accordance with this
Agreement.

5. Rent: Payment of Tenant’s rent for Oecember 2015 and January 2016 is
waived. Landlord will return Tenants security deposit according to law.

6. Subtenants: Tenant warrants and represents that there are no cc
occupants, subtenants, or other occupants of the Property.

7. Abandoned Personal Property: Any of Tenant’s personal property left at
the Property after Tenant vacates the Property is deemed abandoned and worthless.
Landlord may dispose of any or all such abandoned personal property without liability
or notice to Tenant.

8. Release By Tenant: Subject to Landlord’s full performance of the terms of
this Agreement, Tenant permanently and completely releases, discharges and waives
any and all claims, known and unknown, against Landlord and her employees, agents,
assigns, affiliates1 successors, trusts, beneficiaries and attorneys, whether related to
the Property, or otherwise, including but not limited to her tenancy and occupancy of
the Property. Tenant expressly agrees that the release includes any claims known or
not now known to Tenant up to the date of the execution of this Agreement. This
release includes all claims for violation of the San Francisco Rent Stabilization and
Arbitration Ordinance, negligence, injunctive relief, fraud, breach of contract, wrongful
or constructive eviction, breach of the warranty of habitability or other claims in any way
arising out of Tenant’s tenancy at the Property.

9. Release By Landlord: Subject to Tenant’s Ml performance of the terms of
this Agreement, Landlord releases, discharges and waives any and all claims, known
and unknown, against Tenant and his employees, agents, assigns, affiliates,
successors and attorneys, whether related to the Property, or otherwise. Landlord
expressly agrees that the release includes any claims known or not now known to him
up to the date of the execution of this Agreement.

10. Civil Code Section 1542 WaIver: The parties are aware of the provisions
of California Civil Code Section 1542, which is set forth below, and expressly waive the
benefits of that section. The parties acknowledge that such waiver means that any
unknown claims which they may have against the other are included in this Agreement

2



and are permanently waived. Civil Code Section ‘1542 reads as follows:

A general release does not extend to claims which the
creditor does not know or suspect to exist in his or her
favor at the time of executing the release, which if known
by him or her must have materially affected his or her
settlement with the debtor.

11. Fees and Costs: Each of the parties shall bear and be responsible for
payment of his own attorney’s fees and costs in connection with the negotiation and
execution of this Agreement.

12. Severability: If any portion of this Agreement is held invalid, the remainder
shall nevertheless be enforced consistent with the intent of the parties.

13. Integration: This Agreement supersedes any and all prior agreements,
oral or written, with respect to its subject matter, and represents the final agreement of
the parties.

14. California Law: This Agreement shall be construed in accordance with the
laws of the State of California governing contracts to be wholly performed within the
State.

15. Assignment: This Agreement will bind the successors and assigns of both
parties, but may not be assigned or deleted without the written consent of the other.
Any modification of this Agreement must be in writing and signed by both parties.

16. Further Acts; The parties agree to do all such further acts, and to execute
all such documents, as may be necessary or advisable to carry out the terms of this
Agreement.

17. Captions; Captions in this Agreement are for the purposes of convenience
and are not necessarily to be interpreted as part of the Agreement.

18. Counterparts: This Agreement may be executed in multiple counterparts
provided that each party is signatory to at least one original.

19. Right to Counsel: Tenant acknowledges that she is entitled to consult an
attorney of her choice regarding this Agreement. Tenant represents and warrants that
she has consulted independent counsel or that she has chosen not to do so.

20. Notices: Any notice desired to be given shall be in writing, and either
personally delivered, faxed or mailed, first class mail postage prepaid, addressed as
follows, and shall be effective upon delivery or deposit for mailing:

if to Tenant: 552 Hill Street, San Francisco, CA 94114. Tenant warrants that she will
provide an updated mailing addresuin writing to Landlord upon vacating the Property.

3



If to Landlord; 1330 Castro Street, San Francisco, CA 94114

21. Disclosures under San Francisco Rent Ordinance Section 37.92:

A. You, the tenant, may cancel this agreement at any time
before the 45th day after all parties have signed this agreement. To
cancel this agreement, mail or deliver a signed and dated notice
stating that you, the tenant, are cancelling this agreement, or words of
similar effect. The notice shall be sent to: Robert T. Roddick at 1330
Castro Street, San Francisco, CA 94114. The notice may be by email,
mail, or hand delivery.

I
Tenant Initials

B. You, the tenant, have a right not to enter into a buyout
agreement.

__LI

Tenant Initials

C. You, the tenant, may choose to consult with an attorney
andlor a tenants’ rights organization before signing this agreement.
You can find a list of tenants’ rights organizations on the Rent Board’s
website - www.sfrb.org.

Tenant Initials

D. The Rent Board has created a publically available,
searchable database that may include information about other buyout
agreements in your neighborhood. You can search this database at the
Rent Board’s office at 25 Van Ness Avenue, Suite 320.

-ii
Tenant Initials

E. Under Section 1396(e)(4) of San Francisco’s Subdivision
Code, a property owner may not convert a building into a condominium
where: (A) a senior1 disabled, or catastrophically ill tenant has vacated

4



a unit under a buyout agreement after October 31, 2014, or (B) two or
more tenants who are not senior, disabled, or catastrophically ill have
vacated units under buyout agreements, if the agreements were

entered after October 31, 2014 and within the ten years prior to the

condominium conversion application.
A ‘senio? is a person who is 60 years or older and has been

residing in the unit for ten years or more at the time of Buyout

Agreement; a ‘disabled’ tenant is a person who is disabled under the

Americans with Disabilities Act (Title 42 United States Code Section
12102) and has been residing in the unit for ten years or more at the

time of Buyout Agreement; and a ‘catastrophically ill’ tenant is a
person who is disabled under the Americans with Disabilities Act (Title

42 United States Code Section 12102) and who is suffering from a life

threatening illness and has been residing in the unit for five years or

more at the time of Buyout Agreement.

Do you believe that you are senior, disabled, or

catastrophically ill as those terms are defined above?

Yes______ No I I don’t know______ Prefer not say______

Tenant Initials

“LANDLORD” “TENANT”

Date:

_______________________
___________

___________

//y,’/s Date: I /iSi c

RI

Siczict a\\r

ct-
5
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DWELLING UNIT REMOVAL: MERGER, CONVERSION OR DEMOLITION

1650 M IS S ION STREET,  #4 00
SAN F RANCISCO,  C A   941 0 3
www.sfplanning.org

INFORMATIONAL AND SUPPLEMENTAL APPLICATION PACKET

ATTENTION: A Project Application must be completed and/or attached prior to submitting this 
Supplemental Application. See the Project Application for instructions.

Pursuant to Planning Code Section 317, the Planning Commission shall hear and make determinations regarding 
the loss of dwelling units including the loss of unauthorized dwelling units, with some codified exceptions. 

For questions, call 415.558.6377, email pic@sfgov.org, or visit the Planning Information Center (PIC) at 1660 
Mission Street, First Floor, San Francisco, where planners are available to assist you.	  

Español: Si desea ayuda sobre cómo llenar esta solicitud en español, por favor llame al 415.575.9010. Tenga en 
cuenta que el Departamento de Planificación requerirá al menos un día hábil para responder

中文: 如果您希望獲得使用中文填寫這份申請表的幫助，請致電415.575.9010。請注意，規劃部門需要至

少一個工作日來回應。

Tagalog: Kung gusto mo ng tulong sa pagkumpleto ng application na ito sa Filipino, paki tawagan ang 
415.575.9120. Paki tandaan na mangangailangan ang Planning Department ng hindi kukulangin sa isang araw na 
pantrabaho para makasagot.

WHAT IS A DWELLING UNIT REMOVAL APPLICATION?

The Dwelling Unit Removal application is intended for any requests involving the removal of existing housing. This 
application is designed to determine if the proposed dwelling unit removal is desirable, utilizing the review criteria set 
forth in Planning Code Section 317. The Dwelling Unit Removal application will be processed as a Conditional Use 
Authorization. The Code provides for some administrative exceptions where Planning staff may approve an application 
to remove dwelling units without a public hearing, but only if the project meets certain specific requirements. For more 
information, please refer to Planning Code Section 317, or consult a planner at the Planning Information Center. 

WHEN IS A DWELLING UNIT REMOVAL APPLICATION NECESSARY?

The Planning Commission requires Conditional Use hearings for all projects that would result in the removal of existing 
housing units, whether by demolition, merger with other dwellings, or by conversion to non-residential uses. This 
application is also required when an alteration is considered tantamount to demolition.  

Please note that pursuant to Planning Code Section 317(g)(2), the Planning Commission will not approve an application 
for a Residential Merger if any tenant has been evicted where the tenant was served with an eviction notice after 
December 10, 2013 and:

•	  pursuant to Administrative Code Sections 37.9(a)(9) through 37.9(a)(14) if the eviction notice was served within 
10 years prior to filing this application for a merger; or

•	 pursuant to Administraive Code Section 37.9(a)(8) if the eviction notice was served within 5 years prior to filing 
this application for a merger. 

Please consult a planner at the Planning Information Center (PIC) for additional information regarding these 
applications.
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HOW DOES THE PROCESS WORK?

If the proposed project results in the loss or removal of one (1) or more residential dwelling units a Conditional Use Authorization 
application is required.

Fees

Please refer to the Planning Department Fee Schedule or at the Planning Information Center (PIC) located at 1660 Mission Street, 
First Floor, San Francisco. For questions related to the Fee Schedule, please call the PIC at 415.558.6377.  

Fees will be determined based on the estimated construction costs. Should the cost of staff time exceed the initial fee paid, an 
additional fee for time and materials may be billed upon completion of the hearing process or permit approval. Additional fees 
may also be collected for preparation and recordation of any documents with the San Francisco Assessor-Recorder’s office and for 
monitoring compliance with any conditions of approval.
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DWELLING UNIT REMOVAL: MERGER, CONVERSION 
OR DEMOLITION

PROJECT APPLICATION RECORD NUMBER (PRJ)

SUPPLEMENTAL APPLICATION

Property Information

Project Address:   Block/Lot(s):

Project Details

UNITS EXISTING: PROPOSED: NET CHANGE:

Owner-occupied Units:
Rental Units:

Total Units:
Units subject to Rent Control:

Vacant Units: 

BEDROOMS EXISTING: PROPOSED: NET CHANGE:

Owner-occupied Bedrooms:
Rental Bedrooms:

Total Bedrooms:
Bedrooms subject to Rent Control: 

Unit Specific Information

UNIT NO. 
NO. OF 

BEDROOMS
GSF  OCCUPANCY

ADDITIONAL CRITERIA
(check all that apply)

EXISTING  OWNER OCCUPIED   RENTAL
 ELLIS ACT         VACANT
   RENT CONTROL

PROPOSED  OWNER OCCUPIED          RENTAL

EXISTING  OWNER OCCUPIED          RENTAL
 ELLIS ACT         VACANT
   RENT CONTROL

PROPOSED  OWNER OCCUPIED          RENTAL

EXISTING  OWNER OCCUPIED          RENTAL
 ELLIS ACT         VACANT

 RENT CONTROL

PROPOSED  OWNER OCCUPIED          RENTAL

552-554 Hill Street 3622/065

2 1 - 1
0 2 + 1
2 2 0

2 2 0

1 1 0

554

       
✔

✔
✔

552 ✔

552 ✔ ✔

554 ✔

FILED  UNDER PROTEST

2

2

3

5

1,441

815

2,356

2,823

5 5 0
0 2 + 2
5 7 +2
5 7 +2

shoffman
Stamp

shoffman
Typewritten Text
This is not a Dwelling Unit Removal, Merger, or Demolition subject to SFPC § 317. 

shoffman
Typewritten Text

shoffman
Typewritten Text

shoffman
Typewritten Text

shoffman
Typewritten Text

shoffman
Typewritten Text

shoffman
Typewritten Text

shoffman
Typewritten Text

shoffman
Typewritten Text
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RESIDENTIAL MERGER 
(SUPPLEMENTAL INFORMATION)

Pursuant to Planning Code Section 317(c), any application that would result in the removal of one or more residential 
units or unauthorized units is required to obtain a Conditional Use Authorization. In addition to filing a Conditional Use 
Authorization application, this Dwelling Unit Removal application, along with responses to the specific conditional use 
criteria listed below, as described in Planning Code Section 317(g)(2), must be submitted to the Planning Department.

