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PROPERTY DESCRIPTION 
3224 MARKET STREET, west side between 19TH and Clayton Streets.   Assessor’s Block 2704, Lot 040.  
The modified  Italianate,  one‐story‐over‐basement,  single‐family  residence  is designated  San  Francisco 
Landmark 79 under Article 10 of the Planning Code.  The building was constructed circa 1867 by Adam 
Miller as a residence  for his  family on  the same  lot on which  it  is  likely that he operated a dairy farm.  
The structure was subsequently  inhabited by Miller’s daughter Anna and her husband, Behrend  Joost, 
and was known as the Miller‐Joost house.  Based on information included in the 1975 Designation Report 
(attached),  it  appears  that  the  subject  building was  constructed  in  three  building  campaigns within  a 
short  time  frame, beginning as early as 1867.   The subject property  is zoned RH‐2  (Residential, House, 
Two‐Family) District and is in a 40‐X Height and Bulk District. 
 
PROJECT DESCRIPTION 
The proposed project includes interior alterations in order to accommodate a remodeled kitchen, a new 
stair  to  the  attic  space,  remodeled  bathrooms,  and  repair  to  interior  finishes.    In  addition,  exterior 
alterations include the following components: 

1. The  demolition  of  the  existing wash  house, which  is  currently  located  south  of  the  existing 
single‐family home on the subject property; 

2. An addition that measures approximately 380 square feet, located on the site of the existing wash 
house; 

3. The addition of roof skylights; 
4. The addition of a new roof deck, accessed from the existing attic through a hatch skylight door; 
5. Removal  of  an  existing  exterior  door  on  the  south  elevation  in  order  to  accommodate  the 

proposed horizontal  addition; 
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6. Removal of an existing window on  the south elevation  in order  to accommodate  the proposed 
horizontal addition; 

7. The  removal  of  an  existing window  on  the west  (rear)  elevation,  to  be  replaced with  a  new 
window with a sill height that matches the adjacent window; 

8. The addition of one new window and one new door to the exterior on the west (rear) elevation. 
 
OTHER ACTIONS REQUIRED 
None.  A Building Permit Application will be filed with the Department of Building Inspection, and the 
appropriate Planning Department public notification procedures will be followed. 
 
COMPLIANCE WITH THE PLANNING CODE PROVISIONS 
The proposed project is in compliance with all other provisions of the Planning Code.    
 
APPLICABLE PRESERVATION STANDARDS 
ARTICLE 10 
A Certificate of Appropriateness is required for any construction, alteration, removal, or demolition of a 
designated Landmark for which a City permit  is required.   In appraising a proposal for a Certificate of 
Appropriateness, the Historic Preservation Commission should consider the factors of architectural style, 
design, arrangement, texture, materials, color, and other pertinent factors.  Section 1006.7 of the Planning 
Code provides in relevant part as follows: 
 
The  proposed work  shall  be  appropriate  for  and  consistent with  the  effectuation  of  the  purposes  of 
Article 10. 
 
The proposed work shall be compatible with  the historic structure  in  terms of design, materials,  form, 
scale,  and  location.    The  proposed  project will  not  detract  from  the  site’s  architectural  character  as 
described  in  the designating ordinance.   For all of  the exterior and  interior work proposed, reasonable 
efforts  have  been made  to  preserve,  enhance  or  restore,  and  not  to  damage  or  destroy,  the  exterior 
architectural features of the subject property which contribute to its significance. 
 
THE SECRETARY OF THE INTERIOR’S STANDARDS 
Rehabilitation  is  the act or process of making possible a compatible use  for a property  through repair, 
alterations, and additions while preserving those portions or features that convey its historical, cultural, 
or architectural values. The Rehabilitation Standards provide, in relevant part(s): 
 
Standard 1. 
A property shall be used for its historic purpose or be placed in a new use that requires minimal change 
to the defining characteristics of the building and its site and environment.  
 
Standard 2. 
The historic character of a property shall be retained and preserved.  The removal of historic materials or 
alteration of features and spaces that characterize a property shall be avoided. 
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Standard 3. 
Each property will be recognized as a physical record of its time, place, and use.  Changes that create a 
false sense of historical development, such as adding conjectural features or elements from other historic 
properties, will not be undertaken. 
 
