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May 24, 2012     
 
 
Advice 4049-E  
(Pacific Gas and Electric Company ID U 39 E) 
 
 
Public Utilities Commission of the State of California 
 
Subject:      Bair Island Bike Trail– Request for Approval Under Section 851 
 
Purpose 
 
Pacific Gas and Electric Company (“PG&E”) respectfully requests an order from the 
California Public Utilities Commission (“CPUC”) authorizing PG&E under Public 
Utilities Code § 851 (“Section 851”) to grant the city of Redwood City (“the City”) a 
non-exclusive easement to construct and maintain for public use a bike and pedestrian 
trail on PG&E property which contains transmission towers and an existing partially 
improved trail for tower maintenance.  
 
Background 
 
PG&E requests Commission approval under Public Utilities Code § 851 to enter into a 
non-exclusive Easement Agreement (“Agreement”) with the City to construct and 
maintain for public use, a bike and pedestrian trail (“Trail”) within the city of Redwood 
City in San Mateo County. The parcel desired for use is located between the 
Whipple/US 101 overpass and Bair Island Road, in Redwood City, California. The 
property contains a 0.5 mile long trail, 0.4 miles of which is an unimproved dirt trail. 
The City proposes to improve the remaining 0.4 miles of the trail upon CPUC approval 
of the proposed transaction.  
 
The City’s plans to install, construct and maintain the proposed trail are fully funded by 
the City and a federal grant from the Congestion Mitigation and Air Quality 
Improvement Program. The proposed trail is part of a larger Bair Island Bike Trail 
Improvement project in which construction is planned to take place between spring   
and fall 2012, thus expedited CPUC approval is requested to adhere to the project 
schedule.  
 
In accordance with Resolution ALJ-244, Appendix A, Section IV, PG&E provides the 
following information related to the proposed transaction: 
 

(1) Identity and Addresses of All Parties to the Proposed Transaction:  

 
 

 
Brian K. Cherry 
Vice President 
Regulation and Rates 

Mailing Address 
Mail Code B10C 
Pacific Gas and Electric Company 
P.O. Box 770000 
San Francisco, CA  94177 
 
Fax:  415.973.6520 
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Pacific Gas and Electric Company 
Ann H. Kim 
Law Department 
P.O. Box 7442 
San Francisco, CA 94120 
Telephone: (415) 973-7467 
Facsimile: (415) 973-5520 

  Email: AHK4@pge.com 

The City of Redwood City 
Bill Ekern 
Community Development 
Department 
1017 Middlefield Road 
Redwood City, CA  94063 
Telephone: (650) 780-7380 

(2) Complete Description of the Property Including Present Location, 
Condition and Use: 
 
PG&E owns certain real property within the city of Redwood City, County of San 
Mateo, State of California, Property (Assessor’s Parcel Number (APN) 052-520-
999), more particularly described in the Easement Agreement (Attachment 1-
Exhibit A and Exhibit B), PG&E’s property being a portion of the Parcel 1 of land 
conveyed by the Hearst Estate Inc., a California corporation, to PG&E dated 
February 4, 1930, and recorded in Vol. 459 of Official Records at p. 269, San 
Mateo County Records. The property is approximately 0.5 miles long and 
contains PG&E transmission towers and a maintenance trail, 0.4 miles of which 
is an unimproved dirt trail.  About 10 years ago, a developer improved 0.1 mile 
of the trail to include a decomposed granite path which meets Bair Island Road 
on the eastern end of the parcel. 
 

(3) Intended Use of the Property: 
 
The City intends to improve the remaining 0.4 miles of the trail by placing an 8 
foot wide asphalt concrete trail, designated as a class 1 bike and pedestrian 
trail, upon completion. The trail will be constructed with asphalt concrete over at 
least 8 inches of aggregate base. A collapsible bollard with high visible tape will 
be placed on both ends of the trail to prevent unauthorized vehicular access. 
Additionally, the City intends to construct an 80 foot long Americans with 
Disabilities Act (“ADA”) compliant ramp, because the existing ramp is not ADA 
complaint. Near the western end of the PG&E parcel, the City intends to create 
“a lookout area” with benches to provide improved visibility of a nearby slough 
and wildlife. No landscaping is proposed. 
     

(4) Complete Description of Financial Terms of the Proposed Transaction: 
 
PG&E will receive a one-time fee of One Thousand Dollars ($1,000) for granting 
this easement to the City. 
 

(5) Description of How Financial Proceeds of the Transaction Will Be 
Distributed: 
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As consideration for granting the easements described in the Agreement, the 
City will pay PG&E a one-time fee. This compensation will be credited to Other 
Operating Revenue and used to reduce transmission revenue requirements in 
future transmission order cases, consistent with conventional cost-of-service 
ratemaking. 
 

(6) Statement on the Impact of the Transaction on Ratebase and Any Effect 
on the Ability of the Utility to Serve Customers and the Public: 
 
No PG&E property is being sold or disposed of because of this transaction. 
Therefore, no change in PG&E’s rate base will result from approval of this 
Section 851 request. Entering into this easement agreement will neither 
interfere with the operations of PG&E’s transmission towers on the parcel 
containing the proposed easement area, nor affect PG&E’s ability to provide 
reliable service to its customers and the public at large. 

 
(7) The Original Cost, Present Book Value, and Present Fair Market Value for 

Sales of Real Property and Depreciable Assets, and a Detailed Description 
of How the Fair Market Value Was Determined (e.g., Appraisal): 
 
Not Applicable. 
 

(8) The Fair Market Rental Value for Leases of Real Property, and a Detailed 
Description of How the Fair Market Rental Value Was Determined: 
 
Not Applicable. 
 

(9) For Fair Market Rental Value of the Easement or Right-of-Way and a 
Detailed Description of How the Fair Market Rental Value Was 
Determined: 
 
The fair market value for the proposed easement was determined by an 
appraisal, details of which are provided in Attachment 3. 
 

(10) A Complete Description of any Recent Past (Within the Prior Two Years) 
or Anticipated Future Transactions that May Appear To Be Related to the 
Present Transaction1: 

 
Not Applicable. 

 
                                            
1 During adoption of the Advice Letter pilot program in ALJ-186 (later followed by ALJ-202 and ALJ-

244), this category of information was included to enable the CPUC to ensure that utilities were not 
seeking to circumvent the $5 million Advice Letter threshold by dividing what is a single asset with a 
value of more than $5 million into component parts each valued at less than $5 million, which is 
clearly not the case here. (See CPUC Resolution ALJ-186, issued August 25, 2005, mimeo, p.5.) 
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(11) Sufficient Information and Documentation (Including Environmental 

Review Information) to Indicate that All Criteria Set Forth in Section II of 
Resolution ALJ-244 Are Satisfied: 
 
PG&E has provided information in this Advice Letter to satisfy the eligibility 
criteria under Resolution ALJ-244 in that:  
 

• The activity proposed in the transaction will not require environmental 
review by the CPUC as a Lead Agency; 

• The transaction will not have an adverse effect on the pubic interest or 
on the ability of PG&E to provide safe and reliable service to its 
customers at reasonable rates; 

• The transaction will not materially impact the ratebase of PG&E; and 
• The transaction does not warrant a more comprehensive review that 

would be provided through a formal Section 851 application. 
 

(12) Additional Information to Assist in the Review of the Advice Letter: 
 
No information is readily available other than what has already been included 
within this advice letter filing. 

 
(13) Environmental Information 

 
Pursuant to ALJ-244, the Advice Letter program applies to proposed 
transactions that: (a) will not require environmental review by the CPUC as a 
lead agency or responsible agency under CEQA either because a statutory or 
categorical exemption applies, or (b) because the transaction is not a project 
under CEQA. 

 
a. Exemption 

 
i. Has the proposed transaction been found exempt from CEQA by a 

government agency? 
 

1. If yes, please attach notice of exemption.  Please provide name 
of agency, date of Notice of Exemption, and State 
Clearinghouse number. 

 
Agency: The City of Redwood City 
Date of Notice of Exemption: October 11, 2012 
State Clearinghouse Number: N/A; Notice of Exemption was 
filed with the County Clerk Recorder of San Mateo County 
 
As the Lead Agency, the City conducted CEQA environmental 
review and determined that the proposed construction of a 
bike/pedestrian trail project is categorically exempt from CEQA 
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pursuant to California Public Resource Code Section 14 CCR 
15301(c) “Existing Facilities”. A copy of the Notice of 
Exemption is attached hereto as Attachment 2. 

    
2. If no, does the applicant contend that the project is exempt from 

CEQA?  If yes, please identity the specific CEQA exemption or 
exemptions that apply to the transaction, citing to the applicable 
State CEQA Guideline(s) and/or Statute(s). 

 
Not Applicable 

 
b. Not a “Project” Under CEQA 

 
i. If the transaction is not a “project” under CEQA, please explain why. 

 
Not Applicable 

 
Protests 
 
Anyone wishing to protest this filing may do so by letter sent via U.S. mail by facsimile 
or electronically, any of which must be received no later than June 13, 2012, which is 
20 days after the date of this filing.  Protests should be mailed to: 

 
CPUC Energy Division 
Attention: Tariff Unit, 4th Floor 
505 Van Ness Avenue 
San Francisco, CA 94102 
 
Facsimile:  (415) 703-2200 

           E-mail: EDTariffUnit@cpuc.ca.gov 
 
Copies of protests also should be mailed to the attention of the Director, Energy 
Division, Room 4004, at the address shown above. 
 
The protest also should be sent via U.S. mail (and by facsimile and electronically, if 
possible) to PG&E at the address shown below on the same date it is mailed or 
delivered to the Commission: 
 

Pacific Gas and Electric Company 
Attention: Brian K. Cherry 
Vice President, Regulation and Rates 
77 Beale Street, Mail Code B10C 
P.O. Box 770000 
San Francisco, CA  94177 
 
Facsimile: (415) 973-6520 



Advice 4049-E  - 6 - May 24, 2012

 
E-mail: PGETariffs@pge.com 
 

Effective Date  
 
Pursuant to the review process outlined in Resolution ALJ-244, PG&E requests that 
this advice filing become effective as soon as possible. Pursuant to provision VII.A.5 of 
the Section 851 Pilot Program Regulations (Resolution ALJ-244, Appendix A), PG&E 
submits this filing as a Tier 2 (meaning that it may be approved by the Executive 
Director or Energy Division Director) if unprotested, or as Tier 3 (if protested).  
 