Please note that pursuant to Planning Code Section 317(g)(2), the Planning Commission shall not approve an 
application for residential merger if any tenant has been evicted pursuant to Administrative Code Sections 37.9(a)
(9) through 37.9(a)(14) where the tenant was served with a notice of eviction after December 10, 2013 if the notice 
was served within 10 years prior to filing the application for merger. Additionally, the Planning Commission shall not 
approve an application for residential merger if any tenant has been evicted pursuant to Administrative Code Section 
37.9(a)(8) where the tenant was served with a notice of eviction after December 10, 2013 if the notice was served 
within five (5) years prior to filing the application for merger.

Please answer the following questions to determine how the project does or does not meet the Planning Code 
requirements:

DWELLING UNIT MERGER CRITERIA: YES NO

1

Does the removal of the unit(s) eliminate only owner-occupied housing? 

          If yes, for how long was the unit(s) proposed for removal owner-occupied?

  months  or  years    (check one)

2 Is the removal of the unit(s) and the merger with another intended for owner occupancy?

3

Will the removal of the unit(s) remove an affordable housing unit as defined in Section 
401 of the Planning Code or housing subject to the Rent Stabilization and Arbitration 
Ordinance?

If yes, will replacement housing be provided which is equal or greater in size, number of 
bedrooms, affordability, and suitability to households with children to the units being removed?

 YES           NO

4

If the unit(s) proposed for removal was occupied by a tenant or tenants, please specify 
the date of when it was last occupied:

          

5 Will the number of bedrooms provided in the merged unit be equal to or greater than the 
number of bedrooms in the separate units?

6 Is the removal of the unit(s) necessary to correct design or functional deficiencies that 
cannot be corrected through interior alterations?

7

If the merger does not involve an unauthorixed unit, what is the appraised value of the least 
expensive unit to be merged? 

Please include an attachment of the apprisal within six months of filing this application.

✔

✔

✔

N/A

✔

N/A - no unit is being removed. In any case, both units were previously owner-occupied

> 50





Walkup Clark & Associates
Quality Real Estate Appraisals

554 Hill St

San Francisco, CA 94114

Mission Block 110; Assessors Lot 65, Block 3622 (Unit 554)

Zacks, Freedman & Patterson, PC

235 Montgomery Street, Suite 400

San Francisco, CA 94104

1,020,000

07/02/2019

Trisha C. Mau

Walkup Clark & Associates

2332 Taraval St. Suite 1

San Francisco, CA 94116-2252

(415) 731-9601

tmau@walkupclark.com

Form GA1V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

LOCATED AT

FOR

OPINION OF VALUE

AS OF

BY



Walkup Clark & Associates

19G002CTCINDIVIDUAL CONDO UNIT APPRAISAL REPORT
554 Hill St San Francisco CA

94114 San Francisco Mission Block 110; Assessors Lot 65, Block 3622 

(Unit 554) 3622-065 (Unit 554)

2018 Prop 13 0 N/A

Roddick, Robert T Revoc Trust

% interest as Tenancy In Common 0

Eureka Valley/Dolores Heights 667/G3 0211.00

552-554 Hill St 1

(non-lending) The purpose of the appraisal is to assist the owner requesting a conditional use authorization allowing the top 

residential unit to be merged with the lower unit and the ground floor living area to be the new second residential unit.

Client, Owner and their assignees

Zacks, Freedman & Patterson, PC 235 Montgomery Street, Suite 400, San Francisco, CA 94104

Trisha C. Mau 2332 Taraval St. Suite 1, San Francisco, CA 94116-2252
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The subject is located in an urban 

residential environment composed primarily of above average to very good quality single & mulit- family residences with proximity to 

neighborhood commercial uses. The topography is predominately hilly. Property mix is compatible with the neighborhood. Access to 

shopping, transportation schools and employment is considered good. Access to interstate highway 101, interstate 80 and interstate 280 are 

all within 2 miles of the subject. These freeways connect to the greater bay area and beyond. The San Francisco financial center is within 5 

miles. This was accessible via municipal transit lines located within blocks of the subject. Overall the access for the subject is rated average 

when compared to other competing properties in the market area. The subject's location is assigned an average overall rating for exposure 

for the property when compared to other competing properties in the market area. 

RH2 Residential, Two-Family Dwelling

N/A The garage accommodates 1 car, zoning typically requires 1 parking per unit. 

Thus, the improvements are considered legal nonconforming. The appraisal assumes the requested variance will be permitted and legal.

Residential, Two-Family Dwelling Residential, Two-Family Dwelling

The existing improvements are considered to represent the “as is” highest and best use for the subject, as 

improved. The improvements are quite functional and in reasonable condition, and the current use conforms to the surrounding uses in the 

subject's neighborhood.

Asphalt

Concrete

Concrete

Underground

None

Adequate

Adequate

Slightly Sloped

None Significant

N 060298-060298 10/18/2012

The subject is a typical site with no apparent encroachments, atypical easements or other adverse site factors noted. 

The site has average utility. The San Francisco Bay Area is an active earthquake region.

Client, Owner, Inspection, Planning Dept Website, ParcelQuest

3

0

Traditional

1904

15

Conc.Per./Avg

Tar&Gravl/Avg

1

1/2

Garage

None

2

2

0

0

1

1

1

2

0

0

1

1

Owner managed

The overall maintenance of the exterior and grounds appears to be 

avg-good.  The subject unit was merged with the middle floor of the 3-story building, the kitchen was removed, and the unit was renovated. 

The appraisal is made with the hypothetical condition that the subject is currently in its pre-renovated condition. No photos were available of 

the pre-renovated kitchen, bath and living area. The appraiser has relied heavily on the descriptions provided by the client.

Rear Yard (prior to renovation)
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Property Address: Unit #: City: State:

Zip Code: County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant (Market Rent) Tenant (Regulated Rent) Vacant

Project Type: Condominium Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

Project Name: Phase:
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The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:
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R
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Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

Condominium Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):
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R
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E

C
T

 S
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E
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E
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R
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Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Ground Rent (if applicable) $ / Comments:

Highest & Best Use as improved (or as proposed per plans & specifications): Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Density

Size

Topography

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

P
R

O
J
E

C
T

 I
N

F
O
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M

A
T
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N

Data source(s) for project information

Project Description Detached Row or Townhouse Garden Mid-Rise High-Rise Other (describe)

General Description of Project

# of Stories

# of Elevators

Existing Proposed Und.Cons.

Design (Style)

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Walls

Roof Surface

Total # Parking

Ratio (spaces/unit)

Parking Type(s)

Guest Parking

Subject Phase #

Units

Units Completed

Units For Sale

Units Sold

Units Rented

Owner Occup. Units

If Project Completed #

Phases

Units

Units for Sale

Units Sold

Units Rented

Owner Occup. Units

If Project Incomplete #

Planned Phases

Planned Units

Units for Sale

Units Sold

Units Rented

Owner Occup. Units

Project Primary Occupancy Principal Residence Second Home or Recreational Tenant

Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No

Management Group: Homeowners' Association Developer Management Agent (name of management agent or company):

Was the project created by the conversion of existing building(s) into a condominium? Yes No If Yes, describe the original use and date of conversion.

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Comments:

Project Comments (condition, quality of construction, completion status, etc.):

Common Elements and Recreational Facilities:
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19G002CTCINDIVIDUAL CONDO UNIT APPRAISAL REPORT
TIC documents were not reviewed

None noted

Although no formal HOA dues, appraiser assumes that the charges would be commensurate with the level of services as is typical for the 

area.

None noted

0 N/A

Garbage

Measured on site

3rd

1

Traditional

115

15

Conc.Per./Avg

Conc.Per./Avg

Tar&Gravl/Avg

Pntd.Mtl/Avg

DblPane/Avg

None

Partial

None

None

None

None

None

None

FAU

Gas

None

None

None

Carpet/Wd/Avg

Shtrck/Avg

Wd/Paint/Avg

C.Tile/Avg

C.Tile/Avg

Solid.Core/Avg

0

None

None

None

None

None

0

6 3 1 1,459

The 1st floor has baseboard heating and the 3rd floor 

has a forced air furnace.

None

No physical, functional or external deficiencies noted. The 

appraiser is not a building inspector and this appraisal report should not be relied upon to disclose any physical deficiencies above and 

beyond the aesthetics as described herein.

ParcelQuest/M.MLS

None

None

No sales for the subject were noted in 

the past 36 months. No additional prior transfers were noted for the comparable sales within the past 12 

months.
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Summary of condominium project budget analysis for the current year (if analyzed):

Other fees for the use of the project facilities (other than regular HOA charges):

Compared to other competitive projects of similar quality and design, the subject unit charge appears High Average Low (If High or Low, describe)

Are there any special or unusual characteristics of the project (based on the condominium documents, HOA meetings, or other information) known to the appraiser?