Standard 4. 
Most properties  change over  time;  those  changes  that have acquired historic  significance  in  their own 
right shall be retained and preserved. 
 
Standard 5.  
Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize 
a property shall be preserved.  
 
Standard 9.  
New  additions,  exterior  alterations,  or  related  new  construction  will  not  destroy  historic  materials, 
features,  and  spatial  relationships  that  characterize  the property. The new work will be differentiated 
from the old and will be compatible with the historic materials, features, size, scale and proportion, and 
massing to protect the integrity of the property and its environment. 
 
Standard 10. 
New additions and adjacent or  related new construction  shall be undertaken  in  such a manner  that  if 
removed  in  the  future,  the  essential  form  and  integrity  of  the  historic  property  and  its  environment 
would be unimpaired. 
 
PUBLIC/NEIGHBORHOOD INPUT 
The Department has received no public input on the project. 
 
ISSUES & OTHER CONSIDERATIONS 
None. 
 
STAFF ANAYLSIS 
Based on  the requirements of Article 10 and  the Secretary of  Interior’s Standards, staff has determined 
that the proposed work will not adversely impact the subject building.   
 
Staff  finds  that  the  proposed  exterior  alterations  will  not  detract  from  the  historic  character  of  the 
property and will not cause any significant removal or alteration of historic material, spaces or features 
which characterize the property.     
 
Staff finds that the proposed new horizontal addition, as well as the new roof deck, skylights, and new 
windows and door at the rear elevation will be sufficiently distinguished from the historic building and 
will be compatible with the character of the historic building in terms of scale, placement, and detailing.   
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Staff finds that the proposed demolition of the wash house would not result in a significant impact to the 
integrity of the subject property.  The proposed project does include the re‐use of the existing siding and 
one window from the wash house to be placed on the horizontal addition. 
 
Furthermore, staff finds that the essential form and integrity of the historic property and its environment 
would be unimpaired  if the proposed horizontal addition, roof deck, skylights and new openings were 
removed at a future date. 
 
ENVIRONMENTAL REVIEW STATUS 
The  Planning  Department  has  determined  that  the  proposed  project  is  exempt/excluded  from 
environmental  review,  pursuant  to  CEQA  Guideline  Section  15301  (Class  One‐Minor  Alteration  of 
Existing facility) because the project is a minor alteration of an existing structure and meets the Secretary 
of the Interior’s Standards.    
 
DRAFT MOTION FOR CONSIDERATION 
The  Historic  Preservation  Commission  hereby  GRANTS  the  Certificate  of  Appropriateness,  in 
conformance with  the architectural plans dated February 11, 2010 and  labeled Exhibit A on  file  in  the 
docket for Case No. 2010.0044A. 
 
Findings: 

 That  the proposed horizontal addition at  the south side of  the subject building will not detract 
from  the historic  character of  the property and will not  cause  result  in a  significant  impact  to 
historic material, spaces or features which characterize the property.   

 That the proposed horizontal addition will read as an addition, rather than as historic fabric, but 
will be compatible with the form, scale, details, and finishes of the subject building. 

 That  the  new window  and  door  proposed  for  the  rear  elevation will  not  be  visible  from  the 
public right‐of‐way, and will be consistent with the existing fenestration pattern.   

 That the proposed roof deck on the north side of the subject building will be constructed on an 
existing  flat  roof, and  that  the access  to  the deck  (via a  skylight hatch) and  the proposed new 
railing will be sufficiently set back  from  the  front building wall  that  the new roof deck will be 
minimally  visible  from  public  rights‐of‐way  and  will  not  impact  the  ability  of  the  subject 
property to convey its historic significance. 

 That the proposed skylights will be flat on the existing roofline in order to minimize the visual 
impact of the new openings from public rights‐of‐way. 

 That the proposed demolition of the existing wash house will not negatively impact the historic 
setting of the subject property. 

 That  the  proposal  respects  the  character‐defining  features  of  Landmark  79,  the Miller‐Joost 
House. 

For these reasons, the proposal overall, is appropriate for and consistent with the purposes of Article 10, 
meets the standards of Article 10, and the Secretary of Interior’s Standards for Rehabilitation. 
 