Notice  
 
In accordance with General Order 96-B, Section IV, a copy of this advice letter is being 
sent electronically and via U.S. mail to parties shown on the attached list and Appendix 
A.  Address change requests and electronic approvals should be directed to e-mail 
PGETariffs@pge.com. Advice letter filings can also be accessed electronically at 
http://www.pge.com/tariffs. 

 
Vice President - Regulation and Rates  
 
Attachments   
Attachment 1 – Easement Agreement 
Attachment 2 – Notice of Exemption 
Attachment 3 - Appraisal 
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************ SERVICE LIST Advice 4049-E *********** 
APPENDIX A 

 
 
 
Karen Clopton 
Administrative Law Judge Division 
505 Van Ness Avenue 
San Francisco, CA 94102 
(415) 703-2008 
kvc@cpuc.ca.gov  
 
Myra J. Prestidge 
Administrative Law Judge Division 
505 Van Ness Avenue 
San Francisco, CA 94102 
(415) 703-2629 
tom@cpuc.ca.gov 
 
Jonathan Reiger 
Legal Division  
505 Van Ness Avenue 
San Francisco, CA 94102 
(415) 355-5596 
jzr@cpuc.ca.gov 
 
Mary Jo Borak 
Energy Division 
505 Van Ness Avenue 
San Francisco, CA 94102 
(415) 703-1333 
bor@cpuc.ca.gov 
 
Edward Randolph 
Energy Division 
505 Van Ness Avenue 
San Francisco, CA 94102 
(415)  703-2083 
efr@cpuc.ca.gov 
 
Brewster Fong 
Division of Ratepayer Advocates 
505 Van Ness Avenue 
San Francisco, CA 94102 
(415) 703- 2187 
bfs@cpuc.ca.gov      
 
Andrew Barnsdale 
Energy Division 
505 Van Ness Avenue 
San Francisco, CA 94102 
(415)  703-3221 
bca@cpuc.ca.gov 
      
 

 
********** 3rd Party ***********  
 
Bill Ekern 
The City of Redwood City 
Community Development Department 
1017 Middlefield Road 
Redwood City, CA  94063 
Telephone: (650) 780-7380 
 
 
********** Agency *********** 
 
Mark Riemer 
San Mateo County Recorder’s Office 
555 County Center, 1st Floor 
Redwood  City, CA  94063-1665 
Telephone: (650) 363-4500 
Facsimile: (650) 363-1903 
Email:  
 

 



 

CALIFORNIA PUBLIC UTILITIES COMMISSION 
ADVICE LETTER FILING SUMMARY 

ENERGY UTILITY  

MUST BE COMPLETED BY UTILITY (Attach additional pages as needed) 

Company name/CPUC Utility No. Pacific Gas and Electric Company (ID U39 E) 

Utility type:   Contact Person: Greg Backens 

 ELC  GAS        Phone #: 415-973-4390 

 PLC  HEAT  WATER E-mail: GAB4@pge.com 

EXPLANATION OF UTILITY TYPE 

ELC = Electric              GAS = Gas  
PLC = Pipeline              HEAT = Heat     WATER = Water 

(Date Filed/ Received Stamp by CPUC) 

Advice Letter (AL) #: 4049-E Tier: 2 if unprotested; 3 if protested 
Subject of AL:  Bair Island Bike Trail– Request for Approval Under Section 851 
Keywords (choose from CPUC listing): Agreements, Transmission Lines 
AL filing type:  Monthly  Quarterly   Annual   One-Time   Other _____________________________ 
If AL filed in compliance with a Commission order, indicate relevant Decision/Resolution #: Does AL replace a 
withdrawn or rejected AL?  If so, identify the prior AL: No 
Summarize differences between the AL and the prior withdrawn or rejected AL: N/A 
Is AL requesting confidential treatment?  No.   
If so, what information is the utility seeking confidential treatment for: N/A 
Confidential information will be made available to those who have executed a nondisclosure agreement: N/A 
Name(s) and contact information of the person(s) who will provide the nondisclosure agreement and access to 
the confidential information:  N/A 
Resolution Required?  Yes   No (If the advice letter is not protested)  
Requested effective date: ASAP upon Commission approval No. of tariff sheets: 0 
Estimated system annual revenue effect (%):  N/A 
Estimated system average rate effect (%): N/A 
When rates are affected by AL, include attachment in AL showing average rate effects on customer classes 
(residential, small commercial, large C/I, agricultural, lighting). 
Tariff schedules affected:  N/A 
Service affected and changes proposed: N/A 
Protests, dispositions,  and all other correspondence regarding this AL are due no later than 20 days after the 
date of this filing, unless otherwise authorized by the Commission, and shall be sent to: 
CPUC, Energy Division  Pacific Gas and Electric Company 

Tariff Files, Room 4005 
DMS Branch 
505 Van Ness Ave., San Francisco, CA 94102 
EDTariffUnit@cpuc.ca.gov 

Attn: Brian K. Cherry, Vice President, Regulation and Rates 
77 Beale Street, Mail Code B10C 
P.O. Box 770000 
San Francisco, CA 94177 
E-mail: PGETariffs@pge.com 
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APPRAISAL REPORT 
 

PROPOSED PUBLIC ACCESS EASEMENT    
    

PG&E Lands, Bair Island 
Redwood City, California 

 
 
 
 

 
 
 

VALUATION DATE: February 6, 2012 
  
APPRAISED FOR: Mr. Kevin Fehr 
  
APPRAISED BY: Hulberg & Associates, Inc. 
  
OUR FILE NUMBER: 16317 S 



 

 
HULBERG & ASSOCIATES, INC. 

HULBERG & ASSOCIATES In
c.

 

R E A L       E S T A T E        A P P R A I S E R S  

 
 

 
March 5, 2012 

 
 
Mr. Kevin Fehr 
City of Redwood City 
107 Middlefield Rd. 
Redwood City, CA 94063     
 
 
Re: Appraisal of a Proposed Public Access Easement on PG&E Lands, Bair 
 Island Bay Trail Improvement Project 
 
 
Dear Mr. Fehr: 
 
At your request, we have appraised the proposed public access easement on 
PG&E lands as part of the Bair Island Bay Trail Improvement Project. The 
Assessor’s Parcel Number (APN) of the parcel to be impacted is 052-520-999, 
also known as SBE 135-41-5D. It is our understanding that this APN is a 
temporary number; indeed, the San Mateo Tax Collector did not recognize this 
number. The property is owned in fee by PG&E. The subject property is a 
proposed public access easement consisting of 21,999 square feet, as per the 
Redwood City Engineering Department.  
 
The purpose of the appraisal is to develop an opinion of the market value of the 
proposed easement. The most common method of valuing easements is based 
on the “burden on the servient tenement,” here the PG&E property. The value 
of the easement is assumed to be the value to a third party as of the date of 
value, February 6, 2012.  
 
It is our understanding that this appraisal will be used in obtaining an easement 
through negotiation, not condemnation. The easement will be for construction 
and maintenance of a bicycle and pedestrian path on top of an existing levee. 
The easement has yet to be written. We understand, however, that the proposed 
easement will not unduly conflict with PG&E’s right of access to and 
maintenance of its facilities and that PG&E will be allowed, as a safety issue, 
the continued right to close the trail or detour pedestrians at times when 
maintenance is needed.  
 

 
 
 
Norman C. Hulberg, MAI 
Walter D. Carney, MAI 
Stephen D. Kuhnhoff, MAI, ASA 
John A. Hillas, SRA 
Yvonne J. Broszus, MAI 
Janis A. Lassner, SRA 
Charles R. Marqueling, ASA, SRA 
Larry W. Hulberg, MAI 
Rebecca J. Barnes 
Guido M. Villanueva 
Josh Fronen, MAI 
Maria Aji, PhD 
Russell J. Sherwood 
Ryan A. Lorenzini 
Jeremy Bargy 
Georgia Kuhnhoff 
Richard Taylor 
Nicholas P. Cadigan 
Albert Lam 
Nolan Tong 
 
Silicon Valley Office 
One North Market Street 
San Jose, CA 95113-2214 
(408) 279-1520 
(408) 279-3428 (fax) 
E-mail: appraisals@hulberg.com 
 
East Bay Office 
3160 Crow Canyon Place, Ste. 245 
San Ramon, CA 94583-1338 
(925) 327-1660 
(925) 327-1696 (fax) 
E-mail: appraisals@hulberg.com 
 
Monterey Bay Office 
225 Crossroads Blvd., #326 
Carmel, CA  93923 
(408) 279-1520 
(408) 279-3428 (fax) 
E-mail: appraisals@hulberg.com 
 
Central Valley Office 
2813 Coffee Road, Suite E-2 
Modesto, CA  95355 
(209) 569-0450 
(209) 569-0451 (fax) 
E-mail: appraisals@hulberg.com 
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Mr. Kevin Fehr 
March 5, 2012 
 
 
The appraisal was developed and this report was prepared in compliance with the requirements 
of The Code of Professional Ethics and Standards of Professional Appraisal Practice of the 
Appraisal Institute, which include The Uniform Standards of Professional Appraisal Practice 
(USPAP).  This is a summary appraisal report.  The depth of discussion contained in this report 
is specific to the needs of the client and for the intended use.  The appraiser is not responsible for 
unauthorized use of this report. 
 
Assumptions pertinent to the appraisal process are summarized in the Assumptions and Limiting 
Conditions section of this report and in the body of the appraisal report.  Should any of the 
information or opinions be amended, revisions to this appraisal may be warranted. We have not 
received a preliminary title report and have appraised the subject property based upon the 
Extraordinary Assumption that there are no matters of record that would impact value.  
 