Yes No If Yes, describe and explain the effect on value and marketability.
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P
R

O
V

E
M

E
N

T
S

Unit Charge: $ per month X 12 = $ per year. Annual assessment charge per year per SF of GLA = $

Utilities included in the Unit Charge: None Heat Air Conditioning Electricity Gas Water Sewer Cable Other

Source(s) used for physical characteristics of property: New Inspection Previous Appraisal Files MLS Assessment and Tax Records Prior Inspection

Property Owner Other (describe) Data Source for Gross Living Area

General Description

Floor Location

# of Levels

Design (Style)

Existing Proposed

Under Construction

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation N/A

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement N/A

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic N/A

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Balcony

Woodstove(s) #

Car Storage None

Garage #

Covered #

Open #

Total # of cars

Assigned

Owned

Space #(s)

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Are the heating and cooling for the individual units separately metered? Yes No (If No, describe)

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

T
R

A
N

S
F

E
R

 H
IS

T
O

R
Y

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):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:
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19G002CTCINDIVIDUAL CONDO UNIT APPRAISAL REPORT

554 Hill St

San Francisco, CA 94114

552-554 Hill St

1

Inspection

ParQst/MLS

N/A

Fee Simple

Avg-Good

0

Yard

3rd/Top

None Significant

Traditional

Avg-Good

115

Average

6 3 1

1,459

None

Average

FAU/None

Standard

No Parking

None

Kitchen/Bath Original/Avg

Project Size 2 Units

Other In-Unit Laundry

3456 18th St

San Francisco, CA 94110

3454-3458 18th St

1

0.84 miles NE

1,000,000

664.89

SF.MLS#480139;DOM 25

ParQst/DOC#K73000743

ArmLth

No Concess

02/13/2019 COE

Fee simple

Avg-Good

156

None +5,000

2nd/Middle +15,000

None Significant

Traditional

Avg-Good

109

Average

6 3 1

1,504

None

Average

FAU/None

Standard

No Parking

None

Modern/Avg

3 Units/MixedUse 0

In-Unit Laundry

20,000

1,020,000

676 Castro St

San Francisco, CA 94114

672-676 Castro St

1

0.19 miles NW

1,250,000

862.66

SF.MLS#482937;DOM 78

ParQuest/DOC#K78900498

ArmLth

No Concess

06/28/2019 COE

Fee simple

Avg-Good

450

None +5,000

2nd/Middle +15,000

None Significant

Traditional

Avg-Good

119

Good -125,000

6 3 1

1,449

None

Average

FAU/None

Standard

No Parking

None

Modern/Good -75,000

5 Units/Ellis 2018 +10,000

In-Unit Laundry

-170,000

1,080,000

676 Castro St # A

San Francisco, CA 94114

672-676 Castro St

1

0.19 miles NW

1,050,000

1,050.00

SF.MLS#484575;DOM 19

ParQuest/DOC#K79600316

ArmLth

Conv;0

07/22/2019 COE

Fee simple

Avg-Good

300

None +5,000

2nd/Top

None Significant

Traditional

Avg-Good

119

Good -105,000

5 2 1 +25,000

1,000 +91,800

None

Average

FAU/None

Standard

No Parking

None

Modern/Good -75,000

5 Units/Ellis 2018 +10,000

In-Unit Laundry

-48,200

1,001,800

The comparable sales are considered the most recent and appropriate sales available from conventional 

market data sources, that are located within close proximity to the subject. The data sources consulted were office files, the multiple listing 

service, local real estate agents, ParcelQuest, and exterior inspection.  Gross living area (GLA) is adjusted at $200 per square foot and 

rounded to the nearest hundred, for differences over 100 square feet. Difference in room count are taken into account in the GLA adjustment. 

However, comparables found with 2 bedroom were adjusted for inferior bedroom count by $25,000. The updating of the kitchen and 

bathrooms has been separated from the overall quality and condition for added clarity. Other adjustments are made on a lump sum basis.

All of the comparables selected are tenancy in common units located in relative proximity to the subject. All are considered to be of similar 

location appeal. 

Every effort was made to find similar density building. However, none of the comparables most similar to the subject were in smaller, 2-unit 

buildings except for listing comparable 5. Adjustments were made for Comparable 2 and 3 being in a recently Ellis Acted building restricting 

rental use.

The gross living area of Comparable 4 was estimated based on limited data from MLS, agent, and public records.

  

Greater weight has been given to comparable sale 1 due to overall similarity to the subject in terms of size and condition. The remaining 

comps are supporting and given consideration in the overall conclusion.

1,020,000
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

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

Address

Project

Phase

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

HOA Fees ($/Month)

Common Elements and

Recreational Facilities

Floor Location

View

Design (Style)

Quality of Construction

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

Parking

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
Copyright© 2007 by a la mode, inc. This form may be reproduced unmodified without written permission, however, a la mode, inc. must be acknowledged and credited.

6/2007



19G002CTCINDIVIDUAL CONDO UNIT APPRAISAL REPORT

554 Hill St

San Francisco, CA 94114

552-554 Hill St

1

Avg-Good

115

Average

6 3 1

1,459

The income approach is not utilized as residences are primarily purchased for 

owner occupancy, not for income production.

The cost approach is not relative to common interest developments.

1,020,000

The sales comparison analysis best indicates market value. The cost approach is not relative to common interest 

developments. Typical buyers and sellers do not consider the income approach as a viable factor due to high owner occupancy appeal.

See attached 

addendum

1,020,000 07/02/2019

18

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Additional Rentals Flood Addendum Hypothetical Conditions
Extraordinary Assumptions Budget Analysis

Sarah Hoffman Zacks, Freedman & Patterson, PC

sarah@zfplaw.com 235 Montgomery Street, Suite 400, San Francisco, CA 94104

Trisha C. Mau

Walkup Clark & Associates

(415) 731-9601

tmau@walkupclark.com

08/14/2019

AG028651 CA

01/29/2020

07/02/2019
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INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL # 3

Address

Project

Phase

Proximity to Subject

Current Monthly Rent $ $ $ $

Rent/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Rent Control Yes No Yes No Yes No Yes No

Data Source(s)

Date of Lease(s)

Location

View

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.

Utilities Included

Summary of Income Approach (including support for market rent and GRM):

Opinion of Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

C
O

S
T

COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Summary of Cost Approach:

R
E

C
O

N
C

IL
IA

T
IO

N

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

Final Reconciliation

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, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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19G002CTCADDITIONAL COMPARABLE SALES

554 Hill St

San Francisco, CA 94114

552-554 Hill St

1

Inspection

ParQst/MLS

N/A

Fee Simple

Avg-Good

0

Yard

3rd/Top

None Significant

Traditional

Avg-Good

115

Average

6 3 1

1,459

None

Average

FAU/None

Standard

No Parking

None

Kitchen/Bath Original/Avg

Project Size 2 Units

Other In-Unit Laundry

474 Noe St

San Francisco, CA 94114

472-474 Noe St

1

0.41 miles N

1,400,000

1,000.00

SF.MLS#480311;DOM 35

ParQst/DOC#K73400514

ArmLth

No Concess

02/25/2019 COE

Fee simple

Avg-Good

275

None +5,000

1st/Bottom +15,000

None Significant

Traditional

Avg-Good

118

Good -140,000

4 2 1 +25,000

1,400e

Cottage -150,000

Average

FAU/None

Standard

No Parking

Yard -50,000

Modern/Good -75,000

3 Units 0

In-Unit Laundry

-370,000

1,030,000

259 Eureka St

San Francisco, CA 94114

259 Eureka St

1

0.29 miles NW

950,000

666.67

SF.MLS#487654;DOM 12

ParQust/List price used

Active Listing

07/18/19 LD

Fee simple

Avg-Good

0

Yard

1st/Bottom +15,000

None Significant

Traditional

Avg-Good

112

Average

5 2 2 +25,000

1,425

1130sf Bsmnt -15,000

Average

FAU/None

Standard

No Parking

Deck -5,000

Original/Avg

2 Units

In-Unit Laundry

20,000

970,000
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Project

Phase

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

HOA Fees ($/Month)

Common Elements and

Recreational Facilities

Floor Location

View

Design (Style)

Quality of Construction

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

Parking

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach
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SCOPE OF WORK
THE FOLLOWING IS A DESCRIPTION OF THE WORK UNDERTAKEN IN THE COURSE OF COMPLETING THIS APPRAISAL:

STATE THE PROBLEM: AN APPRAISAL ASSIGNMENT WAS NEGOTIATED BETWEEN THE APPRAISER(S) AND THE CLIENT. THE
ASSIGNMENT REQUIRED AGREEMENT BETWEEN THE PARTIES ON THE PURPOSE OF THE APPRAISAL, THE TYPE OF APPRAISAL
AND THE TYPE OF REPORT THAT WOULD BE ADEQUATE FOR THE PURPOSE AS UNDERSTOOD BY THE APPRAISER(S), THE
APPRAISER(S) COMPENSATION FOR COMPLETING THE ASSIGNMENT, AND THE PROJECTED DELIVERY DATE, AND DELIVERY
PLACE FOR THE APPRAISAL REPORT.
THE PURPOSE IS TO ESTIMATE MARKET VALUE OF THE FEE SIMPLE INTEREST OF THE SUBJECT DESCRIBED IN THIS REPORT
FOR PLANNING DEPARTMENT REQUEST FOR CONDITIONAL USE AUTHORIZATION ONLY.
THIS APPRAISAL HAS BEEN COMPLETED AT THE REQUEST OF THE CLIENT AND IS INTENDED FOR THEIR SOLE USE. THIS IS AN
APPRAISAL REPORT, WITH ADDITIONAL INFORMATION IN THE APPRAISERS' FILE. THIS APPRAISAL REPORT HAS BEEN
COMPLETED WITHIN USPAP GUIDELINES. THE APPRAISER ATTESTS THAT HE OR SHE HAS THE APPROPRIATE KNOWLEDGE
AND EXPERIENCE NECESSARY TO COMPLETE THIS ASSIGNMENT COMPETENTLY.

HYPOTHETICAL CONDITION: THE SUBJECT UNIT WAS MERGED WITH THE MIDDLE FLOOR OF THE 3-STORY BUILDING, THE
KITCHEN WAS REMOVED, AND THE UNIT WAS RENOVATED. THE APPRAISAL IS MADE WITH THE HYPOTHETICAL CONDITION
THAT THE SUBJECT IS CURRENTLY IN ITS PRE-RENOVATED CONDITION. 

DEFINITION OF MARKET VALUE:  THE DICTIONARY OF REAL ESTATE APPRAISAL, STATES MARKET VALUE IS 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.  

CONSIDER THE DATA NEEDED: A VARIETY OF DATA WAS NEEDED TO UNDERTAKE THE ASSIGNMENT INCLUDING GENERAL
DATA ABOUT THE NATION, THE REGION, THE GOVERNING AUTHORITY AND THE MARKET AREA, AS WELL AS DATA ABOUT THE
SUBJECT SITE AND IMPROVEMENTS. DATA RELEVANT TO EACH APPROACH TO VALUE WAS DEVELOPED FOR COSTS, SALES,
INCOME, AND EXPENSES.
DATA UTILIZED IN THIS REPORT WAS ASSEMBLED USING THE FOLLOWING SOURCES; PUBLIC RECORD, RECORDS MAINTAINED
BY AND INTERVIEWS GRANTED BY MARKET PARTICIPANTS, RECORDS OF LOCAL BOARDS OF REALTY AND MULTIPLE LISTING
SERVICES, DATA SITES MAINTAINED BY CITY, COUNTY, REGIONAL, AND STATE GOVERNMENT, DATA SITES MAINTAINED BY
SERVICE AND BUSINESS GROUPS SEARCHED AT THIS TIME AND PREVIOUSLY. RESULTS WERE BOTH SELECTED AND EDITED
AGAINST A STANDARD OF PROVIDING AN ADEQUATE LEVEL OF REPORTING TO SUPPORT THE ANALYSIS AND CONCLUSIONS
DEVELOPED, WITH AN EYE ON THE AGREEMENTS MADE WITH THE CLIENT AND OUR RESPONSIBILITIES UNDER USPAP.

INSPECT THE PROPERTIES/EXTRAORDINARY ASSUMPTION: THE APPRAISER CONDUCTED AN INSPECTION OF THE INTERIOR
AND  EXTERIOR OF THE SUBJECT PROPERTY, AND AN INSPECTION OF THE EXTERIOR OF THE COMPARABLE PROPERTIES. IN
SOME CASES PHOTOS OF THE COMPARABLE PROPERTIES ARE FROM OTHER SOURCES SUCH AS MLS. THE APPRAISER HAS
PROVIDED A SKETCH IN THIS APPRAISAL REPORT TO SHOW THE APPROXIMATE DIMENSIONS OF THE SUBJECT
IMPROVEMENTS.  IT IS INCLUDED ONLY TO ASSIST THE READER IN VISUALIZING THE PROPERTY AND UNDERSTANDING THE
APPRAISER'S DETERMINATION OF IT'S SIZE.  THE APPRAISER IS NOT AN EXPERT IN SURVEYING. NO PHOTOS WERE AVAILABLE
OF THE PRE-RENOVATED KITCHEN, BATH AND LIVING AREA. THE APPRAISER HAS RELIED HEAVILY ON THE DESCRIPTIONS
PROVIDED BY THE CLIENT.