ATTACHMENTS 
Draft Motion  
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Photographs 
1976 Architectural Survey Photograph 
Here Today property citation 
1975 Landmark Designation for the Miller‐Joost House (Landmark 79). 
Sanborn Map 
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Hearing Date:  March 3, 2010 
Filing Date:  January 21, 2010 
Case No.:  2010.0044A 
Project Address:  3224 Market Street 
Historic District:  N/A 
Zoning:  RH‐2 (Residential, House, Two‐Family) 
  40‐X Height and Bulk District 
Block/Lot:  2704/ 040 
Applicant:  Michael Bauer and Emily He 
  2820 Balboa Street 
  San Francisco, CA  94121 
Staff Contact  Sophie Hayward ‐ (415) 558‐6372 
  sophie.hayward@sfgov.org 
Reviewed By   Tina Tam – (415) 558‐6325 
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ADOPTING FINDINGS FOR A CERTIFICATE OF APPROPRIATENESS FOR PROPOSED WORK 
DETERMINED  TO  BE  APPROPRIATE  FOR  AND  CONSISTENT  WITH  THE  PURPOSES  OF 
ARTICLE 10, TO MEET THE STANDARDS OF ARTICLE 10 AND TO MEET THE SECRETARY OF 
INTERIOR’S STANDARDS FOR REHABILITATION, FOR THE PROPERTY LOCATED ON LOT 040 
IN ASSESSOR’S BLOCK  2704, SAN  FRANCISCO LANDMARK NUMBER  79, WITHIN AN RH‐2 
(RESIDENTIAL, HOUSE, TWO‐FAMILY) ZONING DISTRICT, AND A 40‐X HEIGHT AND BULK 
DISTRICT. 
 
PREAMBLE 
WHEREAS, on  January  21,  2010, Michael Bauer  and Emily He  (Project Sponsors)  filed  an  application 
with  the  San  Francisco  Planning  Department  (hereinafter  “Department”)  for  a  Certificate  of 
Appropriateness  for exterior alterations  include  the demolition of  the existing wash house, an addition 
that measures approximately 380 square  feet,  the addition of roof skylights, the addition of a new roof 
deck accessed from the existing attic through a hatch skylight door, the removal of an existing exterior 
door on the south elevation in order to accommodate the proposed horizontal  addition, the removal of 
an existing window on  the south elevation  in order  to accommodate  the proposed horizontal addition, 
the replacement of an existing window on the rear elevation, and the addition of one new window and 
one  new  door  to  the  exterior  on  the  rear    elevation  on  the  subject  building  located  on  Lot  040  in 
Assessor’s Block 2704, San Francisco Landmark Number 79. 
 
WHEREAS,  the  Project  was  determined  by  the  Department  to  be  categorically  exempt  from 
environmental review.  The Historic Preservation Commission (hereinafter “Commission”) has reviewed 
and concurs with said determination. 
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WHEREAS, on March 3, 2010, the Commission conducted a duly noticed public hearing on the current 
project, Case No. 2010.0044A (“Project”) for its appropriateness. 
 
WHEREAS,  in  reviewing  the  Application,  the  Commission  has  had  available  for  its  review  and 
consideration  case  reports,  plans,  and  other  materials  pertaining  to  the  Project  contained  in  the 
Departmentʹs case files, has reviewed and heard testimony and received materials from interested parties 
during the public hearing on the Project. 
 
MOVED, that the Commission hereby grants the Certificate of Appropriateness, in conformance with the 
architectural  plans dated  February  11,  2010  and  labeled Exhibit A  on  file  in  the docket  for Case No. 
2010.0044A based on the following findings: 
 
FINDINGS 
Having reviewed all the materials  identified  in the recitals above and having heard oral testimony and 
arguments, this Commission finds, concludes, and determines as follows: 
 

1. The above recitals are accurate and also constitute findings of the Commission. 
 
2. Findings pursuant to Article 10: 

 
The Historical Preservation Commission has determined  that  the proposed work  is compatible 
with  the  character of  the  landmark  as described  in  the designation  report dated November  7, 
1975. 
 That  the  proposed  horizontal  addition  at  the  south  side  of  the  subject  building will  not 

detract  from  the historic character of  the property and will not cause result  in a significant 
impact to historic material, spaces or features which characterize the property.   