Based on our investigation and analysis, presented in the attached appraisal report and subject to 
the certifications and limiting conditions of this report, especially the Extraordinary Assumption 
that there are no matters of record that would impact value, the market value of the proposed 
easement, as of February 6, 2012, is  
 
 

ONE THOUSAND DOLLARS 
($1,000) 

 
 
Respectfully submitted, 
 
 
 
 
Walter D. Carney, MAI 
Certified-General Appraiser #AG003413 
 
 
 
 
Charles R. Marqueling, ASA, SRA 
Certified-General Appraiser #AG002635 
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SUMMARY OF SALIENT FACTS 
 
 
Property Type: 
 

Proposed Public Access Easement on PG&E lands as part of 
the Bair Island Bay Trail Improvement Project  
 

Address: 
 

Bair Island 
Redwood City, CA 
 

APN: 
State Board of Equalization: 
 

052-520-999 (Temporary) 
SBE 135-41-5D 

Property Rights Appraised: 
 

Easement Interest  

Zoning: 
 
General Plan: 
 

TP, Tidal Plain, City of Redwood City 
      
Open Space Preservation, City of Redwood City 
 

Easement Area: 
 
Entire PG&E Parcel Size: 
 

21,999 square feet 
 
A utility corridor of undeterminable size. The impacted parcel 
is approximately 220,000 square feet. 
 

Flood Zone: 
 

Entire PG&E Property: Zone A1, FEMA Map #060325001B, 
dated May 17, 1982 
 

Environmental Issues: 
 

None known or identified 

Existing Improvements: 
 

Levee, three electrical transmission towers and power lines 
 

Highest and Best Use: 
          As Vacant: 
 

 
Open Space, Wetlands 

          As Improved: Utility Corridor 
 

Date of Inspection: 
 

February 6, 2012 

Valuation Date: 
 

February 6, 2012 

Date of Report Preparation: 
 

March 5, 2012 

Appraised Value: $1,000 
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SECTION I – INTRODUCTION 
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IDENTIFICATION OF CLIENT 
The client in this assignment is the City of Redwood City. 
 
 
INTENDED USE AND USER 
The intended use of this appraisal is for decision-making purposes concerning the purchase of a 
public access easement to encumber a portion of the property located on Bair Island in Redwood 
City owned by PG&E, known as APN 052-520-999 (temporary APN) or SBE 135-41-5D.  The 
intended user is the City of Redwood City.  The appraisal and this report are not intended for any 
other use or any other user.   
 
 
PROPERTY IDENTIFICATION 
The subject consists of a proposed public access easement to be located on a property owned by 
PG&E on Bair Island, Redwood City.  The proposed easement is 21,999 square feet and is fully 
described later in this report and in the addendum. The servient tenement is known as  
APN 052-520-999 (temporary APN) or SBE 135-41-5D.  The size of this parcel is estimated (by 
the Redwood City Engineering Department) at 220,000 square feet and has frontage on Bair 
Island Road and East Bayshore Boulevard. We do not know the size of the larger PG&E utility 
corridor, but it extends for a great length to the east and west of the PG&E parcel described here.   
 
No personal property is included in this appraisal valuation. 
 
 
REAL PROPERTY INTEREST APPRAISED 
The property rights appraised is the dominant tenement easement interest to be held by the City 
of Redwood City in the PG&E utility corridor.  Easement rights represent an interest in real 
estate that conveys use, but not ownership, of a portion of a property.  The property is appraised 
assuming it to be free and clear of liens and encumbrances, such as mortgages and assessments 
outstanding.   
 
The purpose of the appraisal is to estimate the market value of the easement.  Note that market 
value is based upon the economic principle of value-in-exchange. Social benefits, such as those 
of an electrical corridor, may not be measurable on this principle. Social benefit value is beyond 
the scope of our assignment and possibly our expertise.  Typically, economists are called upon to 
opine social benefit value. 
  
 
TYPE AND DEFINITION OF VALUE 
The purpose of this appraisal is to develop an opinion of the market value of the subject property. 
“Market Value,” as used in this appraisal, is defined as “the most probable price which a 
property should bring in a competitive and open market under all conditions requisite to a sale, 
the buyer and seller, each acting prudently, knowledgeably, and assuming the price is not 
affected by undue stimulus.”  Implicit in this definition are the consummation of a sale as of a 
specified date and the passing of title from seller to buyer under conditions whereby: 
 

• Buyer and seller are typically motivated. 
 

• Both parties are well-informed or well-advised, acting in what they 
consider their own best interest. 
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• A reasonable time is allowed for exposure in the open market. 
 

• Payment is made in terms of cash in U.S. dollars or in terms of financial 
arrangements comparable thereto. 

 
• The price represents the normal consideration for the property sold 

unaffected by special or creative financing or sale concessions granted 
by anyone associated with the sale.1 

The subject is appraised based on cash or cash equivalent financing arrangements. 

 
DATE OF VALUATION AND DATE OF REPORT 
The effective date of valuation for this assignment is February 6, 2012.  The date we inspected 
the property was also February 6, 2012.  The date the report was completed and signed was  
March 5, 2012. 
 
 
SCOPE OF THE APPRAISAL 
In the development of this appraisal, Charles R. Marqueling, ASA, SRA, inspected the subject 
property and surrounding neighborhood.  We consulted with city officials regarding zoning and 
General Plan issues and spoke with Mr. Kevin Fehr of the Engineering Department about the 
proposed easement and the characteristics of the PG&E property. We also spoke with Ms. 
Andrea Bennet of San Francisco Bay Conservation and Development Commission, a 
commission that has jurisdiction in this area. 
 
Data required in the appraisal process relates to the political and economic environment in the 
region and competing market area of the subject property.  Data is also required relating to the 
physical, legal, and economic characteristics of the site and existing and proposed improvements, 
and the highest and best use of the property.  With the problem defined and the data collected 
and analyzed, value indications are then developed via the applicable approach or approaches to 
value.   
 
A Summary of the data and analysis used to value the property is presented and discussed in the 
body of this appraisal report. This appraisal was developed and this report was prepared in 
compliance with the requirements of The Code of Professional Ethics and Standards of 
Professional Appraisal Practice of the Appraisal Institute, which include the Uniform Standards 
of Professional Appraisal Practice (USPAP), and the requirements of our client as we understand 
them.  
 
The dominant tenement easement right is appraised by standard appraisal methodology under 
case law:  the “before” and “after” method is applied, reflecting the value to the PG&E position 
“with” the easement and again “without” that portion of the easement appraised.  The difference 
measures the market value of the easement under appraisement.  That is, the burden of the loss of 
the fee simple interest due to the easement on the PG&E utility corridor is appraised. The scope 
of work is to value the “dominant tenement”, in other words, the worth of the proposed 
easement. The value of the easement is assumed to be the value to a third party.     

                                                 
1 Appraisal Institute, The Dictionary of Real Estate, 5th ed. (Chicago: Appraisal Institute, 2010) 
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USE OF REAL ESTATE AS OF THE EFFECTIVE DATE OF VALUE 
The subject property is a proposed easement on that portion of an existing PG&E utility corridor 
located on Bair Island in Redwood City, CA.  
 
 
USE OF REAL ESTATE AS OF THE DATE OF THIS REPORT 
A PG&E utility corridor. 
 
 
ASSUMPTIONS AND LIMITING CONDITIONS 
General Assumptions and Limiting Conditions are assumed in virtually every appraisal and 
reflected in every appraisal report.  Please refer to the Assumptions and Limiting Conditions in 
the addendum for a complete list of general, extraordinary, and hypothetical assumptions and 
limiting conditions.  Extraordinary assumptions, hypothetical conditions, and notable 
observations specific to this assignment are identified below. 
 
Extraordinary Assumptions 
That there are no matters of record that would impact value.  
 
Hypothetical Conditions 
None 
 
 
PROPERTY HISTORY AND OWNERSHIP 
The subject of this appraisal is a portion of the utility corridor for high-tension electrical power 
lines held by PG&E proceeding east and west of the proposed public access easement. We have 
not received a preliminary title report and assume that there are no matters of record that would 
impact value. According to the San Mateo County Assessor’s Office as well as the City of 
Redwood City, the fee title to the entire property is vested in: 
 

PACIFIC GAS & ELECTRIC COMPANY 
 
We are unaware of any sales, listings or offers for any portion of this subject property within 
three years of the valuation date.   
 
 
COMPETENCY STATEMENT 
The signers of this report are members of the Appraisal Institute and hold the highest level of 
Certification from the State of California.  We have appraised numerous similar properties in the 
past, including acquisitions of dominant tenement easement rights.  Due to our education, 
experience in the subject market area, and experience with the subject property type, we have the 
competence necessary to perform this appraisal.   
 
 
ASSESSED VALUATION AND TAXES 
The following Assessed Valuation and Taxes section relates to the entire PG&E property as a 
whole, not the area to be burdened with the proposed easement. The State of California has 
provided for a unified system to access real estate for property taxes.  Assessment Districts are 
established on a county basis to assess real estate within the county.  The appraised property falls 
under the taxing jurisdiction of San Mateo County and is subject to both general taxes and direct 
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assessments. San Mateo County, however, bills PG&E one bill for all of their property in San 
Mateo County. We obtained the following assessed values, assessments and taxes from the State 
Board of Equalization, Property Tax Division as well as the San Mateo Controller’s Office.  The 
2010/2011 assessed valuation and taxes for the entire property by San Mateo County are 
presented in the following table. 

 
 

Assessed Values:
Land: $366,450
Improvements: $0
Personal property $0
Total Assessed Value: $366,450

Direct Assessments: $410.76
Annual Tax (AV * Tax Rate) $3,962.06
TOTAL TAX DUE 2010/2011 $4,372.82

Tax Area Code: 09-001
Tax Rate: 1.08120%

APN: 052-520-999 / SBE 135-41-5D

 
 
 
General Taxes 
The amount of General Taxes due is quantified by multiplying the assessed value by the tax rate.  
In the State of California, real estate is assessed at 100 percent of market value as determined by 
the County Assessor’s Office.  The tax rate consists of a base rate of 1 percent plus any bonds or 
fees approved by the voters.  The County Tax Rate for the subject property is 1.0812 percent. 
 
Direct Assessments 
Direct assessments are tax levies that are not dependent upon the assessed value of the property.  
They are levied regardless of assessment.  According to the San Mateo County Controller’s 
Office, the subject is assessed for the following direct assessments: The FedCA&NPDES Storm 
Fee; San Mateo County Mosquito Abatement District; Sequoia Union High School District 
Maintenance; and the San Mateo County Community College District for 2010-2013. 
 