DETERMINE THE HIGHEST AND BEST USE: THE APPRAISERS IDENTIFIED THE PERTINENT FACTORS APPLICABLE TO THE
SUBJECT PROPERTY "AS-IF" IT LACKED IMPROVEMENTS BUT WAS READY FOR DEVELOPMENT. THEY FORMED AN OPINION OF
THE REASONABLE, PROBABLE, AND LEGAL USE OF IT AS VACANT LAND OR UNIMPROVED PROPERTY WITH THE INTENTION
THAT THIS USE MUST MEET THE STANDARDS OF LEGAL PERMISSIBILITY, PHYSICAL POSSIBILITY, FINANCIAL FEASIBILITY AND
MAXIMUM PRODUCTIVITY.
IN KEEPING WITH THE PURPOSE OF THIS APPRAISAL AND THE REQUIREMENTS OF THE CLIENT, A LIMITED DEGREE OF
RESEARCH AND ANALYSIS WAS INVESTED IN THE "AS-IF" VACANT AND READY FOR DEVELOPMENT HIGHEST AND BEST USE. A
MUCH HIGHER DEGREE OF RESEARCH AND ANALYSIS WOULD BE REQUIRED TO FIRST PREDICT THE CONSEQUENCES OF
DEMOLISHING THE SUBJECT IMPROVEMENTS AND THEN TO VISUALIZE WHAT IMPROVEMENTS WOULD BE MOST LIKELY TO
MEET THE "AS-IF" VACANT AND READY FOR DEVELOPMENT HIGHEST AND BEST USE CRITERIA. THAT STUDY WAS CONSIDERED
BEYOND THE SCOPE OF THIS REPORT, HENCE A PRELIMINARY FINDING WAS OFFERED HERE FOR THE "AS-IF" VACANT AND
READY FOR DEVELOPMENT HIGHEST AND BEST USE.
THE HIGHEST AND BEST USE ANALYSIS PRESENTED IN THIS APPRAISAL IS NOT INTENDED TO BE AN EXHAUSTIVE ANALYSIS OF
EVERY POSSIBLE USE FOR THE SUBJECT.  RATHER, IT IS INTENDED TO PROVIDE SUFFICIENT ANALYSIS OF THE MOST LIKELY
AND MOST REASONABLE ALTERNATIVES FOR THE SUBJECT.  THE SITE IS PHYSICALLY POSSIBLE BEING SERVED BY
NECESSARY UTILITIES. THE APPRAISERS ARE NOT AWARE OF ANY ADVERSE SOIL CONDITION. THE IMPROVEMENTS ARE
LEGAL PERMISSIBILITY, WHICH IS CLOSELY TIED TO ZONING. THE CITY HAS APPROVED  THE EXISTING STRUCTURE. THE
IMPROVEMENTS ARE FINANCIALLY FEASIBLE. A CLEAR PATTERN OF MARKET ACCEPTANCE FOR THIS USE WAS NOTED. 
THE IMPROVEMENTS ARE MAXIMUM PRODUCTIVE. 
THE EXISTING IMPROVEMENTS ARE CONSIDERED TO REPRESENT THE “AS IS” HIGHEST AND BEST USE FOR THE SUBJECT, AS
IMPROVED. THE IMPROVEMENTS ARE QUITE FUNCTIONAL AND IN REASONABLE CONDITION, AND THE CURRENT USE
CONFORMS TO THE SURROUNDING USES IN THE SUBJECT'S NEIGHBORHOOD.

DETERMINE THE APPROPRIATE APPROACHES TO VALUE: THE THREE APPROACHES TO VALUE WERE CONSIDERED: THE COST
APPROACH, THE SALES COMPARISON APPROACH, AND THE INCOME APPROACH. THE APPROPRIATE APPROACHES TO VALUE
WERE SELECTED AND DEVELOPED. WHEN AN APPROACH WAS OMITTED AN EXPLANATION WAS PRESENTED. UNLESS
OTHERWISE SPECIFICALLY STATED, THE THREE APPROACHES TO VALUE WERE ALL FOUND TO BE APPROPRIATE.
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OTHERWISE SPECIFICALLY STATED, THE THREE APPROACHES TO VALUE WERE ALL FOUND TO BE APPROPRIATE.

EXPOSURE TIME FOR THE SUBJECT PROPERTY: THE ESTIMATED EXPOSURE TIME FOR THE SUBJECT PROPERTY UNDER
CURRENT MARKET CONDITIONS IS APPROXIMATELY 1-3 MONTHS. THIS ESTIMATE IS BASED ON THE ANALYSIS OF CURRENT
MARKET TRENDS IN THE GENERAL AREA, AND TAKES INTO CONSIDERATION THE SIZE, CONDITION, AND PRICE RANGE OF THE
SUBJECT AND SURROUNDING PROPERTIES.

• Neighborhood - Market Conditions

OPEN MARKET SALES WITH CONVENTIONAL FINANCING AND NO SIGNIFICANT CONCESSIONS ARE THE NORM IN THIS MARKET.
TYPICAL TERMS ARE 80% LOANS WITH ALL CASH TO SELLER. IN SOME INSTANCES, THE SELLER MAY CARRY BACK A SMALL
SECOND LOAN.  2008 AND 2009 SAW A DECREASE IN MARKET VALUES THROUGHOUT THE BAY AREA AND THE NATION DUE TO
INCREASING LOAN DEFAULTS.  A GENERAL WEAKENING OF THE ECONOMY COUPLED WITH FALLING PRICES IN THE NATIONAL
HOUSING MARKET HAVE ALSO TIGHTENED LENDING STANDARDS IN GENERAL, HOWEVER FINANCING IS STILL AVAILABLE FOR
QUALIFIED BUYERS. SAN FRANCISCO, IN GENERAL, HAD FOLLOWED THIS DOWNWARD TREND THROUGH 2010 AND SHOWED
EVIDENCE OF STABILIZATION IN MANY NEIGHBORHOODS THROUGHOUT 2011 AND  INTO 2012. 2013 SAW A STABLE  INCREASE
TO PROPERTY VALUES THROUGHOUT THE SF BAY AREA, THAT CONTINUED THROUGH 2014 & INTO 2015 ALTHOUGH
PLATEAUED OFF IN MANY SECTORS OF THE MARKET IN THE LATTER HALF OF 2015. 2016 TO CURRENT HAS REMAINED
OVERALL STABLE. 
  
MARKET DATA IS CONSIDERED TO PROVIDE APPROPRIATE INDICATIONS OF THE CURRENT MARKET ENVIRONMENT;
HOWEVER, THE APPRAISER NOTES THAT CURRENT AND RECENT SALE DATA PROVIDE NO INDICATIONS OF VALUE FOR THE
SUBJECT IN THE FUTURE.

• Conditions of Appraisal

NO PERSONAL PROPERTY INCLUDED IN THE APPRAISED VALUE.  A CURRENT PRELIMINARY TITLE REPORT WAS NOT
REVIEWED. THE ESTIMATE OF VALUE IS MADE UPON THE CONDITION THAT TITLE TO THE SUBJECT PROPERTY IS
MARKETABLE, AND FREE AND CLEAR OF ALL LIENS, ENCUMBRANCES, EASEMENT AND RESTRICTIONS EXCEPT THOSE
SPECIFICALLY DISCUSSED IN THIS REPORT. ADDITIONALLY, THE ESTIMATE OF VALUE IS MADE UPON THE SUBJECT PROPERTY
ONLY AS DESCRIBED IN THIS REPORT. THIS IS NOT A HOME INSPECTION AND SHOULD NOT BE RELIED UPON TO DISCLOSE
CONDITIONS OF THE PROPERTY. ANY PHYSICAL OR LEGAL ASPECTS OF THE SUBJECT PROPERTY UNKNOWN TO THE
APPRAISER AT THIS TIME MAY REQUIRE FURTHER ANALYSIS. THE APPRAISERS ARE NOT EXPERTS IN BUILDING CODES. THE
APPRAISER SHOULD NOT BE RELIED UPON TO DISCOVER BUILDING CODE VIOLATIONS. THE APPRAISER DOES NOT HAVE THE
SKILL OR EXPERTISE NEEDED TO MAKE SUCH DISCOVERIES. IT IS ASSUMED BY THE APPRAISERS THAT ALL BUILDING
CONSTRUCTION DOES AND WILL CONFORM TO CITY BUILDING CODES. THE APPRAISER ASSUMES NO RESPONSIBILITY FOR
THESE ITEMS. THE APPRAISAL HAS BEEN COMPLETED TO ASSIST IN PLANNING DEPARTMENT REQUEST FOR CONDITIONAL
USE AUTHORIZATION, FOR THE SOLE USE OF THE CLIENT LISTED ON PAGE ONE.
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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 considers his 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.  (Source: FDIC Interagency Appraisal and Evaluation Guidelines, October 27, 1994.)

* 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 LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the following 

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.  The 

appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  The property is 

valued on the basis of it being under responsible ownership.

2.  Any sketch provided in the appraisal report may show approximate dimensions of the improvements and is included only to assist the 

reader of the report in visualizing the property.  The appraiser has made no survey of the property.

3.  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.

4.  Any distribution of valuation between land and improvements in the report applies only under the existing program of utilization. These 

separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so 

used.

5.  The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions 

(including the presence of hazardous waste, toxic substances, etc.) that would make the property more or less valuable, and has 

assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the 

property. 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.  This appraisal report must not be considered an environmental assessment of the 

subject property.

6.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or 

she considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of 

such items that were furnished by other parties.

7.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional 

Appraisal Practice, and any applicable federal, state or local laws.

8.  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 completion of the improvements will be performed in a workmanlike manner.

9.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the 

appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to 

any professional appraisal organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the 

mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally 

approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia; 

except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s) 

without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also be obtained before 

the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

10.  The appraiser is not an employee of the company or individual(s) ordering this report and compensation is not contingent upon the 

reporting of a predetermined value or direction of value or upon an action or event resulting from the analysis, opinions, conclusions, or 

the use of this report.  This assignment is not based on a required minimum, specific valuation, or the approval of a loan.
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CERTIFICATION:  The appraiser certifies and agrees that:

1.  The statements of fact contained in this report are true and correct.

2.  The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my 

personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3.  Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal 

interest with respect to the parties involved.

4.  I have performed NO prior services regarding the property that is the subject of this report within the three-year period immediately 

preceding acceptance of this assignment.

5.  I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

6.  My engagement in this assignment was not contingent upon developing or reporting predetermined results.

7.  My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or 

direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the 

occurrence of a subsequent event directly related to the intended use of this appraisal.

8.  My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards 

of Professional Appraisal Practice that were in effect at the time this report was prepared.

9.  Unless otherwise indicated, I have made a personal inspection of the interior and exterior areas of the property that is the subject of 

this report, and the exteriors of all properties listed as comparables.