 That the proposed horizontal addition will read as an addition, rather than as historic fabric, 
but will be compatible with the form, scale, details, and finishes of the subject building. 

 That the new window and door proposed for the rear elevation will not be visible from the 
public right‐of‐way, and will be consistent with the existing fenestration pattern.   

 That the proposed roof deck on the north side of the subject building will be constructed on 
an existing flat roof, and that the access to the deck (via a skylight hatch) and the proposed 
new railing will be sufficiently set back from the front building wall that the new roof deck 
will be minimally visible  from public  rights‐of‐way  and will not  impact  the  ability of  the 
subject property to convey its historic significance. 

 That  the proposed  skylights will  be  flat  on  the  existing  roofline  in  order  to minimize  the 
visual impact of the new openings from public rights‐of‐way. 

 That  the  proposed  demolition  of  the  existing wash  house will  not  negatively  impact  the 
historic setting of the subject property. 

 That  the proposal respects  the character‐defining  features of Landmark 79,  the Miller‐Joost 
House. 
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 The  proposed  project  meets  the  following  Secretary  of  the  Interior’s  Standards  for 
Rehabilitation: 
 

Standard 1. 
A property shall be used for its historic purpose or be placed in a new use that requires minimal 
change to the defining characteristics of the building and its site and environment.  
 
Standard 2. 
The  historic  character  of  a  property  shall  be  retained  and  preserved.    The  removal  of  historic 
materials or alteration of features and spaces that characterize a property shall be avoided. 
 
Standard 3. 
Each property will be recognized as a physical record of  its  time, place, and use.   Changes  that 
create a false sense of historical development, such as adding conjectural features or elements from 
other historic properties, will not be undertaken. 
 
Standard 4. 
Most properties change over time; those changes that have acquired historic significance in their 
own right shall be retained and preserved. 
 
Standard 5.  
Distinctive  features,  finishes,  and  construction  techniques  or  examples  of  craftsmanship  that 
characterize a property shall be preserved.  
 
Standard 9.  
New  additions,  exterior  alterations,  or  related  new  construction  will  not  destroy  historic 
materials, features, and spatial relationships that characterize the property. The new work will be 
differentiated from the old and will be compatible with the historic materials, features, size, scale 
and proportion, and massing to protect the integrity of the property and its environment. 
 
Standard 10. 
New additions and adjacent or  related new construction  shall be undertaken  in such a manner 
that  if  removed  in  the  future,  the  essential  form  and  integrity  of  the  historic  property  and  its 
environment would be unimpaired. 
 

3. General  Plan  Compliance.    The  proposed  Certificate  of  Appropriateness  is,  on  balance, 
consistent with the following Objectives and Policies of the General Plan: 

 
I.  URBAN DESIGN ELEMENT 
THE URBAN DESIGN ELEMENT CONCERNS THE PHYSICAL CHARACTER AND ORDER 
OF THE CITY, AND THE RELATIONSHIP BETWEEN PEOPLE AND THEIR ENVIRONMENT. 
 
 
 
GOALS 
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The Urban Design Element  is concerned both with development and with preservation. It  is a concerted 
effort  to  recognize  the  positive  attributes  of  the  city,  to  enhance  and  conserve  those  attributes,  and  to 
improve  the  living  environment where  it  is  less  than  satisfactory. The Plan  is a definition of quality,  a 
definition based upon human needs. 
 
OBJECTIVE 1  
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS 
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION. 
 
POLICY 1.3 
Recognize that buildings, when seen together, produce a total effect that characterizes the city and its 
districts. 
 
OBJECTIVE 2 
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY 
WITH THE PAST, AND FREEDOM FROM OVERCROWDING. 
 
POLICY 2.4 
Preserve notable landmarks and areas of historic, architectural or aesthetic value, and promote the 
preservation of other buildings and features that provide continuity with past development. 
 
POLICY 2.5 
Use care in remodeling of older buildings, in order to enhance rather than weaken the original character of 
such buildings. 
 
POLICY 2.7 
Recognize and protect outstanding and unique areas that contribute in an extraordinary degree to San 
Franciscoʹs visual form and character. 
 