Current and Future Taxes 
Taxes are due in two equal installments during the tax year. If it is an issue, we suggest that our client 
check the current status of the property taxes with the San Mateo County Tax Collector’s Office.   
 
Proposition 13 was passed by voters in June 1978 and substantially changed the taxation of real 
estate in California.  This constitutional amendment rolled back the base year for assessment 
purposes to the tax year 1975-1976.  Annual increases in assessed value are limited to 2 percent per 
year, regardless of the rate of inflation.  Real estate is subject to reappraisal to current market value 
upon a change in ownership or new construction.  Within the definition of “market value,” the 
assumption is made that the subject property will be sold on the open market, and thus the property is 
assumed to be reassessed for tax purposes for this appraisal. Unless the property transfers ownership, 
there are no known changes in the tax rate or direct assessments forthcoming.  
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SECTION II – DESCRIPTIVE INFORMATION
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REGIONAL OVERVIEW 
The subject property is located in the San Francisco 
Bay Region, an area which is comprised of the nine 
counties bordering the San Francisco Bay. The area 
has a combined population of approximately 7.0 
million as of January 1, 2011.  A figure for 2012 
will be available sometime later this quarter.  
According to the State of California Department of 
Finances, the San Francisco Bay Area is 
characterized by a moderate climate, diversified 
economy and one of the highest standards of living 
in the United States. 
 
San Mateo County 
As of January 1, 2011, San Mateo County’s 
population is estimated by the California 
Department of Finance to be 724,702, a 0.8 percent 
increase from January 2010’s population estimate.  
A 2012 update to this figure will also be available 
sometime later this quarter. 
 
Excellent transportation routes and linkages to all major cities within the region and throughout 
the state are primary reasons for the advancement of business activity in the Bay Area, including 
San Mateo County.   
 

Air, rail, and water transportation access is also 
very good.  San Francisco International Airport 
(SFO), which provides scheduled airfreight and 
passenger services, is located in north central San 
Mateo County between Millbrae and San Bruno 
next to the Bay.   The county is also served by two 
general aviation airports, one in San Carlos and the 
other in Half Moon Bay. 
 
The highway transportation system is well 
developed and improving.  However, the growth of 
jobs in the Silicon Valley over the past few decade, 
coupled with residential growth in the south and 
east portions of the county, has caused an increasing 
problem of traffic congestion.  Unquestionably, 
traffic is one of the main negative aspects of the 
county.  While many routes are in gridlock during 
peak commute hours, routes are being extended or 
expanded and public transportation is being 
improved. Although the jobs/housing balance is 
becoming a geographic issue, commute tolerance is 
at an all-time high, as residents are required to 
accept longer commute times. 
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Unemployment rates had been rising due to the economic slowdown, but signs of recovery have 
started to emerge.  As of December 2011, unemployment in San Mateo County was at 7.2 
percent.  This has been the lowest unemployment rate over the past three years and reflects the 
steadily improving market conditions.  San Mateo County’s rate is currently less than the rates of 
the state and nation.  The former is currently at 10.9 percent while the latter is at 8.5 percent.  
Like San Mateo County, the state and the nation experienced increases starting at the end of 
2008.  Employment growth in the area rose from 1995-2000.  However, the downturn in the Bay 
Area economy saw an increase in unemployment.   

 
San Mateo County ranks third out of the nine Bay Area counties in terms of household income. 
According to the Census Bureau, the median household income in San Mateo County in 2009 
(most recent data available) was $84,678, and compares favorably to the household disposable 
income of California, which was $58,925 for the same time period.   
 
Economic and Political Forces 
The economy turned the corner in June of 2009 with the end of the recession that began in 
December 2007.  Even so, the recession, which was precipitated by the housing bubble and 
faltering financial institutions, was enormous in scope and, as a result, the recovery has been 
very slow.  Additionally, since June 2009, there have been months with conditions that indicated 
a recession return; however, the Bureau of Economic Analysis, which determines the start and 
end time of recessions, has not made that determination. Going into 2011, the economic outlook 
was slow, yet cautiously optimistic. At the present time, the outlook among many economists has 
remained about the same; however, there has been encouraging news regarding employment, as 
the unemployment figure has been trending down since the mid-way point of 2011.  Even so, 
there were some months in 2011 with declining consumer confidence and little job growth in the 
private sector.   
 
On a national level, GDP and payroll employment are projected to increase looking beyond 2011 
according to the UCLA Anderson Forecast, which is one of the most widely watched economic 
outlooks for California and the nation.  The forecast calls for GDP growth of 3 percent for the 
duration of the forecast’s 2013 horizon.  In addition, the forecast calls for payroll employment 
increases of 1.9 million in 2011, 2.6 million in 2012, and 3 million in 2013.   

According to the forecast, the national economy is being propelled by increases in corporate 
spending and software coupled with extremely low interest rates, a recovering stock market, and 
investment incentives from the government.  The stock market has recovered from the tumble it 
took in late 2008/early 2009, evidenced by The Dow Jones Industrial Average, which, as of 
December 2011 was hovering around the 12,200 mark; however, there remains a high degree of 
skepticism and lack of confidence in the nation’s financial stability.  The Dow Jones hit a low of 
6,440 in March of 2009.  The peak of 14,280 occurred in October of 2007.   
 
Much of the stock market’s volatility is associated with consumer confidence.  The recognized 
barometer on this subject is The Conference Board’s Consumer Confidence Index.  According to 
their monthly report, consumer confidence was 61.1 in January 2012, down from 64.8 in 
December, but better than many months during 2011.  According to Lynn Franco, the 
Conference Director, "Consumer Confidence retreated in January, after large back-to-back gains 
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in the final two months of 2011. Consumers' assessment of current business and labor market 
conditions turned more downbeat and is back to November 2011 levels.   
 
Regarding the short-term outlook, consumers are more upbeat about employment, but less 
optimistic about business conditions and their income prospects.  Recent increases in gasoline 
prices may have consumers feeling a little less confident this month."  Even so, this is vast 
improvement over the late summer and early fall when the index registered figures in the 40s. 

To encourage banks to continue lending, the Federal Reserve Board (Fed) has held the Federal 
Funds Rate at historically low levels.  The current rate is between 0 and 0.25 percent and has 
been held there since December of 2008.  As economic recovery takes hold, we anticipate the 
Fed will slowly increase this rate, particularly if inflation is a concern.  
 
The health of the commercial real estate industry is closely linked to the ability to procure 
financing.  The default rate for commercial real estate mortgages held by the nation's depository 
institutions, including mortgages at least 90-days delinquent and mortgages in non-accrual status, 
fell to 3.75 percent in the third quarter of 2011, down from 3.94 percent in the second quarter.  
While this figure continues to decrease, as it has done since the fourth quarter of 2010, banks still 
face serious challenges in drawing down their default and real-estate-owned balances, and in 
working toward a normalization of credit in the markets where bank lending is most critical for 
the recovery. 
 
Even though the national economy has seen a few positive signs since the end of the recession, 
uncertainty still looms.  As of January 2012, national unemployment was 8.3 percent according 
to the U.S. Bureau of Labor Statistics.  High unemployment and a weak housing market continue 
to pose risks to economic recovery. The UCLA forecast projects that unemployment in 
California will not dip below 10 percent until 2013. 
 
Gas prices have also been on the high side.  It has ranged from $3.10 to $4.00 since the turmoil 
in the Middle East began early this year, which is something that threatens supply.  Libya 
produces approximately 1.7 million barrels of oil, which is the largest oil reserve in Africa.  With 
this supply threatened, gas prices have been steadily going up.  There was some decreasing of 
prices early on in the fourth quarter of 2011, but on the cusp of the turn of the year, they began to 
rise again.  As of the present time, the national average for unleaded gas is approximately $3.37 
per gallon.  A month ago, it was $3.27. 
 
In closing, the economic climate for commercial real estate is still uncertain.  However, low 
interest rates and heightened investor sentiment may point to heightened investor acquisition 
plans in the near term.  Since 2004, National Real Estate Investor and Marcus & Millichap Real 
Estate Investment Services have conducted research on investor attitudes and expectations as 
part of a commercial real estate industry forecast.   
 
The survey was conducted in early 2011 and indicated that 69 percent of investors plan to add to 
their property portfolios over the next year or so.  This increase in activity illustrates that 
investors have a sense that the commercial real estate market has reached bottom and the 
economy is recovering, albeit slowly.   
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REAL ESTATE OVERVIEW 
As the year comes to a close, the general uncertainty that pervaded our economy and markets 
throughout 2011 is intensifying. The U.S. economy seemed to improve slightly during the third 
quarter of 2011, but the sovereign debt crisis in Europe is taking center stage, and we are 
reminded how closely intertwined our nation is with the global economy and how serious the 
debt situation in our own backyard is. It seems like we are faced with a sense of chaos at every 
turn, and even commercial real estate, which had offered a sense of stability to anxious investors 
and had held up relatively well as an asset class, is increasingly at risk in this world unhinged. 
 
In the fourth quarter of 2011 RERC’s average going-in capitalization rates compressed slightly 
for the warehouse, retail power center, and apartment sectors.  The going-in cap rate for the retail 
neighborhood center, R&D & flex sectors remained stable while the same rate increased 10 to 30 
basis points for the regional mall, office and hotel sectors. 
 
The preferred investment properties, nationwide, for institutional investors in the fourth quarter 
of 2011 were apartments.  Industrial warehouses placed second followed by central business 
district offices in third.  Retail neighborhood properties and hotels placed fourth followed by 
regional malls and retail power centers in fifth.  Industrial R&D properties were the sixth 
preferred real estate investments nationwide.  Industrial flex properties ranked seventh.  The least 
favorable real estate investments were suburban offices.  
 