10.  Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if 

there are exceptions, the name of each individual providing significant real property appraisal assistance is stated elsewhere in this 

report).

554 Hill St, San Francisco, CA 94114

Trisha C. Mau

Title:

AG028651

CA 01/29/2020

08/14/2019

Form ACR2_DEFD - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.

ADDRESS OF PROPERTY ANALYZED:

APPRAISER:

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date Signed:

SUPERVISORY or CO-APPRAISER (if applicable):

Signature:

Name:

State Certification #:

or State License #:

State: Expiration Date of Certification or License:

Date Signed:

Did Did Not Inspect Property

Page 2 of 2



Form SKT.BLDSKI - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Building Sketch

N/A

554 Hill St

San Francisco San Francisco CA 94114

Zacks, Freedman & Patterson, PC

Borrower

Lender/Client

Property Address

City County State Zip Code



Form MAP.PLAT - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Plat Map

N/A

554 Hill St

San Francisco San Francisco CA 94114

Zacks, Freedman & Patterson, PC

Borrower

Lender/Client

Property Address

City County State Zip Code



Form MAP.LOC - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Location Map

N/A

554 Hill St

San Francisco San Francisco CA 94114

Zacks, Freedman & Patterson, PC

Borrower

Lender/Client

Property Address

City County State Zip Code



Form PIC4X6.SR - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Subject Photo Page

N/A

554 Hill St

San Francisco San Francisco CA 94114

Zacks, Freedman & Patterson, PC

Subject Front

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

554 Hill St
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6

3

1

Avg-Good

None Significant

Adequate

Avg-Good

115

Subject Street

Rear View
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Proximity

Sale Price

GLA

Total Rooms

Total Bedrms
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View

Site

Quality

Age

3456 18th St

0.84 miles NE

1,000,000

1,504

6

3

1

Avg-Good

None Significant

Adequate

Avg-Good

109

Comparable 2

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

676 Castro St

0.19 miles NW

1,250,000

1,449

6

3

1

Avg-Good

None Significant

Adequate

Avg-Good

119

Comparable 3

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

676 Castro St # A

0.19 miles NW

1,050,000

1,000

5

2

1

Avg-Good

None Significant

Adequate

Avg-Good

119
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View

Site

Quality
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1,400,000

1,400e

4

2

1

Avg-Good

None Significant

Adequate

Avg-Good
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View

Site

Quality

Age
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950,000

1,425

5

2

2

Avg-Good

None Significant

Adequate

Avg-Good
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Location

View

Site

Quality

Age
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Walkup Clark & Associates
Quality Real Estate Appraisals

552 Hill St

San Francisco, CA 94114

Mission Block 110; Assessors Lot 65, Block 3622 (Unit 552)

Zacks, Freedman & Patterson, PC

235 Montgomery Street, Suite 400

San Francisco, CA 94104

970,000

07/02/2019

Trisha C. Mau

Walkup Clark & Associates

2332 Taraval St. Suite 1

San Francisco, CA 94116-2252

(415) 731-9601

tmau@walkupclark.com
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19G001CTCINDIVIDUAL CONDO UNIT APPRAISAL REPORT
552 Hill St San Francisco CA

94114 San Francisco Mission Block 110; Assessors Lot 65, Block 3622 

(Unit 552) 3622-065 (Unit 552)

2018 Prop 13 0 N/A

Roddick, Robert T Revoc Trust

% interest as Tenancy In Common 0

Eureka Valley/Dolores Heights 667/G3 0211.00

552-554 Hill St 1

(non-lending) The purpose of the appraisal is to assist the owner requesting a conditional use authorization allowing the top 

residential unit to be merged with the lower unit and the ground floor living area to be the new second residential unit.

Client, Owner and their assignees

Zacks, Freedman & Patterson, PC 235 Montgomery Street, Suite 400, San Francisco, CA 94104

Trisha C. Mau 2332 Taraval St. Suite 1, San Francisco, CA 94116-2252

60

40 500

6,495

1,250

0

135

80

15

40

30

10

Other 5

The subject is located in an urban 

residential environment composed primarily of above average to very good quality single & mulit- family residences with proximity to 

neighborhood commercial uses. The topography is predominately hilly. Property mix is compatible with the neighborhood. Access to 

shopping, transportation schools and employment is considered good. Access to interstate highway 101, interstate 80 and interstate 280 are 

all within 2 miles of the subject. These freeways connect to the greater bay area and beyond. The San Francisco financial center is within 5 

miles. This was accessible via municipal transit lines located within blocks of the subject. Overall the access for the subject is rated average 

when compared to other competing properties in the market area. The subject's location is assigned an average overall rating for exposure 

for the property when compared to other competing properties in the market area. 

RH2 Residential, Two-Family Dwelling

N/A The garage accommodates 1 car, zoning typically requires 1 parking per unit. 

Thus, the improvements are considered legal nonconforming. The appraisal assumes the requested variance will be permitted and legal.

Residential, Two-Family Dwelling Residential, Two-Family Dwelling

The existing improvements are considered to represent the “as is” highest and best use for the subject, as 

improved. The improvements are quite functional and in reasonable condition, and the current use conforms to the surrounding uses in the 

subject's neighborhood.

Asphalt

Concrete

Concrete

Underground

None

Adequate

Adequate

Slightly Sloped

None Significant

N 060298-060298 10/18/2012

The subject is a typical site with no apparent encroachments, atypical easements or other adverse site factors noted. 

The site has average utility. The San Francisco Bay Area is an active earthquake region.

Client, Owner, Inspection, Planning Dept Website, ParcelQuest

1

0

Traditional

1904

15

Conc.Per./Avg

Tar&Gravl/Avg

1

1/2

Garage

None

2

2

0

0

1

1

1

2

0

0

1

1

Owner managed

The development was of above average quality construction and good 

overall condition with no noticeable repairs noted. The overall maintenance of the exterior and grounds appears to be avg-good.

None Significant
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Property Address: Unit #: City: State:

Zip Code: County: Legal Description:

Assessor's Parcel #:

Tax Year: R.E. Taxes: $ Special Assessments: $ Borrower (if applicable):

Current Owner of Record: Occupant: Owner Tenant (Market Rent) Tenant (Regulated Rent) Vacant

Project Type: Condominium Other (describe) HOA: $ per year per month

Market Area Name: Map Reference: Census Tract:

Project Name: Phase:

A
S

S
IG

N
M

E
N

T

The purpose of this appraisal is to develop an opinion of: Market Value (as defined), or other type of value (describe)

This report reflects the following value (if not Current, see comments): Current (the Inspection Date is the Effective Date) Retrospective Prospective

Approaches developed for this appraisal: Sales Comparison Approach Cost Approach Income Approach (See Reconciliation Comments and Scope of Work)

Property Rights Appraised: Fee Simple Leasehold Leased Fee Other (describe)

Intended Use:

Intended User(s) (by name or type):

Client: Address:

Appraiser: Address:

M
A

R
K

E
T

 A
R

E
A

 D
E

S
C

R
IP

T
IO

N

Location: Urban Suburban Rural

Built up: Over 75% 25-75% Under 25%

Growth rate: Rapid Stable Slow

Property values: Increasing Stable Declining

Demand/supply: Shortage In Balance Over Supply

Marketing time: Under 3 Mos. 3-6 Mos. Over 6 Mos.

Predominant
Occupancy

Owner

Tenant

Vacant (0-5%)

Vacant (>5%)

Condominium Housing

PRICE

$(000)

Low

High

Pred

AGE

(yrs)

Present Land Use

One-Unit %

2-4 Unit %

Multi-Unit %

Comm'l %

%

Change in Land Use

Not Likely

Likely * In Process *

* To:

Market Area Boundaries, Description, and Market Conditions (including support for the above characteristics and trends):

P
R

O
J
E

C
T

 S
IT

E
 D

E
S

C
R

IP
T

IO
N

Zoning Classification: Description:

Zoning Compliance: Legal Legal nonconforming (grandfathered) Illegal No zoning

Ground Rent (if applicable) $ / Comments:

Highest & Best Use as improved (or as proposed per plans & specifications): Present use, or Other use (explain)

Actual Use as of Effective Date: Use as appraised in this report:

Summary of Highest & Best Use:

Utilities Public Other Provider/Description Off-site Improvements Type Public Private

Electricity

Gas

Water

Sanitary Sewer

Storm Sewer

Street

Curb/Gutter

Sidewalk

Street Lights

Alley

Density

Size

Topography

View

Other site elements: Inside Lot Corner Lot Cul de Sac Underground Utilities Other (describe)

FEMA Spec'l Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Site Comments:

P
R

O
J
E

C
T

 I
N

F
O

R
M

A
T

IO
N

Data source(s) for project information

Project Description Detached Row or Townhouse Garden Mid-Rise High-Rise Other (describe)

General Description of Project

# of Stories

# of Elevators

Existing Proposed Und.Cons.

Design (Style)

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Walls

Roof Surface

Total # Parking

Ratio (spaces/unit)

Parking Type(s)

Guest Parking

Subject Phase #

Units

Units Completed

Units For Sale

Units Sold

Units Rented

Owner Occup. Units

If Project Completed #

Phases

Units

Units for Sale

Units Sold

Units Rented

Owner Occup. Units

If Project Incomplete #

Planned Phases

Planned Units

Units for Sale

Units Sold

Units Rented

Owner Occup. Units

Project Primary Occupancy Principal Residence Second Home or Recreational Tenant

Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No

Management Group: Homeowners' Association Developer Management Agent (name of management agent or company):

Was the project created by the conversion of existing building(s) into a condominium? Yes No If Yes, describe the original use and date of conversion.

Are CC&Rs applicable? Yes No Unknown Have the documents been reviewed? Yes No Comments:

Project Comments (condition, quality of construction, completion status, etc.):

Common Elements and Recreational Facilities:
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TIC documents were not reviewed.

None noted

Although no formal HOA dues, appraiser assumes that the charges would commensurate with the level of services as is typical for the area.

None noted. 

0 N/A

Garbage

Measured on site

1st

1

Traditional

115

15

Conc.Per./Avg

Conc.Per./Avg

Tar&Gravl/Avg

Pntd.Mtl/Avg

DblPane/Avg

None

Partial

None

None

None

None

None

None

Bsbd

Gas

None

None

None

Hdwd/Avg-Gd

Shtrck/Avg-Gd

Wd/Paint/Avg-Gd

C.Tile/Avg-Gd

C.Tile/Avg-Gd

Solid.Core/Avg-Gd

0

None

None

None

None

None

0

4 2 1 746

The 1st floor has baseboard heating and the top floor 

has a forced air furnace.

The improvements have been maintained well with some 

recent updating including kitchen and bath.  No physical, functional or external deficiencies noted. The appraiser is not a building inspector 

and this appraisal report should not be relied upon to disclose any physical deficiencies above and beyond the aesthetics as described 

herein.

The appraisal is made with the hypothetical condition that the subject is a marketable unit "as if" a vacant TIC with approved Conditional Use 

Authorization by the San Francisco Planning Dept. The appraiser is not aware of any additional adverse characteristics or information that 

would negatively affect marketability.

ParcelQuest/M.MLS

None

None

No sales for the subject were noted in 

the past 36 months. No additional prior transfers were noted for the comparable sales within the past 12 

months.