The goal of a Certificate of Appropriateness  is  to provide additional oversight  for buildings and districts 
that  are  architecturally  or  culturally  significant  to  the  City  in  order  to  protect  the  qualities  that  are 
associated with that significance.    
 
The proposed project qualifies for a Certificate of Appropriateness and therefore furthers these policies and 
objectives  by  maintaining  and  preserving  the  character‐defining  features  of  the  Miller‐Joost  House 
(Landmark No. 79) for the future enjoyment and education of San Francisco residents and visitors.   

 
4. The proposed project is generally consistent with the eight General Plan priority policies set forth 

in Section 101.1 in that: 
 
A) The  existing neighborhood‐serving  retail uses will be preserved  and  enhanced  and  future 

opportunities  for  resident  employment  in  and  ownership  of  such  businesses  will  be 
enhanced: 
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The proposed project  includes  alterations  to  a  single‐family home and will not have any  impact on 
neighborhood serving retail uses. 

 
B) The existing housing and neighborhood character will be conserved and protected  in order 

to preserve the cultural and economic diversity of our neighborhoods: 
 
  The  proposed  project  will  strengthen  neighborhood  character  by  respecting  the  character‐defining 

features  of Miller‐Joost  House  (Landmark  Number  79)  in  a  manner  that  is  consistent  with  the 
Secretary of the Interior’s Standards and Guidelines for the Treatment of Historic Properties. 

 
C) The City’s supply of affordable housing will be preserved and enhanced: 
 
  The proposed project will have no impact to housing supply. 
 
D) The  commuter  traffic will  not  impede MUNI  transit  service  or  overburden  our  streets  or 

neighborhood parking: 
 

The  proposed  project  will  not  result  in  commuter  traffic  impeding  MUNI  transit  service  or 
overburdening the streets or neighborhood parking. 

 
E) A diverse economic base will be maintained by protecting our industrial and service sectors 

from  displacement  due  to  commercial  office  development.  And  future  opportunities  for 
resident employment and ownership in these sectors will be enhanced: 

 
The proposed project will not have any impact on industrial and service sector jobs. 

 
F) The City will achieve the greatest possible preparedness to protect against injury and loss of 

life in an earthquake. 
 
  Preparedness against injury and loss of life in an earthquake is unaffected by the proposed work. Any 

construction or alteration associated will be executed  in compliance with all applicable construction 
and safety measures. 

 
G) That landmark and historic buildings will be preserved: 
 
  The proposed project is in conformance with Article 10 of the Planning Code and the Secretary of the 

Interior’s Standard and Guidelines for the Treatment of Historic Properties. 
 
H) Parks  and  open  space  and  their  access  to  sunlight  and  vistas  will  be  protected  from 

development: 
 
  The proposed project will not impact access to sunlight or vistas for parks and open space. 
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5. For  these  reasons,  the proposal overall,  is appropriate  for and consistent with  the purposes of 
Article  10,  meets  the  standards  of  Article  10,  and  the  Secretary  of  Interior’s  Standards  for 
Rehabilitation. 

. 
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DECISION 

That based upon  the Record,  the  submissions by  the Applicant,  the  staff of  the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written  materials  submitted  by  all  parties,  the  Commission  hereby  GRANTS  Certificate  of 
Appropriateness  No.  2010.0044A  attached  hereto  as  “EXHIBIT  A”  which  is  incorporated  herein  by 
reference as though fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION:   APPEAL:   Any aggrieved person may appeal  this 
Motion to the Board of Appeals within fifteen (15) days after the date of this Motion No. XXXXX. The 
effective date of this Motion shall be the date of this Motion.  For further information, please contact 
the Board of Appeals in person at 1650 Mission Street, (Room 304) or call 575‐6880. 
 
 
I hereby certify that the Historical Preservation Commission ADOPTED the foregoing Motion on March 
3, 2010. 
 
Linda D. Avery 
Commission Secretary 
 
 
 
AYES:    
 
NAYS:     
 
ABSENT:    
 
ADOPTED:  March 3, 2010 



*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.
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1A. SITE CONTEXT

ASSESSOR’S INFORMATION:

Block: 2704
Lot: 040
Address: 3224-3224A Market Street
 San Francisco, CA 94114
Zoning Code: RH2  
Year Built: Unknown.  Cited as 1867 in the final case report of  the  
  Landmark Preservation Advising Board dated June 18th,  
 1975

3224-3224A Market St.