The property preference ratings are taken from the Fourth Quarter 2011 (Flash Report) Real 
Estate Investment Survey, published by Real Estate Research Corporation (RERC). Internal rate 
of return expectations ranged from a low of 6.5 percent to a high of 15.0 percent, with an average 
of 8.3 percent for central business district office, 9.3 percent for suburban office, 8.6 percent for 
industrial warehouse, 9.4 percent for R&D, 9.6 percent for industrial flex, 8.0 percent for 
regional malls, 8.7 percent for power retail centers, 8.7 percent for neighborhood retail centers, 
7.7 percent for apartments, and 10.9 percent for hotels.   
 
Overall “going-in” capitalization rates ranged from 4.8 to 10.0 percent with an average of 6.7 
percent for central business district office, 7.6 percent for suburban office, 7.0 percent for 
industrial warehouse, 7.7 percent for R&D, 7.9 percent for industrial flex, 6.5 percent for 
regional malls, 7.2 percent for power retail centers, 7.1 percent for neighborhood retail centers, 
5.8 percent for apartments, and 8.4 percent for hotels. Terminal capitalization rates ranged from 
5.5 to 11.0 percent with averages ranging from 6.4 to 9.1 percent.  Rental growth expectations 
ranged from -1.0 to 5.0 percent with averages ranging from 2.1 to 3.4 percent.  Expense growth 
expectations ranged from 1.0 to 4.0 percent with averages ranging from 2.7 to 3.0 percent. 
 
The Real Estate Investment Criteria by Investment is located on the following page. 
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AREA OVERVIEW 
Redwood City is centrally located on the bay side of the San Mateo Peninsula, 25 miles south of 
San Francisco.  To the north are Hillsborough, San Carlos, Belmont, San Mateo and Burlingame. 
To the south are Atherton, Menlo Park, and Palo Alto.  Redwood City was incorporated in 1868 
and is the San Mateo County Seat.  An Immediate Environs Map is presented later in this 
section.   
 
Redwood City’s January 2011 population of 77,712 was up approximately 1.1 percent from 
January 2010.  A figure for 2012 is expected sometime in this spring.  The population in 
Redwood City represents approximately 10.7 percent of the county total.   
 
Transportation to the city is considered good.  Rail transportation is served by the Southern 
Pacific main line with freight station spur lines.  CalTrain’s passenger service is also available 
between San Jose and San Francisco.  Air service is provided by San Francisco International 
Airport, which is 15 miles to the north. Bus transportation is provided by San Mateo County 
Transit intercity.  Transportation by water is available from the Port of Redwood City.  Freeway 
service is provided by U.S. Highways 101, 82, 84 and Interstate 280. 
 
Highway 101 runs roughly in a north/south direction connecting Redwood City to the major 
cities of San Francisco and San Jose, and connects to Highway 92 to the north and Highway 84 
to the south.  Both Highways 92 and 84 run in an east-west direction giving access to the East 
Bay cities and the Western Coastal communities on the peninsula.  Transportation access to the 
city is good. 
 
Redwood City combines residential, industrial, and commercial elements in a largely urban 
environment.  Its waterfront provides a yacht harbor and the only deep water port in the South 
Bay.  A wide variety of housing types are available.  Services and retail trade, San Mateo 
County’s two largest industry divisions, are expected to provide close to two-thirds of anticipated 
growth in the next two years. 

 

Neighborhood

Range 6.5 - 10.0 7.5 - 12.0 7.0 - 10.0 7.5 - 12.0 7.5 - 12.0 6.5 - 10.0 7.5 - 10.0 7.5 - 12.0 6.5 - 9.0 8.0 - 15.0
Average

Range 5.0 - 8.0 6.0 - 9.0 6.0 - 8.0 7.0 - 9.0 7.0 - 9.0 5.0 - 8.0 6.0 - 8.3 6.0 - 9.0 4.8 - 7.3 7.0 - 10.0
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Redwood City is also home to the commercial and residential master-planned community of 
Redwood Shores.  Located within the Redwood Shores area is a master-planned corporate center 
designed to accommodate 3.5 million square feet of high-quality office space.  Nearly 200 
businesses are located within the Shores Center.  Also located in Redwood Shores are 
1,100 acres of residential development, currently home to approximately 15,000 residents. 
 
All utility services are available to the city.  Natural gas and electrical power is supplied to 
Redwood City by PG&E.  Telephone service is provided by SBC and water is purchased from 
the San Francisco Water Department.  Sewer service is supplied by Redwood City under a Joint 
Power Authority with South Bayside System Authority.  The capacity of the South Bayside 
System Authority plant is 24 million gallons per day and has a peak flow of 2.6 million gallons 
per day.  Redwood City has adopted a Master Plan of storm drains and there are no charges 
assessed. 
 
The Economic Development Department of the City of Redwood City provides a list of the top 
companies within the city by number of employees.  The most recent list is from January 2011.  
The top ten companies are presented in the table below: 
 
 

TOP COMPANIES WITHIN REDWOOD CITY 

Rank Company Description Number of 
Employees 

1 Oracle America Software 5,795 

2 County of San Mateo Government 2,215 

3 Electronic Arts (EA) Software 2,050 

4 Sequoia Hospital Health Care 1,050 

5 The Permanente Medical Group Health Care 842 

6  Redwood City School District Education 830 

7 Silver Spring Networks Information Technology 650 

8 PDI/Dreamworks Motion Picture Animation 484 

9 Sequoia Union High School District Education 477 

10 City of Redwood City Government 472 

 
 
In addition to the water recreation found at the Port of Redwood City and the waterways of 
Redwood Shores, the city has seven parks, one live theater (Fox Theater), a movie theater 
complex, four libraries, two miniature golf courses, a bowling alley, skating rink, two municipal 
pools, three recreation centers, 20 public tennis courts and one nine-hole golf course. 
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IMMEDIATE ENVIRONS 
The subject property is a proposed public access easement to be located on an existing PG&E 
parcel that is a portion of a larger electrical transmission utility corridor. The subject is located 
between Bair Island and Highway 101, parallel to and on the south side of Smith Slough and on 
a portion of what is known as Inner Bair Island. The subject is a part of the open space and 
wetlands area directly at the border between the open space area of Bair Island and the developed 
commercial lands that front East Bayshore Road and Bair Island Road. We provide the reader 
with the following Immediate Environs Map.   
 
 

IMMEDIATE ENVIRONS MAP 
 

 
 

 
Overall, the immediate environs consist of the subject’s location on Bair Island, which extends to 
the north, commercial properties to the south, a marina to the east, and the continuation of Bair 
Island as well as the Whipple Avenue exit and Highway 101 to the west. There is also attached 
housing, some currently being constructed, off Bair Island Road. The attached housing currently 
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being constructed is known as One Marina and consists of new condominiums of two and three 
bedrooms. This project is located across Bair Island Road. 
 
Adjacent to the PG&E parcel near the Bair Island Road frontage is the California Marina, 
condominiums that were constructed in approximately 1999. A number of these units front 
toward the Bay, but most do not. The trail that is the subject of this easement appraisal starts 
adjacent to these condominiums and Bair Island Road. 
 
Lastly, The Villa at Bair Island Marina is an apartment complex located adjacent to a marina on 
the other side of Bair Island Road from the PG&E property. This is a newer multi-story 
apartment complex with twelve floorplans consisting of one to three bedrooms. 
 
The commercial properties consist primarily of a former movie theater complex, auto 
dealerships, mini storage and auto repair. Lastly, and at the dividing line of the tidal plain of Bair 
Island and the San Francisco Bay and the commercial properties, is the PG&E parcel that 
includes towers and electrical power lines that parallel Smith Slough in this area. 
 
The immediate environs are located just to the north of Highway 101 near the Whipple Avenue 
exit. The subject has good access from Whipple Avenue as well as from Bair Island Road. This 
area is located within a reasonable distance of all major conveniences as well as major commute 
corridors. 
 
Location Conclusion 
The immediate environs are located between the San Francisco Bay and Highway 101 adjacent 
to the Whipple Avenue exit and Bair Island Road. Most properties in this area are improved 
commercial and residential as well as a marina. However, the subject is located as part of the 
tidal plain of Bair Island and the surrounding San Francisco Bay. The subject property is part of 
the Bair Island open space and wetlands area and is adjacent to the dividing line between the 
tidal area and the commercial/residential area.  
 
 
SITE AND IMPROVEMENT DESCRIPTION 
The proposed public access easement on PG&E lands is part of the Bair Island Bay Trail 
Improvement Project is to be located on Assessor’s Parcel Number (APN) 052-520-999; also 
known as SBE 135-41-5D. It is our understanding that this APN is a temporary number; indeed, 
the San Mateo Tax Collector did not recognize this number. The property is owned in fee by 
PG&E and consists of approximately 220,000 square feet, as estimated by the Redwood City 
Engineering Department. The subject property is a proposed public access easement to consist of 
21,999 square feet, as per Mr. Kevin Fehr of the Redwood City Engineering Department.  
 
We have provided the reader with the following plat map of the PG&E property. We have also 
provided the reader with the description of the PG&E property after the plat map and a 
description of the easement in the next section. 
 
During our inspection, we noted pedestrians are already using the primarily dirt trail on the levee 
and that the trail has been used by pedestrians and bicyclists for some time now. This is 
apparently not adverse to PG&E; there are no fences, gates or signs blocking access.   
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PLAT MAP 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The entire PG&E parcel (but not the entire utility corridor of which the parcel is part) is 
described here and the proposed easement is described later in this report. The proposed 
easement is to be located on a PG&E utility corridor property, specifically on a dirt built-up 
levee that is located on central to southerly portion of the property. The electrical power lines 
and towers are located on the northerly portion of the property, north of the levee. The entire 
PG&E property is primarily marsh land typical of the tidal plain in the area. The levee is a dirt 
built-up levee above the primarily marsh land that comprises the subject property.  
 
We spoke with the City of Redwood City concerning the levee itself. It is not a certified levee, 
and it is unknown if it was an engineered levee at the time it was built. The City does not know 
when it was built or why it was built. The City notes that there is water on both sides of the levee 
for a portion or the levee, but not for the entire levee. The levee, however, does separate the 
Smith Slough from the commercially improved properties to the south. Mr. Fehr stated that while 
the purpose of the levee is not known to the Engineering Department, the department would 
recommend against the removal of the levee. He also noted that PG&E would probably be 
against the removal of the levee as they gain access to the electrical towers from the levee. 
 