Form GPCONDO - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

File No.:
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Summary of condominium project budget analysis for the current year (if analyzed):

Other fees for the use of the project facilities (other than regular HOA charges):

Compared to other competitive projects of similar quality and design, the subject unit charge appears High Average Low (If High or Low, describe)

Are there any special or unusual characteristics of the project (based on the condominium documents, HOA meetings, or other information) known to the appraiser?

Yes No If Yes, describe and explain the effect on value and marketability.

D
E

S
C

R
IP

T
IO

N
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H
E
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N

IT
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M

P
R

O
V

E
M

E
N

T
S

Unit Charge: $ per month X 12 = $ per year. Annual assessment charge per year per SF of GLA = $

Utilities included in the Unit Charge: None Heat Air Conditioning Electricity Gas Water Sewer Cable Other

Source(s) used for physical characteristics of property: New Inspection Previous Appraisal Files MLS Assessment and Tax Records Prior Inspection

Property Owner Other (describe) Data Source for Gross Living Area

General Description

Floor Location

# of Levels

Design (Style)

Existing Proposed

Under Construction

Actual Age (Yrs.)

Effective Age (Yrs.)

Exterior Description

Foundation

Exterior Walls

Roof Surface

Gutters & Dwnspts.

Window Type

Storm/Screens

Foundation N/A

Slab

Crawl Space

Basement

Sump Pump

Dampness

Settlement

Infestation

Basement N/A

Area Sq. Ft.

% Finished

Ceiling

Walls

Floor

Outside Entry

Heating

Type

Fuel

Cooling

Central

Other

Interior Description

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Doors

Appliances

Refrigerator

Range/Oven

Disposal

Dishwasher

Fan/Hood

Microwave

Washer/Dryer

Attic N/A

Stairs

Drop Stair

Scuttle

Doorway

Floor

Heated

Finished

Amenities

Fireplace(s) #

Patio

Deck

Porch

Fence

Pool

Balcony

Woodstove(s) #

Car Storage None

Garage #

Covered #

Open #

Total # of cars

Assigned

Owned

Space #(s)

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Are the heating and cooling for the individual units separately metered? Yes No (If No, describe)

Additional features:

Describe the condition of the property (including physical, functional and external obsolescence):

T
R

A
N

S
F

E
R

 H
IS

T
O

R
Y

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):

1st Prior Subject Sale/Transfer

Date:

Price:

Source(s):

2nd Prior Subject Sale/Transfer

Date:

Price:

Source(s):

Analysis of sale/transfer history and/or any current agreement of sale/listing:
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552 Hill St

San Francisco, CA 94114

552-554 Hill St

1

Inspection

NDCData/MLS

N/A

Fee Simple

Avg-Good

0

None Significant

1st/Bottom

None Significant

Traditional

Avg-Good

115

Avg-Good

4 2 1

746

None

Average

Bsbd/None

Standard

No Parking

Deck

Kitchen/Bath Modern/Good

Project Size 2 Units

Amenities In-Unit Laundry

Other "As If" Vacant

167 Castro St # A

San Francisco, CA 94114

161-167 Castro St

1

0.75 miles N

958,800

1,360.00

SF.MLS#482380;DOM 28

ParQuest/DOC#K76100549

ArmLth

Conv;0

04/30/2019 COE

Fee simple

Avg-Good/Traff

380

Roof Deck -5,000

2nd/Mid

None Significant

Traditional

Avg-Good

119

Avg-Good

4 2 1

705

None

Average

FAU/None

Standard

No Parking

None

Modern/Good

8 Units

In-Unit Laundry

2008 Ellis +10,000

5,000

963,800

180 Dolores St Apt 2

San Francisco, CA 94103

180 Dolores St

1

0.85 miles NE

1,050,000

1,244.08

SF.MLS#483807;DOM 24

ParQuest/DOC#K79100912

ArmLth

Conv;0

07/09/2019 COE

Fee simple

Avg-Good/Traff

470

Yard -5,000

1st/Bottom

None Significant

Traditional

Avg-Good

98

Good -50,000

4 2 2 -15,000

844

None

Average

FAU/None

Standard

No Parking

None

Modern/Good

9 Units

In-Unit Laundry

None 0

-70,000

980,000

180 Dolores St Apt 6

San Francisco, CA 94103

180 Dolores St

1

0.85 miles NE

1,094,500

1,296.80

SF.MLS#481248;DOM 28 

ParQuest/DOC#K74800137

ArmLth

Conv;0

03/27/2019 COE

Fee simple

Avg-Good/Traff

426

Yard -5,000

3rd/Top -15,000

None Significant

Traditional

Avg-Good

98

Good -50,000

4 2 2 -15,000

844

None

Average

FAU/None

Standard

1 Car Garage -45,000

Deck

Modern/Good

9 Units

In-Unit Laundry

None 0

-130,000

964,500

The comparable sales are considered the most recent and appropriate sales available from conventional 

market data sources, that are located within close proximity to the subject. The data sources consulted were office files, the multiple listing 

service, local real estate agents, ParcelQuest, and exterior inspection.  Gross living area (GLA) is adjusted at $200 per square foot and 

rounded to the nearest hundred, for differences over 100 square feet. Difference in room count are taken into account in the GLA adjustment. 

Parking is adjusted at $45,000 for garage parking. Full baths are adjusted at $15,000 each and $7,500 for half baths. The updating of the 

kitchen and bathrooms has been separated from the overall quality and condition for added clarity. Other adjustments are made on a lump 

sum basis.

All of the comparables selected are tenancy in common units located in relative proximity to the subject. All are considered to be of similar 

location appeal. Comparables 1-3 are on heavier traffic street, however, offset by their high walkability, location appeal for this area.

Every effort was made to find similar density building. However, none of the comparables most similar to the subject were in smaller, 2-unit 

buildings. No adjustment appeared warranted as the subject is tenant occupied and not eligible for fast track condo conversion.

  

Greater weight has been given to comparable sales 1 and 2 due to overall similarity to the subject in terms of size, location, appeal and utility. 

The remaining comps are supporting and given consideration in the overall conclusion.

970,000

Form GPCONDO - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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SALES COMPARISON APPROACH TO VALUE (if developed) The Sales Comparison Approach was not developed for this appraisal.

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

Address

Project

Phase

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

HOA Fees ($/Month)

Common Elements and

Recreational Facilities

Floor Location

View

Design (Style)

Quality of Construction

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

Parking

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $
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552 Hill St

San Francisco, CA 94114

552-554 Hill St

1

Avg-Good

115

Avg-Good

4 2 1

746

The income approach is not utilized as residences are primarily purchased for 

owner occupancy, not for income production.

The cost approach is not relative to common interest developments.

970,000

The sales comparison analysis best indicates market value. The cost approach is not relative to common interest 

developments. Typical buyers and sellers do not consider the income approach as a viable factor due to high owner occupancy appeal.

See attached 

addendum

970,000 07/02/2019

18

Scope of Work Limiting Cond./Certifications Narrative Addendum Photograph Addenda Sketch Addendum

Map Addenda Additional Sales Additional Rentals Flood Addendum Hypothetical Conditions
Extraordinary Assumptions Budget Analysis

Sarah Hoffman Zacks, Freedman & Patterson, PC

sarah@zfplaw.com 235 Montgomery Street, Suite 400, San Francisco, CA 94104

Trisha C. Mau

Walkup Clark & Associates

(415) 731-9601

tmau@walkupclark.com

08/14/2019

AG028651 CA

01/29/2020

07/02/2019

Form GPCONDO - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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INCOME APPROACH TO VALUE (if developed) The Income Approach was not developed for this appraisal.

FEATURE SUBJECT COMPARABLE RENTAL # 1 COMPARABLE RENTAL # 2 COMPARABLE RENTAL # 3

Address

Project

Phase

Proximity to Subject

Current Monthly Rent $ $ $ $

Rent/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Rent Control Yes No Yes No Yes No Yes No

Data Source(s)

Date of Lease(s)

Location

View

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.

Utilities Included

Summary of Income Approach (including support for market rent and GRM):

Opinion of Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

C
O

S
T

COST APPROACH TO VALUE (if developed) The Cost Approach was not developed for this appraisal.

Summary of Cost Approach:

R
E

C
O

N
C

IL
IA

T
IO

N

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

Final Reconciliation

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, subject to

the following required inspection based on the Extraordinary Assumption that the condition or deficiency does not require alteration or repair:

This report is also subject to other Hypothetical Conditions and/or Extraordinary Assumptions as specified in the attached addenda.

Based on the degree of inspection of the subject property, as indicated below, defined Scope of Work, Statement of Assumptions and Limiting Conditions,
and Appraiser’s Certifications, my (our) Opinion of the Market Value (or other specified value type), as defined herein, of the real property that is the subject
of this report is: $ , as of: , which is the effective date of this appraisal.
If indicated above, this Opinion of Value is subject to Hypothetical Conditions and/or Extraordinary Assumptions included in this report. See attached addenda.

A
T

T
A

C
H

M
E

N
T

S A true and complete copy of this report contains pages, including exhibits which are considered an integral part of the report. This appraisal report may not be

properly understood without reference to the information contained in the complete report.

Attached Exhibits:

S
IG

N
A

T
U

R
E

S

Client Contact: Client Name:

E-Mail: Address:

APPRAISER

Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:

SUPERVISORY APPRAISER (if required)

or CO-APPRAISER (if applicable)

Supervisory or
Co-Appraiser Name:

Company:

Phone: Fax:

E-Mail:

Date of Report (Signature):

License or Certification #: State:

Designation:

Expiration Date of License or Certification:

Inspection of Subject: Interior & Exterior Exterior Only None

Date of Inspection:
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552 Hill St

San Francisco, CA 94114

552-554 Hill St

1

Inspection

NDCData/MLS

N/A

Fee Simple

Avg-Good

0

None Significant

1st/Bottom

None Significant

Traditional

Avg-Good

115

Avg-Good

4 2 1

746

None

Average

Bsbd/None

Standard

No Parking

Deck

Kitchen/Bath Modern/Good

Project Size 2 Units

Amenities In-Unit Laundry

Other "As If" Vacant

2 Fair Oaks St Apt 2

San Francisco, CA 94110

2 Fair Oaks St

1

0.50 miles E

1,100,000

1,116.75

SF.MLS#476609;DOM 124

ParQuest/DOC#K73100497

ArmLth

Conv;0

02/14/2019 COE

Fee simple

Avg-Good

606

None Significant

3rd/Top -15,000

None Significant

Traditional

Avg-Good

90

Good -50,000

4 2 1

985 -47,800

None

Average

Bsbd/None

Standard

1 Car Garage -45,000

Deck

Modern/Good

4 Units

In-Unit Laundry

None 0

-157,800

942,200

674 Castro St # A

San Francisco, CA 94114

672-676 Castro St

1

0.19 miles NW

995,000

995.00

SF.MLS#484573;DOM 42

ParQuest/DOC#K78900788

ArmLth

Conv;0

06/28/2019 COE

Fee simple

Avg-Good

300

None Significant

2nd/Middle

None Significant

Traditional

Avg-Good

119

Good -50,000

5 2 1

1,000 -50,800

None

Average

FAU/None

Standard

No Parking

None

Modern/Good

5 Units

In-Unit Laundry

2018 Ellis +10,000

-90,800

904,200

676 Castro St # A

San Francisco, CA 94114

672-676 Castro St

1

0.19 miles NW

1,050,000

1,050.00

SF.MLS#484575;DOM 19

ParQuest/DOC#K79600316

ArmLth

Conv;0

07/22/2019 COE

Fee simple

Avg-Good

300

None Significant

2nd/Top -15,000

None Significant

Traditional

Avg-Good

119

Good -50,000

5 2 1

1,000 -50,800

None

Average

FAU/None

Standard

No Parking

None

Modern/Good

5 Units

In-Unit Laundry

2018 Ellis +10,000

-105,800

944,200

Form GPCONDO.(AC) - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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FEATURE SUBJECT COMPARABLE SALE # COMPARABLE SALE # COMPARABLE SALE #

Address

Project

Phase

Proximity to Subject

Sale Price $ $ $ $

Sale Price/GLA $ /sq.ft. $ /sq.ft. $ /sq.ft. $ /sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust. DESCRIPTION +(–) $ Adjust.