Assessor’s Map, 2009

Aerial, 2009.  Source: Google Earth
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The Miller-Joost House is located at 3224 Market Street in the Upper Market area of San Francisco. The house was built as a suburban residence in 
the western end of Eureka Valley (The Castro). The property is one of the more sizeable parcels in the area and is located where Market Street curves 
around and re-orients in a north-south direction.

This area of San Francisco was originally developed as farmland. By the late 1800s, the area had been developed by working class residents and had 
suburban characteristics with single-family homes that had generous yards. After the 1906 earthquake, the neighborhood became a refuge when the 
“the self-suffi cient neighborhood district provided vegetables, milk, water, and shelter for San Francisco refugees.”1  The area soon became populated 
by campgrounds that later developed into a densely populated neighborhood. 

The neighborhood immediately surrounding the property is now made up of three to four story residential buildings that includes apartment build-
ings as well as single and two-family residences. Contemporary, three-story apartment buildings abut the property on the south side. Just north of the 
property along Market Street is a park-like setting created by an undeveloped lot and the yards of the properties that stretch from Corbett Avenue to 
Market Street.  A mural is painted on the retaining wall just north of the Miller-Joost House along Market Street.  The two and three story buildings 
across Market Street were built in the early 1900s in a mixture of historical revival styles.

1) Source: Duenwald, Mary. “Noe & Eureka Valleys.” Pacifi c. June 1980. p. 11
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1B. VICINITY PHOTOS
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1. Looking south on Market St. towards Miller-Joost House 2. Looking south on Market St. Towards Miller-Joost House 3. Looking north on Market St. towards Miller-Joost House

4. Looking west across Market St. towards Miller-Joost House

5. Looking east across Market St. from Miller-Joost House Site Map
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1C. BUILDING CONTEXT

EXISTING CONDITIONS PROPOSED PROJECT

Existing building, from Market Street, 2010.  Source: Page & TurnbullMiller-Joost House, 1890’s. Source: Unknown Rendered image showing proposed addition.

HISTORIC CONTEXT

The Miller-Joost House is located at 3224 Market Street and occupies one 
of the largest parcels in the Upper Market area of San Francisco. The date 
of its construction is unknown; however, the Final Case Report produced 
for the Landmark Designation notes that the construction of the central 
portion of the house could be as early as 1867. The Offi ce of the Assessor-
Record lists the house as built in 1900. The property is City Landmark 
Number 79, designated in 1975. 

The Miller-Joost House is noted in the Final Case Report for its Italianate 
infl uence style and for its construction as a separate structure, not typical 
of San Francisco houses. The wood-framed house is fi nished with horizon-
tal wood siding. The windows are notable for their wood detailing which 
include wood panels and heavy cornices as well as wood tabs below the 
sills. The central portion of the house was originally built with a deck roof 
surmounted by a decorative wood rail (later replaced with a metal rail). The 
roof is articulated with a gable that faces Market Street. The house was en-
larged with two additions that fl ank the original construction. The additions 
have a fl at roof with a parapet capped by a heavy cornice. 

The site originally included a barn and a windmill which were later re-
moved. The property currently has a wash house, a garden shed and a guest 
cottage.

The exterior of the Miller-Joost House retains a high degree of 
integrity and is generally in good condition. Although only the central 
portion of the house is original, the fl anking additions have acquired sig-
nifi cance in their own right. The four elevations remain largely intact and 
unchanged from their original construction. 

Alterations to the property include the following:

- The center bay of windows facing Market Street was replaced with  
 a window that is compatible but not a replica of the original.
- Both the house and the wash house were structurally upgraded.   
 Both received a new foundation.
- The deck roof originally had a wood rail that was replaced with a  
 metal rail.
- The windows and doors of the wash house were replaced. The
 replacements were installed in different locations then the 
 originals.
- The shed roof of the wash house is hidden behind a non-original
 parapet roof.
- The fi nish material of the roof (asphalt) is not original.