We spoke with Andrea Bennet of the San Francisco Bay Conservation and Development 
Commission (BCDC) concerning the property. She is aware of the property, levee and proposed 
public access easement. Ms. Bennet notes that BCDC does have jurisdiction over the entire 
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PG&E property, as well as the levee. She also states that she understands the levee to be a non-
engineered levee.  
 
Ms. Bennet further stated that BCDC would be against a major improvement of the levee or 
major changes in the levee, such as removal. She noted that she is aware of the proposed project 
and that BCDC would be against extensive grading or removal of the natural vegetation or 
habitat. BCDC, she says, would approve the proposed public access on the levee, but would only 
approve the smallest amount of change to the existing levee and property. She further said that 
she will be encouraging the City to reduce the amount of proposed improvements, in other 
words, less clearing of vegetation as well as a smaller and not paved or graveled trail. In 
conclusion, Ms. Bennet states that BCDC would like to leave the levee and entire PG&E 
property in more or less the same condition as it is now. 
 
The only other improvements on the entire PG&E property are the towers and power lines. These 
are surrounded by fences to stop trespass to the towers. The electrical lines are attached to the 
towers and run in a generally east to west direction. There are no other improvements. The 
following is a summary of the property. 
 
 
 

Shape: The PG&E parcel is generally rectangular.  

 
Site Area: The entire site (APN) 052-520-999, also known as SBE 135-41-5D, 

is estimated at 220,000 square feet. The easement area to be 
purchased consists of 21,999 square feet. Both measurements have 
been estimated by the Engineering Department of the City of 
Redwood City.     

  
Frontage: The entire PG&E property has a frontage on Bair Island Road and East 

Bayshore Boulevard.  

  
Topography: The easement area is to be located on a levee and is generally level on 

the levee, which is a dirt levee built-up somewhat above the slough. The 
rest of the PG&E property is primarilly marsh land typical of the tidal 
plain and consists of portions of a slough and creek. The topography is 
irregular. 

  
Utilities: All typical utilities for this area are available in the street frontages 

located near, but not at, the PG&E property.  
  
Soil Conditions: We were not provided any soils, geotechnical, or environmental 

reports. Appraisers are not experts with regard to soils, geotechnical, 
or environmental issues.  For purposes of this appraisal, we assume 
that a current report would reveal no soils, geotechnical, or 
environmental conditions that would adversely impact the value and 
marketability of the property. We make no warranties or 
representations as to soil toxicity matters.   
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Flood Zone: According to Community Panel Number 060325001B, dated 
May 17, 1982, the entire PG&E Property is located in Zone A1. 
  

Earthquake Hazard Zone: 
 

The subject site is not located within the Alquist-Priolo Special 
Study Earthquake Hazard Zone.  Nevertheless, earthquakes are 
common in the area, and there are a number of faults located 
within 100 miles of the subject property. 

  
Land Use Restrictions: We have not reviewed a Preliminary Title Report for the subject.  

We assume that there are no other easements and/or restrictions 
affecting the subject site.   
 
The subject property is restricted in use by the zoning and 
General Plan of the City of Redwood City, the U.S. Army Corp 
of Engineers and the San Francisco Bay Conservation and 
Development Commission.  

  
Improvements: The entire PG&E property consists of open space tidal plain 

marsh land. The land is improved with a dirt built-up levee as 
well as three electrical towers and electrical power lines. The 
levee is stated to not be a certified levee and it is unknown if it is 
an engineered levee. The exact purpose and construction date of 
the levee is unknown. In addition, it is not known when the 
electrical towers were constructed. 

 
 
Conclusion 
In summary, the entire PG&E parcel where the proposed easement is to be located consists of 
approximately 220,000 square feet, is generally rectangular in shape, consists of marsh land that 
is improved with a dirt built-up levee and is utilized as an electrical transmission corridor. It is 
improved with three electrical towers and electrical power lines as well as the levee. This parcel 
is located between East Bayshore Blvd. and Bair Island Road. 
 
The property is located in an area that is open space wetlands but directly adjacent to properties 
with commercial uses, zoning and General Plan. The property has street frontage from Bair 
Island Road. We have provided the following photographs. The photographs are taken in the location 
of the proposed easement purchase. 
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SUBJECT PHOTOGRAPHS 
 

 
 

View of the entrance to the PG&E property from Bair Island Road 
 
 

 
 

Beginning of the subject proposed easement on PG&E property 
viewed from the eastern end in a westerly direction 
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SUBJECT PHOTOGRAPHS 
 

 
 

Subject proposed easement area located in the approximate  
middle of the easement, facing west 

 
 

 
 

Subject proposed easement area facing east, 
generally in the middle of the proposed easement 
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PROPOSED EASEMENT AREA DESCRIPTION 
We have provided the reader with the following Bair Island Bay Trail Improvement Project 
exhibit of that area of the PG&E property that is the subject of the proposed public access 
easement: Exhibit A.  
 

 

EXHIBIT A 
 

 
 
 
We have also provided the reader with a description of the Middle Easement, Bair Island Bay 
Trail, Exhibit “B” in the addendum of this report. The document is dated February 7, 2012 and is 
a large exhibit that describes the proposed easement, as is shaded in green in the above  
“Exhibit A”.  
 
The easement is to be located on the dirt built-up levee generally in the approximate center and 
southern portion of the entire PG&E property. It will consist of 21,999 square feet and is 12 feet 
wide and approximately 1,812 feet in length plus a small irregular section of 252 square feet 
located near the East Bayshore Boulevard frontage. The shape is irregular, as can be seen in the 
exhibit itself.  
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The subject easement is described as the “Middle Easement” and begins approximately 80 feet 
from the frontage on Bair Island Road and ends at East Bayshore Blvd. at the Whipple Avenue 
overpass. This can be seen in the above exhibit above as the green-shaded area as well as in the 
addendum.  
 
We have also been provided with the “Bair Island Bay Trail Improvement Project,” a large 
discussion of the proposed project also located in the addendum of this report. This document is 
dated February 3, 2012 and describes the subject property and proposed work. According to this 
report, “The work of this project consists generally of clearing and grubbing of existing 
dirt/natural planting area, selective demolition, earthwork, trail improvements on top of the 
existing levee, assessable compliance at the levee trail entrance, drainage, utility improvements, 
asphalt pathway, concrete edge band, benches and trash can.” 
 
According to Mr. Fehr of the Engineering Department, after the trail is finished, the City of 
Redwood City will maintain the trail itself. However, the maintenance of the levee itself will 
remain the responsibility of PG&E. We conclude that the responsibility for the care and 
maintenance of the levee does not change in the before and after condition. 
 
The trail is located toward the center of the parcel on the dirt built-up levee, away from the 
towers, which are located further to the north. Because the trail is at ground level and away from 
the existing electrical transmission towers and electrical power lines, we conclude that there is no 
impact on the transmission of electricity. In addition, according to Mr. Fehr, the trail can be used 
for access by PG&E for routine maintenance. According to Mr. Fehr, a helicopter would most 
likely be used for heavy maintenance or repairs, items such as the replacement of the power 
lines. In addition, proper maintenance would not require that PG&E access the levee area often; 
only but on a routine basis. Under normal conditions, we would expect that PG&E would be able 
to work with pedestrians on the trail and would be still able to carry out their normal 
maintenance as they have been. 
 
The actual easement has not been written as of the date of appraisal. The easement will be for 
construction, maintenance and use as a bicycle and pedestrian path on top of an existing levee. 
We understand that the use of the proposed easement may have a conflict with PG&E’s rights to 
access and maintenance of its facilities. After speaking with Mr. Fehr, we understand that the 
easement will be written so that the proposed use will not unduly conflict with PG&E’s right of 
access to and maintenance of its facilities and that PG&E will be allowed, as a safety issue, the 
continued right to close the trail or detour pedestrians at times when maintenance is needed. We 
conclude, then, that the impact of the proposed easement on PG&E’s property will be minor one.  
 
In summary, the proposed easement is to be located on one parcel in Redwood City of PG&E’s 
electric transmission corridor that is much larger than the parcel impacted by the proposed public 
access easement. The proposed easement is estimated at 21,999 square feet and is 12 feet wide 
and approximately 1,812 feet in length with an irregular section near the East Bayshore 
Boulevard frontage. It is irregular in shape, slightly winding from one end to the other. It will be 
improved as a bayside trail as part of the Bair Island Bay Trail.  
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ZONING AND GENERAL PLAN 
The entire property where the subject property is located is under the jurisdiction of Redwood 
City and is zoned TP, Tidal Plain District. The General Plan is Preservation Open Space. We 
have provided the reader with the TP zoning district regulations and land use discussion in the 
addendum of this report for reference.  
 
The subject property is located within the jurisdiction of the San Francisco Bay Conservation and 
Development Commission (BCDC), which restricts the use of wetlands within its jurisdiction. 
The current electrical transmission corridor use, according to the City of Redwood City, is a 
legal use that was “grandfathered-in” from an agreement that probably dating back to the 1930s.  
 
According to the TP zoning district, the purpose of the TP district is “To create a district for the 
marsh lands adjacent to San Francisco Bay and to permit certain types of development therein of 
a relatively temporary nature which can ultimately be replaced by permanent development under 
another more appropriate zoning district.”  
 
Permitted uses include agriculture, the extraction of chemicals from sea water by natural 
evaporation and extraction of oyster shells of other deposits from the San Francisco Bay and 
public parks and public recreation areas or facilities.  
 
There are additional permitted uses and conditional uses. These uses are delineated in the 
addendum and include commercial recreation, airports, driving ranges, sewage plants, radio, 
radar or television transmission or receiving facilities and public or quasi-public uses.  
 
The minimum lot size is five acres, the lot coverage is no more than 50 percent, no structure is to 
exceed 2.50 stories or 30 feet in height, whichever is greater. Front setback is 50 feet; side is 30 
feet and rear is also 30 feet. Other requirements concern a minimum pervious area and storm 
water requirements, delineated in the addendum.  
 
We have also provided the General Plan Land Uses Policies for Preservation, Open Space in the 
addendum. According to the General Plan, “The Preservation category applies to natural and 
other areas set aside to allow for:  
 

1. The protection and preservation of unique resources in Redwood City, including wildlife 
habitat, creeks, tidal marsh lands, protected hillsides, and geological formations.  
 