Sales or Financing

Concessions

Date of Sale/Time

Rights Appraised

Location

HOA Fees ($/Month)

Common Elements and

Recreational Facilities

Floor Location

View

Design (Style)

Quality of Construction

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

Parking

Porch/Patio/Deck

Net Adjustment (Total) + – + – + –$ $ $

Adjusted Sale Price

of Comparables $ $ $

Summary of Sales Comparison Approach
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SCOPE OF WORK
THE FOLLOWING IS A DESCRIPTION OF THE WORK UNDERTAKEN IN THE COURSE OF COMPLETING THIS APPRAISAL:

STATE THE PROBLEM: AN APPRAISAL ASSIGNMENT WAS NEGOTIATED BETWEEN THE APPRAISER(S) AND THE CLIENT. THE
ASSIGNMENT REQUIRED AGREEMENT BETWEEN THE PARTIES ON THE PURPOSE OF THE APPRAISAL, THE TYPE OF APPRAISAL
AND THE TYPE OF REPORT THAT WOULD BE ADEQUATE FOR THE PURPOSE AS UNDERSTOOD BY THE APPRAISER(S), THE
APPRAISER(S) COMPENSATION FOR COMPLETING THE ASSIGNMENT, AND THE PROJECTED DELIVERY DATE, AND DELIVERY
PLACE FOR THE APPRAISAL REPORT.
THE PURPOSE IS TO ESTIMATE MARKET VALUE OF THE FEE SIMPLE INTEREST OF THE SUBJECT DESCRIBED IN THIS REPORT
FOR PLANNING DEPARTMENT REQUEST FOR CONDITIONAL USE AUTHORIZATION ONLY.
THIS APPRAISAL HAS BEEN COMPLETED AT THE REQUEST OF THE CLIENT AND IS INTENDED FOR THEIR SOLE USE. THIS IS AN
APPRAISAL REPORT, WITH ADDITIONAL INFORMATION IN THE APPRAISERS' FILE. THIS APPRAISAL REPORT HAS BEEN
COMPLETED WITHIN USPAP GUIDELINES. THE APPRAISER ATTESTS THAT HE OR SHE HAS THE APPROPRIATE KNOWLEDGE
AND EXPERIENCE NECESSARY TO COMPLETE THIS ASSIGNMENT COMPETENTLY.

HYPOTHETICAL CONDITION: THE APPRAISAL IS MADE WITH THE HYPOTHETICAL CONDITION THAT THE SUBJECT IS A
MARKETABLE "AS IF" VACANT UNIT, AS TENANCY IN COMMON (TIC), WITH APPROVED CONDITIONAL USE AUTHORIZATION BY
THE SAN FRANCISCO PLANNING DEPT. 

DEFINITION OF MARKET VALUE:  THE DICTIONARY OF REAL ESTATE APPRAISAL, STATES MARKET VALUE IS 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.  

CONSIDER THE DATA NEEDED: A VARIETY OF DATA WAS NEEDED TO UNDERTAKE THE ASSIGNMENT INCLUDING GENERAL
DATA ABOUT THE NATION, THE REGION, THE GOVERNING AUTHORITY AND THE MARKET AREA, AS WELL AS DATA ABOUT THE
SUBJECT SITE AND IMPROVEMENTS. DATA RELEVANT TO EACH APPROACH TO VALUE WAS DEVELOPED FOR COSTS, SALES,
INCOME, AND EXPENSES.
DATA UTILIZED IN THIS REPORT WAS ASSEMBLED USING THE FOLLOWING SOURCES; PUBLIC RECORD, RECORDS MAINTAINED
BY AND INTERVIEWS GRANTED BY MARKET PARTICIPANTS, RECORDS OF LOCAL BOARDS OF REALTY AND MULTIPLE LISTING
SERVICES, DATA SITES MAINTAINED BY CITY, COUNTY, REGIONAL, AND STATE GOVERNMENT, DATA SITES MAINTAINED BY
SERVICE AND BUSINESS GROUPS SEARCHED AT THIS TIME AND PREVIOUSLY. RESULTS WERE BOTH SELECTED AND EDITED
AGAINST A STANDARD OF PROVIDING AN ADEQUATE LEVEL OF REPORTING TO SUPPORT THE ANALYSIS AND CONCLUSIONS
DEVELOPED, WITH AN EYE ON THE AGREEMENTS MADE WITH THE CLIENT AND OUR RESPONSIBILITIES UNDER USPAP.

INSPECT THE PROPERTIES/EXTRAORDINARY ASSUMPTION: THE APPRAISER CONDUCTED AN INSPECTION OF THE INTERIOR
AND  EXTERIOR OF THE SUBJECT PROPERTY, AND AN INSPECTION OF THE EXTERIOR OF THE COMPARABLE PROPERTIES. IN
SOME CASES PHOTOS OF THE COMPARABLE PROPERTIES ARE FROM OTHER SOURCES SUCH AS MLS. THE APPRAISER HAS
PROVIDED A SKETCH IN THIS APPRAISAL REPORT TO SHOW THE APPROXIMATE DIMENSIONS OF THE SUBJECT
IMPROVEMENTS.  IT IS INCLUDED ONLY TO ASSIST THE READER IN VISUALIZING THE PROPERTY AND UNDERSTANDING THE
APPRAISER'S DETERMINATION OF IT'S SIZE.  THE APPRAISER IS NOT AN EXPERT IN SURVEYING.

DETERMINE THE HIGHEST AND BEST USE: THE APPRAISERS IDENTIFIED THE PERTINENT FACTORS APPLICABLE TO THE
SUBJECT PROPERTY "AS-IF" IT LACKED IMPROVEMENTS BUT WAS READY FOR DEVELOPMENT. THEY FORMED AN OPINION OF
THE REASONABLE, PROBABLE, AND LEGAL USE OF IT AS VACANT LAND OR UNIMPROVED PROPERTY WITH THE INTENTION
THAT THIS USE MUST MEET THE STANDARDS OF LEGAL PERMISSIBILITY, PHYSICAL POSSIBILITY, FINANCIAL FEASIBILITY AND
MAXIMUM PRODUCTIVITY.
IN KEEPING WITH THE PURPOSE OF THIS APPRAISAL AND THE REQUIREMENTS OF THE CLIENT, A LIMITED DEGREE OF
RESEARCH AND ANALYSIS WAS INVESTED IN THE "AS-IF" VACANT AND READY FOR DEVELOPMENT HIGHEST AND BEST USE. A
MUCH HIGHER DEGREE OF RESEARCH AND ANALYSIS WOULD BE REQUIRED TO FIRST PREDICT THE CONSEQUENCES OF
DEMOLISHING THE SUBJECT IMPROVEMENTS AND THEN TO VISUALIZE WHAT IMPROVEMENTS WOULD BE MOST LIKELY TO
MEET THE "AS-IF" VACANT AND READY FOR DEVELOPMENT HIGHEST AND BEST USE CRITERIA. THAT STUDY WAS CONSIDERED
BEYOND THE SCOPE OF THIS REPORT, HENCE A PRELIMINARY FINDING WAS OFFERED HERE FOR THE "AS-IF" VACANT AND
READY FOR DEVELOPMENT HIGHEST AND BEST USE.
THE HIGHEST AND BEST USE ANALYSIS PRESENTED IN THIS APPRAISAL IS NOT INTENDED TO BE AN EXHAUSTIVE ANALYSIS OF
EVERY POSSIBLE USE FOR THE SUBJECT.  RATHER, IT IS INTENDED TO PROVIDE SUFFICIENT ANALYSIS OF THE MOST LIKELY
AND MOST REASONABLE ALTERNATIVES FOR THE SUBJECT.  THE SITE IS PHYSICALLY POSSIBLE BEING SERVED BY
NECESSARY UTILITIES. THE APPRAISERS ARE NOT AWARE OF ANY ADVERSE SOIL CONDITION. THE IMPROVEMENTS ARE
LEGAL PERMISSIBILITY, WHICH IS CLOSELY TIED TO ZONING. THE CITY HAS APPROVED  THE EXISTING STRUCTURE. THE
IMPROVEMENTS ARE FINANCIALLY FEASIBLE. A CLEAR PATTERN OF MARKET ACCEPTANCE FOR THIS USE WAS NOTED. 
THE IMPROVEMENTS ARE MAXIMUM PRODUCTIVE. 
THE EXISTING IMPROVEMENTS ARE CONSIDERED TO REPRESENT THE “AS IS” HIGHEST AND BEST USE FOR THE SUBJECT, AS
IMPROVED. THE IMPROVEMENTS ARE QUITE FUNCTIONAL AND IN REASONABLE CONDITION, AND THE CURRENT USE
CONFORMS TO THE SURROUNDING USES IN THE SUBJECT'S NEIGHBORHOOD.

DETERMINE THE APPROPRIATE APPROACHES TO VALUE: THE THREE APPROACHES TO VALUE WERE CONSIDERED: THE COST
APPROACH, THE SALES COMPARISON APPROACH, AND THE INCOME APPROACH. THE APPROPRIATE APPROACHES TO VALUE
WERE SELECTED AND DEVELOPED. WHEN AN APPROACH WAS OMITTED AN EXPLANATION WAS PRESENTED. UNLESS
OTHERWISE SPECIFICALLY STATED, THE THREE APPROACHES TO VALUE WERE ALL FOUND TO BE APPROPRIATE.

EXPOSURE TIME FOR THE SUBJECT PROPERTY: THE ESTIMATED EXPOSURE TIME FOR THE SUBJECT PROPERTY UNDER
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EXPOSURE TIME FOR THE SUBJECT PROPERTY: THE ESTIMATED EXPOSURE TIME FOR THE SUBJECT PROPERTY UNDER

CURRENT MARKET CONDITIONS IS APPROXIMATELY 1-3 MONTHS. THIS ESTIMATE IS BASED ON THE ANALYSIS OF CURRENT
MARKET TRENDS IN THE GENERAL AREA, AND TAKES INTO CONSIDERATION THE SIZE, CONDITION, AND PRICE RANGE OF THE
SUBJECT AND SURROUNDING PROPERTIES.