The original bucolic character of the site still exists although the site suffers 
from deferred maintenance. The garden shed and wash house remain al-
though the garden shed was moved from its original location and it appears 
that the wash house was reoriented. A guest cottage has been added to the 
site. The cottage is in keeping with the architectural character of the house.

Proposed interior improvements for the house include an interior relocation 
of the stairs. The kitchen and bathrooms will be remodeled and fi nishes will 
be repaired as required. Existing interior walls will largely be retained in 
order to preserve as much historic fabric as possible.

At the exterior, the addition of a master bedroom suite is proposed to be 
located at the southwest corner of the house. This location is signifi cantly 
set back from the front of the house and is not highly visible from Market 
Street. The addition will result in the removal of some existing windows 
and one door. The existing bathroom window will be replaced with a new 
opening to connect the new master bedroom with the rest of the house. 
The addition will incorporate both the siding (on the east façade) and an 
original window from the wash house. The new addition will be clad with 
horizontal wood siding that is one-half the interval of the original siding 
(at the north, south and west facades) and is thus distinct from the siding 
of the original house. Replacement windows will be the same width as the 
existing. A new door and window are also proposed for the west façade. 
The new door and window will be similar to the existing but will include 
simplifi ed details to distinguish them from the historic fabric. No changes 
are proposed for the north façade and east (primary) façade.

New skylights are proposed for the roof to bring light into the attic. The 
new skylights will match the slope of the roof so that the roof massing 
will not be impacted. A new roof deck and guardrail are planned above the 
northernmost fl at roof area. The new guardrail will be of wood construction 
and be simply detailed. Visibility of this new element from Market Street is 
minimal because of the elevated grade of the house.
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2. HISTORIC PHOTOS

Southeast Elevation : 1960’s

Southeast Elevation : 1920’s

Northeast Elevation: 1890’s
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3. EAST FACADE: EXISTING CONDITIONS

East Elevation

Detail of  East ElevationEast Elevation Windows

East Elevation East Elevation
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3. SOUTH ELEVATION & WASH HOUSE: EXISTING CONDITIONS

South Elevation Wash House

South Elevation Wash House and South Elevation Wash House and South Elevation
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Retained Existing Element

New Element

2002 WASH HOUSE ALTERATIONS

FLOOR PLAN 
Not to Scale

WALL DETAIL
Not to scale

Though part of the property since the 1890s, the wash house has been substantially 
altered over time. The wash house originally had a shed roof that is now obscured by a 
parapet. A comparison of old photographs with new, indicate that the wash house may 
have also been moved from its original location. Repairs in 2002 completely replaced 
the existing foundation and one original window. The existing siding was removed and 
reinstalled in order to install new plywood sheathing. New stud framing was constructed 
at the south and west walls. These diagrams illustrate the changes. 

The new addition will result in the removal of the wash house. The siding will be 
salvaged and reused at the east elevation. The remaining original west window will be 
salvaged and reused in the east elevation as well.
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3. NORTH ELEVATION: EXISTING CONDITIONS

Detail 1

North Elevation

View of  existing hotel tower from Sacramento & Powell streets, 
looking west

Northwest Elevation

Northwest Elevation
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3. WEST ELEVATION: EXISTING CONDITIONS

West Elevation West Elevation

West Elevation Roof  Detail
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4. DRAWINGS: EXISTING CONDITIONS & PROPOSED

Site
Existing Plan
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Site
Proposed Plan



Demolition

New Wall
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Basement
Existing Plan



Demolition

New Wall
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Basement
Proposed Plan



Demolition

New Wall
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First Floor
Existing Plan

Demolition

New Wall



Demolition

New Wall
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First Floor
Proposed Plan

Demolition

New Wall



Demolition

New Wall
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Attic
Existing Plan



Demolition

New Wall
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Attic
Proposed Plan



Demolition

New Wall
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Roof
Existing Plan



Demolition

New Wall

CERTIFICATE OF APPROPRIATENESS  MILLER-JOOST HOUSE
  SAN FRANCISCO, CALIFORNIA

REVISED FEBRUARY 11, 2010  PAGE & TURNBULL, INC.
 - 21 -

Roof
Proposed Plan
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Existing East Elevation
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Proposed East Elevation
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Existing South Elevation