2. Opportunities for resource enhancement, including restoration of tidal and other wetlands 
and creeks.  
 

3. The preservation and management of locally available natural resources, including but 
not limited to timber, marine, wind, solar, and other types of resources.”  

 
“Allowed uses must be complementary to resource preservation, enhancement, and management, 
including low-intensity recreational facilities, such as hiking and biking and related 
improvements.” 
 
We spoke with the Redwood City Planning Department concerning the zoning and General Plan 
of the PG&E property. Most specifically, we spoke with the department concerning the current 
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utility corridor use. Again, the electrical transmission corridor use is a legal use that is 
“grandfathered-in.”  
 
 
HIGHEST AND BEST USE ANALYSIS 
Highest and best use, as used in this appraisal, is defined as follows: 
 

The reasonably probable and legal use of vacant land or an improved property, which is 
physically possible, appropriately supported, financially feasible, and that results in the 
highest value. 

 
Generally, a property’s highest and best use corresponds to the legal uses allowed by zoning for 
vacant land and to the existing use for improved properties, unless the improvements represent 
uneconomic uses of the land.  Evidence of the latter is generally indicated by similarly improved 
properties selling for essentially land value.   
 
For improved properties, the highest and best use is evaluated both as if vacant and as improved.  
If a use other than the existing improved use is determined to be the highest and best use of the 
site, the feasibility of demolishing the improvements and converting the site to an alternative use 
must be recognized in the analysis.   
 
The highest and best use of both the land as though vacant and the property as improved must 
meet four key tests.  The highest and best use must be: 
 

• Physically Possible 
• Legally Permissible 
• Financially Feasible 
• Maximally Productive   

 
These criteria are usually considered sequentially:  a use may be financially feasible, but this is 
irrelevant if it is physically impossible or legally prohibited.  Only when there is a reasonable 
possibility that one of the prior, unacceptable conditions can be changed is it appropriate to 
proceed with the next step in the analysis.  The area upon which the proposed easement purchase 
is located is a levee with a dirt trail; the remaining portion is improved with electrical towers and 
electrical power lines. Therefore the highest and best use analysis is as if vacant and as 
improved. 
 
Physically Possible:  The uses for which land or improved property can be put are related to its 
physical and locational characteristics, including size, shape, topography, available public 
utilities, street access, exposure to traffic patterns and overall functional utility.   
 
The PG&E property is primarily marsh land that has been improved with a dirt built-up levee 
and electrical towers with power lines. The area that is to be burdened with the proposed 
easement consists of the dirt built-up levee. Due to the nature of the marsh land, limited 
development can take place. We note, however, that the electrical transmission towers have been 
placed on concrete piers that have been sunk into the marsh land.   
 
Due to the existing marsh land, the development of the property is limited, and this would have 
an impact on what is physically possible. As if vacant, the subject would have very limited 
development. As improved, it is already an electrical transmission corridor. 
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Legally Permissible:  Private restrictions, building codes, zoning and other legal requirements 
potentially place restrictions on the highest and best use of the property.   
 
As noted in the zoning section of this report, the subject easement is located on a site that is 
zoned and General Planned for use as a tidal plain property or open space property. In addition, 
the subject property is an electrical power transmission corridor as well as being a portion of a 
much larger electrical power transmission corridor.  
 
The City of Redwood City, U.S. Army Corp of Engineers and the San Francisco Bay 
Conservation and Development Commission (BCDC) all have jurisdiction over the subject 
property. We spoke with the City and BCDC concerning the possible use of the entire property. 
As if vacant, there would be limited development potential; almost none. As improved, the 
electrical transmission corridor use is a legal use. Any change to the PG&E property, or a portion 
of the property, like the levee, would require approval.  
 
The City is currently applying to BCDC for the approval to improve the existing dirt trail; 
approval will be decided at some time in the future. As was noted in the discussion of the site, 
BCDC will encourage the least amount of change to the entire property and levee itself.  
 
We conclude that as if vacant, the subject property and levee would have extremely limited 
development potential, almost none. As improved, the current improvements are legal but any 
change would be restricted by BCDC. In essence, BCDC would like almost no change to the 
existing levee and property. 
 
Financially Feasible: The feasibility of improving or developing a site is directly tied to current 
market conditions and to construction and land costs.  The critical component to feasibility is 
demand for the property.   
 
As if vacant, the subject property could be utilized as wetlands mitigation land. The high 
watermark for wetlands sales that have taken place over the past ten years is in the $20,000-to-
$32,000-per-acre range.  
 
As improved, the PG&E property would be burdened by the current utility and levee use and the 
value would be less than that indicated by the sales price per acre range for wetlands sales. As 
improved, the subject property is a portion of a much larger electrical power transmission 
corridor used by PG&E.  
 
More importantly to the proposed easement being appraised is that the subject PG&E parcel is 
improved with three towers, electrical lines and built-up levee. BCDC is against the removal of 
the levee or even a major change to the levee, such as grading, removal of a large amount of 
natural vegetation and pavement of a hiking/bicycle trail. Since the levee cannot be removed, the 
subject land cannot be used for wetlands mitigation. The value of the land, as improved and 
burdened by the utility corridor use, then, is less than the value of wetlands used for mitigation, 
as if vacant. 
 
Maximally Productive:  The use for a property is maximally productive when it provides the 
highest net return to the land.  This test involves evaluating the various uses that meet the 
previous three tests to determine that use that generates the maximum value to the underlying 
land and the highest developer’s profit.   
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As if vacant, the subject land could have been used for wetlands mitigation and would have 
value as a wetlands property. As improved, the subject property is burdened by the current utility 
corridor use and levee and cannot be used for wetlands mitigation. The current improvements 
cannot and would not be removed. The maximally productive use is therefore the current use. 
 
Highest and Best Use:  Based on the analysis of the legal, physical and economic factors 
affecting development, the highest and best use is the current as improved use, an electrical 
transmission corridor.  
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SECTION III – VALUATION 
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APPROACH TO VALUATION 
The highest and best use of the entire PG&E property is as improved, an electrical transmission 
corridor as part of a larger electrical transmission corridor. The common method of easement 
valuation is to measure the burden placed upon the property interest as if the easement does not 
exist, utilizing the “before” and “after” method. In this case, we have taken into consideration the 
burden upon the fee as well as the burden upon the larger utility corridor held by PG&E.  
 
The approach to valuation, then, includes determining the highest and best use of the subject 
property as an operating utility corridor. Then we ask the question of whether the loss of the real 
property interest, the existing easement, unduly interferes with the operation of the electrical 
transmission corridor. If not, then the value is nominal; if yes, what are the reasonably probable 
uses that are impacted, and what, then, is the value of the impacts.  
 
The proposed public access trail does not unduly interfere with the electrical transmission 
function of the entire utility corridor or on the PG&E property itself. The use and function of the 
utility corridor does not change in the before or after condition. We have determined that the 
proposed public access easement does not unduly interfere with the operations of the electrical 
power transmission corridor. The impact is, therefore, nominal. 
 
In addition, we also considered the impact on the fee value of the PG&E property. As was noted 
earlier, the fee value of the subject would be less than the value of the property as wetlands 
mitigation because it cannot be used for wetlands mitigation. This is because of the current use 
and levee. We have estimated, and maintained in our files, the value of the property burdened by 
the use. We then estimated the burden of the proposed easement. The conclusion was less than 
the nominal value. Therefore, we will be valuing the property based upon the nominal value.  
 
 
VALUATION 
Based on information provided verbally and exhibits provided by the Redwood City Engineering 
Department, if that portion of the current utility corridor were burdened by the public access 
easement, there would be no interference with the existing electricity transmission operation.  
The corridor will continue to support the transmission of electricity if the easement in question 
were purchased by the City. That is, the loss of this portion of the dominant tenement results in 
no burden to PG&E’s electrical transmission corridor use on the subject property. In addition, the 
City of Redwood City would maintain the easement area; there is no additional expense to 
PG&E. The value of the easement area in question is nominal. 
 
While there in no defined marketplace for “nominal” value, nominal can be considered to be on 
the order of $250 to $2,500 per occurrence.  Considering the appraisal scope and the purpose and 
intended use of the appraisal, together with the estimated costs, legal, physical and location 
characteristics of the permanent easement to be acquired by the City of Redwood City in this 
corridor, the appropriate value of nominal in subject acquisition is estimated to be $1,000. 
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STATEMENT OF VALUE 
Based on our investigation and analysis, presented in the attached appraisal report and subject to 
the certifications and limiting conditions of this report, especially the Extraordinary Assumption 
that there are no matters of record that would impact value, the market value of the proposed 
easement, as of February 6, 2012, is  
 

ONE THOUSAND DOLLARS 
($1,000) 

 



A D D E N D U M 



SUBJECT PHOTOGRAPHS 



 
 

Closer view of the entrance to the PG&E Property from Bair Island Road 
 
 
 

 
 

Subject proposed easement area just past entrance area facing east 



EXHIBIT B: MIDDLE EASEMENT  
 

BAIR ISLAND BAY TRAIL 

















BAIR ISLAND BAY TRAIL IMPROVEMENT PROJECT 
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EDUCATION 
Bachelor of Arts from University of Southern California - Los Angeles   
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State of California “Certified-General” Appraiser, Certificate No. AG002635 
1991 President, South Bay Chapter of the Appraisal Institute 
1997-1998 President, San Jose Chapter of the American Society of Appraisers  
Licensed California Real Estate Broker, 00620637 
 
 
APPRAISAL ASSIGNMENTS 
Experience in appraising a variety of property types: 
 

Commercial: Office buildings; community and strip retail centers; medical 
buildings; and vacant land. 

 
Industrial: Light industrial; research and development; warehouses; 

condominiums; and vacant land. 
 

Residential: Apartments; condominiums; subdivisions; single-family dwellings; 
vacant land; mobile home parks; low income housing. 



ASSUMPTIONS AND LIMITING CONDITIONS 
 

 
The appraisal is subject to the following assumptions and limiting conditions: 
 
We believe the information furnished by others in this report to be reliable, but we assume no 
responsibility for its accuracy. 
 