• Neighborhood - Market Conditions

OPEN MARKET SALES WITH CONVENTIONAL FINANCING AND NO SIGNIFICANT CONCESSIONS ARE THE NORM IN THIS MARKET.
TYPICAL TERMS ARE 80% LOANS WITH ALL CASH TO SELLER. IN SOME INSTANCES, THE SELLER MAY CARRY BACK A SMALL
SECOND LOAN.  2008 AND 2009 SAW A DECREASE IN MARKET VALUES THROUGHOUT THE BAY AREA AND THE NATION DUE TO
INCREASING LOAN DEFAULTS.  A GENERAL WEAKENING OF THE ECONOMY COUPLED WITH FALLING PRICES IN THE NATIONAL
HOUSING MARKET HAVE ALSO TIGHTENED LENDING STANDARDS IN GENERAL, HOWEVER FINANCING IS STILL AVAILABLE FOR
QUALIFIED BUYERS. SAN FRANCISCO, IN GENERAL, HAD FOLLOWED THIS DOWNWARD TREND THROUGH 2010 AND SHOWED
EVIDENCE OF STABILIZATION IN MANY NEIGHBORHOODS THROUGHOUT 2011 AND  INTO 2012. 2013 SAW A STABLE  INCREASE
TO PROPERTY VALUES THROUGHOUT THE SF BAY AREA, THAT CONTINUED THROUGH 2014 & INTO 2015 ALTHOUGH
PLATEAUED OFF IN MANY SECTORS OF THE MARKET IN THE LATTER HALF OF 2015. 2016 TO CURRENT HAS REMAINED
OVERALL STABLE. 
  
MARKET DATA IS CONSIDERED TO PROVIDE APPROPRIATE INDICATIONS OF THE CURRENT MARKET ENVIRONMENT;
HOWEVER, THE APPRAISER NOTES THAT CURRENT AND RECENT SALE DATA PROVIDE NO INDICATIONS OF VALUE FOR THE
SUBJECT IN THE FUTURE.

• Conditions of Appraisal

NO PERSONAL PROPERTY INCLUDED IN THE APPRAISED VALUE.  A CURRENT PRELIMINARY TITLE REPORT WAS NOT
REVIEWED. THE ESTIMATE OF VALUE IS MADE UPON THE CONDITION THAT TITLE TO THE SUBJECT PROPERTY IS
MARKETABLE, AND FREE AND CLEAR OF ALL LIENS, ENCUMBRANCES, EASEMENT AND RESTRICTIONS EXCEPT THOSE
SPECIFICALLY DISCUSSED IN THIS REPORT. ADDITIONALLY, THE ESTIMATE OF VALUE IS MADE UPON THE SUBJECT PROPERTY
ONLY AS DESCRIBED IN THIS REPORT. THIS IS NOT A HOME INSPECTION AND SHOULD NOT BE RELIED UPON TO DISCLOSE
CONDITIONS OF THE PROPERTY. ANY PHYSICAL OR LEGAL ASPECTS OF THE SUBJECT PROPERTY UNKNOWN TO THE
APPRAISER AT THIS TIME MAY REQUIRE FURTHER ANALYSIS. THE APPRAISERS ARE NOT EXPERTS IN BUILDING CODES. THE
APPRAISER SHOULD NOT BE RELIED UPON TO DISCOVER BUILDING CODE VIOLATIONS. THE APPRAISER DOES NOT HAVE THE
SKILL OR EXPERTISE NEEDED TO MAKE SUCH DISCOVERIES. IT IS ASSUMED BY THE APPRAISERS THAT ALL BUILDING
CONSTRUCTION DOES AND WILL CONFORM TO CITY BUILDING CODES. THE APPRAISER ASSUMES NO RESPONSIBILITY FOR
THESE ITEMS. THE APPRAISAL HAS BEEN COMPLETED TO ASSIST IN PLANNING DEPARTMENT REQUEST FOR CONDITIONAL
USE AUTHORIZATION, FOR THE SOLE USE OF THE CLIENT LISTED ON PAGE ONE.
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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 considers his 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.  (Source: FDIC Interagency Appraisal and Evaluation Guidelines, October 27, 1994.)

* 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 LIMITING CONDITIONS AND CERTIFICATION

CONTINGENT AND LIMITING CONDITIONS:  The appraiser's certification that appears in the appraisal report is subject to the following 

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.  The 

appraiser assumes that the title is good and marketable and, therefore, will not render any opinions about the title.  The property is 

valued on the basis of it being under responsible ownership.

2.  Any sketch provided in the appraisal report may show approximate dimensions of the improvements and is included only to assist the 

reader of the report in visualizing the property.  The appraiser has made no survey of the property.

3.  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.

4.  Any distribution of valuation between land and improvements in the report applies only under the existing program of utilization. These 

separate valuations of the land and improvements must not be used in conjunction with any other appraisal and are invalid if they are so 

used.

5.  The appraiser has no knowledge of any hidden or unapparent conditions of the property or adverse environmental conditions 

(including the presence of hazardous waste, toxic substances, etc.) that would make the property more or less valuable, and has 

assumed that there are no such conditions and makes no guarantees or warranties, express or implied, regarding the condition of the 

property. 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.  This appraisal report must not be considered an environmental assessment of the 

subject property.

6.  The appraiser obtained the information, estimates, and opinions that were expressed in the appraisal report from sources that he or 

she considers to be reliable and believes them to be true and correct.  The appraiser does not assume responsibility for the accuracy of 

such items that were furnished by other parties.

7.  The appraiser will not disclose the contents of the appraisal report except as provided for in the Uniform Standards of Professional 

Appraisal Practice, and any applicable federal, state or local laws.

8.  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 completion of the improvements will be performed in a workmanlike manner.

9.  The appraiser must provide his or her prior written consent before the lender/client specified in the appraisal report can distribute the 

appraisal report (including conclusions about the property value, the appraiser's identity and professional designations, and references to 

any professional appraisal organizations or the firm with which the appraiser is associated) to anyone other than the borrower; the 

mortgagee or its successors and assigns; the mortgage insurer; consultants; professional appraisal organizations; any state or federally 

approved financial institution; or any department, agency, or instrumentality of the United States or any state or the District of Columbia; 

except that the lender/client may distribute the property description section of the report only to data collection or reporting service(s) 

without having to obtain the appraiser's prior written consent.  The appraiser's written consent and approval must also be obtained before 

the appraisal can be conveyed by anyone to the public through advertising, public relations, news, sales, or other media.

10.  The appraiser is not an employee of the company or individual(s) ordering this report and compensation is not contingent upon the 

reporting of a predetermined value or direction of value or upon an action or event resulting from the analysis, opinions, conclusions, or 

the use of this report.  This assignment is not based on a required minimum, specific valuation, or the approval of a loan.
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CERTIFICATION:  The appraiser certifies and agrees that:

1.  The statements of fact contained in this report are true and correct.

2.  The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting conditions and are my 

personal, impartial, and unbiased professional analyses, opinions, and conclusions.

3.  Unless otherwise indicated, I have no present or prospective interest in the property that is the subject of this report and no  personal 

interest with respect to the parties involved.

4.  I have performed NO prior services regarding the property that is the subject of this report within the three-year period immediately 

preceding acceptance of this assignment.

5.  I have no bias with respect to the property that is the subject of this report or the parties involved with this assignment.

6.  My engagement in this assignment was not contingent upon developing or reporting predetermined results.

7.  My compensation for completing this assignment is not contingent upon the development or reporting of a predetermined value or 

direction in value that favors the cause of the client, the amount of the value opinion, the attainment of a stipulated result, or the 

occurrence of a subsequent event directly related to the intended use of this appraisal.

8.  My analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity with the Uniform Standards 

of Professional Appraisal Practice that were in effect at the time this report was prepared.

9.  Unless otherwise indicated, I have made a personal inspection of the interior and exterior areas of the property that is the subject of 

this report, and the exteriors of all properties listed as comparables.

10.  Unless otherwise indicated, no one provided significant real property appraisal assistance to the person(s) signing this certification (if 

there are exceptions, the name of each individual providing significant real property appraisal assistance is stated elsewhere in this 

report).

552 Hill St, San Francisco, CA 94114

Trisha C. Mau

Title:

AG028651

CA 01/29/2020

08/14/2019
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Subject Front

Sales Price

G.L.A.

Tot. Rooms

Tot. Bedrms.

Tot. Bathrms.

Location

View

Site

Quality

Age

552 Hill St

746

4

2

1

Avg-Good

None Significant

Adequate

Avg-Good

115

Subject Street

Rear View
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Comparable 1

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

View

Site

Quality

Age

167 Castro St # A

0.75 miles N

958,800

705

4

2

1

Avg-Good/Traff

None Significant

Adequate

Avg-Good

119

Comparable 2

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

180 Dolores St Apt 2

0.85 miles NE

1,050,000

844

4

2

2

Avg-Good/Traff

None Significant

Adequate

Avg-Good

98

Comparable 3

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

180 Dolores St Apt 6

0.85 miles NE

1,094,500

844

4

2

2

Avg-Good/Traff

None Significant

Adequate

Avg-Good

98
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Comparable 4

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

2 Fair Oaks St Apt 2

0.50 miles E

1,100,000

985

4

2

1

Avg-Good

None Significant

Adequate

Avg-Good

90

Comparable 5

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

674 Castro St # A

0.19 miles NW

995,000

1,000

5

2

1

Avg-Good

None Significant

Adequate

Avg-Good

119

Comparable 6

Proximity

Sale Price

GLA

Total Rooms

Total Bedrms

Total Bathrms

Location

View

Site

Quality

Age

676 Castro St # A

0.19 miles NW

1,050,000

1,000

5

2

1

Avg-Good

None Significant

Adequate

Avg-Good

119

Borrower

Lender/Client

Property Address

City County State Zip Code
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ZACKS, FREEDMAN & PATTERSON 
A PROFESSIONAL CORPORATION 

February 20, 2020 

VIA U.S. MAIL AND EMAIL 

President Joel Koppel 
San Francisco Planning Commission 
c/o David Winslow, Staff Architect 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 

Re: 552-554 Hill Street - Case No. 2019-000013
Conditional Use Authorization

Dear President Koppel and Commissioners: 

235 Montgomery Street, Suite 400 
San Francisco, California 94104 
Telephone (415) 956-8100 
Facsimile (415) 288-9755 
www.zfplaw.com 

My name is Bob Roddick, and I'm the Applicant for this Conditional Use Authorization 

application. I own 552-554 Hill Street, San Francisco and have lived there for most of my life. 

My late wife's family purchased the property from the original builder/owner in 1922 and the 

family has lived here ever since. 

I am a former San Francisco firefighter. I sustained serious spinal injuries in the line of 

duty which are degenerative and life-limiting. After this injury ended my career as a firefighter I 

became an estate planning attorney, and have practiced in Noe Valley since 1978. For over 

twenty years, I served as President of the Noe Valley Merchants and Professional Association 

and was on the San Francisco Council of District Merchants. I also helped form the Noe Valley 

Association (Noe Valley's Community Benefit District) and have served as its chairperson since 

it began. 

On the advice of my doctor, I applied for permits to install an elevator and reconfigure 

my home to ensure that I would be able to continue living there as my spinal condition 

progressed. (A copy of my doctor's letter is attached as Exhibit A.) From December 2003 

through February 2006, my contractors renovated my home to install an elevator (the "Project."). 

As part of the Project, the lower unit (552 Hill Street) was changed from two floors to 

one floor. The upper unit (554 Hill Street) was changed from one floor to two floors. My 

understanding is that the units were reconfigured in this way because the Code does not allow an 

elevator to connect two separate units. At the time, § 317 of the Planning Code did not exist, and 

no Conditional Use Authorization would have been required to reconfigure the units in this way. 
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