The legal description furnished us is assumed to be correct.  We assume no responsibility for 
matters legal in character nor do we render any opinion as to the title, which is assumed to be 
good.  All existing liens and encumbrances have been disregarded and the property is appraised 
as though free and clear under responsible ownership and competent management. 
 
We have made no survey of the property and assume no responsibility in connection with such 
matters.  The sketch in this report is included to assist the reader to visualize the property.  Stable 
soil conditions are assumed.  Water and mineral rights have not been valued, unless noted. 
 
If this appraisal contains a valuation relating to a portion of a larger parcel of real estate, the 
value reported for such portion relates to the portion only.  It should not be construed as applying 
with equal validity to other portions of the larger parcel.   
 
Any structure(s) is assumed by the appraiser to have been constructed in accordance with 
applicable building code requirements.  Any use of the structure(s) is assumed to be in 
conformance with applicable zoning ordinances, unless otherwise noted in the appraisal.  No 
specific investigation of these issues has been undertaken by the appraiser.  It is recommended 
that the client secure appropriate legal opinions if these issues pose any concern. 
 
The Americans with Disabilities Act ("ADA") became effective January 26, 1992.  The 
appraisers have not made a specific compliance survey and analysis of this property to determine 
whether or not it is in conformity with the various detailed requirements of the ADA.  It is 
possible that a compliance survey of the property, together with a detailed analysis of the 
requirements of the ADA, could reveal that the property is not in compliance with one or more of 
the requirements of the Act.  If so, this fact could have a negative effect upon the value of the 
property.  Since the appraisers have no direct evidence relating to this issue, possible 
noncompliance with the requirements of ADA in estimating the value of the property has not 
been considered. 
 
Unless otherwise stated in this report, the existence of hazardous materials, which may or may 
not be present on the property, was not observed by the appraiser.  The appraiser has no 
knowledge of the existence of such materials on or in the property.  The appraiser is not qualified 
to detect such substances.  The presence of substances such as asbestos, urea-formaldehyde foam 
insulation, or other potentially hazardous materials may affect the value of the property.  The 
value estimate is predicated on the assumption that there is no such material on or in the property 
that would cause a loss in value.  No responsibility is assumed for any such conditions, or for any 
expertise or engineering knowledge required to discover them.  The client is urged to retain an 
expert in this field, if desired. 
 
This appraisal shall be used only for the function outlined in the attached report, unless expressly 
authorized by Hulberg & Associates, Inc.  The format and value reported may or may not be 
valid for other purposes. 
 
Distribution of this report is at the sole discretion of the client and we will make no distribution 
without the specific direction of the client.  
 



Assumptions and Limiting Conditions - (continued) 
 
 
It is your (the client’s) responsibility to read the report and to inform the appraiser of any errors 
or omissions of which you are aware, prior to utilizing the report or making it available to any 
third party. 
 
If the client provides copies of this report to third parties, the client shall ensure that the report is 
copied in its entirety. 
 
The liability of Hulberg & Associates, Inc., and its employees is limited to the client only and to 
the fee actually received by the appraiser (total per appraisal).  Any party who is not the "client" 
identified on the face of the appraisal or in the engagement letter is not entitled to rely upon the 
contents of the appraisal without the express written consent of Hulberg.  “Client” shall not 
include partners, co-owners, affiliates or relatives of the party named in the engagement letter. 
The client also agrees that in case of lawsuit arising from or in any way involving this appraisal 
assignment (brought by lender, partner or part owner in any form of ownership, tenancy or any 
other party), client will hold Hulberg & Associates and its employees harmless from and against 
any liability, loss, cost or expense incurred or suffered by appraiser in such action, regardless of 
its outcome. 
 
If this report is placed in the hands of anyone but the client, client shall make such party aware of 
all the assumptions and limiting conditions of the assignment.  The appraiser is in no way 
responsible for costs incurred to discover or correct any deficiencies of any type present in the 
property, physically, financially, and/or legally.   
 
The appraisers cannot be held responsible for unforeseeable events that alter market conditions 
prior to the effective date of any prospective value. 
 
This is a Summary Appraisal Report which is intended to comply with the reporting 
requirements set forth under Standards Rule 2-2(b) of the Uniform Standards of Professional 
Appraisal Practice for a Summary Appraisal Report.  As such, it presents only summary 
discussions of the data, reasoning, and analyses that were used in the appraisal process to 
develop the appraiser's opinion of value.  Supporting documentation concerning the data, 
reasoning, and analyses is retained in the appraiser's file.  The depth of discussion contained in 
this report is specific to the needs of the client and for the intended use.  The appraiser is not 
responsible for unauthorized use of this report. 
 
The value or values presented in this report are based on the premises outlined herein and are 
valid for the purpose stated. 
 
We were not provided with Preliminary Title Reports on the title of the property being appraised, 
and therefore, the report must include the assumption that there are no liens, encroachments, 
encumbrances, easements or clouds upon the title that would adversely impact the value and 
marketability of the subject property.   
 
We were not provided with a soils, environmental, or geotechnical report.  The appraisal 
therefore contains the assumption that there are no soils, environmental, or geological conditions 
that would adversely impact the marketability or value of the subject property. 
 
This appraisal report is based upon the Extraordinary Assumption that there are no matters of 
record that would impact value. 



 
CERTIFICATION OF APPRAISAL 

 
 
The undersigned does hereby certify that, except as otherwise noted in this appraisal report: 
 

1. I have no present or contemplated future interest in the real estate that is the subject of 
this appraisal. 

 
2. I have no personal interest or bias with respect to the subject matter of this appraisal 

report or the parties involved.  The appraisal has not been based on a requested minimum 
valuation, specific valuation or the approval of a loan. 

 
3. My compensation is not contingent upon the reporting of a predetermined value or 

direction in value that favors the cause of the client, the amount of the value estimate, the 
attainment of a stipulated result, or the occurrence of a subsequent event. 

 
4. To the best of my knowledge and belief, the statements of facts contained in this 

appraisal report are true and correct. 
 
5. 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. 

 
6. My analyses, opinions, and conclusions were developed, and this report has been 

prepared in conformity with the Code of Professional Ethics and Standards of 
Professional Conduct of the Appraisal Institute and the Uniform Standards of 
Professional Appraisal Practice of the Appraisal Foundation. 

 
7. Charles R. Marqueling, ASA, SRA, inspected the property.  Walter D. Carney, MAI, did 

not inspect the property but did contribute to the analysis and conclusions of the report. 
 

8. No one other than the undersigned prepared the analysis, conclusions, and opinions 
concerning real estate that are set forth in this appraisal report. 

 
9. Members of the Appraisal Institute are required to meet certain continuing education 

requirements.  As of the date of this report, Mr. Carney and Mr. Marqueling have 
completed the requirements of the continuing education program of the Appraisal 
Institute.  Mr. Marqueling has also completed the continuing education program of the 
American Society of Appraisers. 

 
10. I certify that the use of this report is subject to the requirements of the Appraisal Institute 

relating to review by its duly authorized representatives. 
 

11. I have performed no services, as an appraiser or in any other capacity, regarding the 
property that is the subject of this report within the three-year period immediately 
preceding acceptance of this assignment. 

 
 
 

_________________________________ _________________________________ 
Walter D. Carney, MAI   Charles R. Marqueling, ASA, SRA 
Certified-General Appraiser #AG003413 Certified-General Appraiser #AG002635 



PG&E Gas and Electric 
Advice Filing List 
General Order 96-B, Section IV 
 

 

AT&T Department of Water Resources North America Power Partners 
Alcantar & Kahl LLP Dept of General Services North Coast SolarResources 
Ameresco Douglass & Liddell Northern California Power Association 
Anderson & Poole Downey & Brand Occidental Energy Marketing, Inc. 
BART Duke Energy OnGrid Solar 
Barkovich & Yap, Inc. Economic Sciences Corporation Praxair 
Bartle Wells Associates Ellison Schneider & Harris LLP R. W. Beck & Associates  
Bloomberg Foster Farms RCS, Inc. 
Bloomberg New Energy Finance G. A. Krause & Assoc. Recurrent Energy 
Boston Properties GLJ Publications SCD Energy Solutions 
Braun Blaising McLaughlin, P.C. GenOn Energy, Inc. SCE 
Brookfield Renewable Power Goodin, MacBride, Squeri, Schlotz & 

Ritchie 
SMUD 

CA Bldg Industry Association Green Power Institute SPURR 
CLECA Law Office Hanna & Morton San Francisco Public Utilities Commission 
CSC Energy Services Hitachi Seattle City Light  
California Cotton Ginners & Growers Assn In House Energy Sempra Utilities 
California Energy Commission International Power Technology Sierra Pacific Power Company 
California League of Food Processors Intestate Gas Services, Inc. Silicon Valley Power 
California Public Utilities Commission Lawrence Berkeley National Lab Silo Energy LLC 
Calpine Los Angeles Dept of Water & Power Southern California Edison Company 
Cardinal Cogen Luce, Forward, Hamilton & Scripps LLP Spark Energy, L.P. 
Casner, Steve MAC Lighting Consulting Sun Light & Power 
Center for Biological Diversity MBMC, Inc. Sunrun Inc.  
Chris, King MRW & Associates Sunshine Design 
City of Palo Alto Manatt Phelps Phillips Sutherland, Asbill & Brennan 
City of Palo Alto Utilities Marin Energy Authority Tecogen, Inc. 
City of San Jose McKenzie & Associates Tiger Natural Gas, Inc. 
City of Santa Rosa Merced Irrigation District TransCanada 
Clean Energy Fuels Modesto Irrigation District Turlock Irrigation District 
Coast Economic Consulting Morgan Stanley United Cogen 
Commercial Energy Morrison & Foerster Utility Cost Management 
Consumer Federation of California Morrison & Foerster LLP  Utility Specialists 
Crossborder Energy NLine Energy, Inc. Verizon 
Davis Wright Tremaine LLP NRG West Wellhead Electric Company 
Day Carter Murphy NaturEner Western Manufactured Housing 

Communities Association (WMA) 
Defense Energy Support Center Norris & Wong Associates  eMeter Corporation 

 