Proposed South Elevation
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Proposed West Elevation

Existing West Elevation
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Existing North Elevation

Proposed North Elevation



















 REVISED: February 11, 2010  

08787.028.1270236v1 

CCIITTYY  AANNDD  CCOOUUNNTTYY  OOFF  SSAANN  FFRRAANNCCIISSCCOO  PPLLAANNNNIINNGG  DDEEPPAARRTTMMEENNTT  
  

CCEERRTTIIFFIICCAATTEE  OOFF  AAPPPPRROOPPRRIIAATTEENNEESSSS  AAPPPPLLIICCAATTIIOONN  FFOORRMM  
 

Per Article 10 of the San Francisco Planning Code, a Certificate of Appropriateness 
authorization (C of A) is required for alterations to designated City Landmarks and Historic 
Districts, including: 
� Any construction, alteration, removal or demolition  of a structure or any work involving a 

sign, awning, marquee, canopy, mural, or other appe ndage, for which a City permit is 
required, on a Landmark site or in an Historic Dist rict;  

� Exterior changes in an Historic District visible fr om a public street or other public place, 
where the designating ordinance requires approval o f such changes pursuant to the 
provisions of Article 10; and  

� The addition of a mural to any Landmark or contribu tory structure in an Historic District, 
which is not owned by the City or located on proper ty owned by the City, regardless of 
whether or not a City permit is required for the mu ral.  

 
Members of the public may determine whether a C of A is required by contacting the Planning 
Information Counter (PIC) on the first floor of 166 0 Mission Street at 415-558-6377. If a C of A is 
required, an application is available at the PIC. I f the PIC is unable to determine whether a C of A 
is required, it is recommended that applicants eith er request a written determination from the 
Zoning Administrator (by a letter outlining the pro posed work/project, call the PIC for the fee) or 
by requesting a Project Review meeting with Preserv ation Staff (by calling 558-6300, also call 
the PIC for fee). 
 
 
REQUIREMENTS AND ATTACHMENTS  
The intent of this application is to provide Staff and the Landmarks Preservation Advisory 
Board (Landmarks Board) with sufficient information  to understand and review the proposal. 
Receipt of the application and the accompanying mat erials by the Planning Department 
(Department) shall only serve the purpose of establ ishing a Planning Department file for the 
proposed project. After the file is established, De partment Staff will review the application to 
determine whether the application is complete or wh ether additional information is required in 
order for the Landmarks Board to make a recommendat ion on the proposal. EIGHTEEN COPIES 
OF PLANS AND COLOR PHOTOGRAPHS IN REDUCED SETS (8½”  x 14” OR 11” x 17”) WILL BE 
REQUIRED A WEEK BEFORE THE SCHEDULED HEARING. If th e application is for a demolition, 
additional information not listed here may be requi red.  
 
THE APPLICATION MUST BE FILED WITH THE FOLLOWING MA TERIALS : 
� One original signed and completed application form 
� A check payable to the Planning Department for the initial fee, based on construction 

costs of project (Note: additional time and materia ls charges will be billed if Staff time 
exceeds the initial fee paid) 

� One original Letter of Authorization by property ow ner(s) for agent(s) of owners 
� One full set of architectural plans showing existin g conditions and proposed scope of 

work. All plans must show: existing to remain, exis ting to be removed, new construction, 
existing and proposed materials, project name and a ddress, title of drawing, scale, date, 
and drawing number 

 
All plans shall include: 
� Site Plan at 1/8” scale     
� Floor Plans at 1/4” scale 
� Elevations at 1/4" scale 
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� Section(s) at 1/4” scale 
� Detail drawings at 1/2” scale 

 
� Current photographs and historic photographs (if po ssible) 
� Specifications (for cleaning, repair, etc.) 
� Product cut sheets for new elements (including wind ows, doors, etc.) 
� Two sets of adhesive back mailing labels addressed to the property owner, applicant, 

architect, etc., for Planning Department use to sen d hearing agenda and final C of A 
 
 
STANDARDS FOR REVIEW OF APPLICATIONS  
Planning Code Section 1006.7 spells out the standar ds that the Landmarks Board, the Planning 
Department and the Planning Commission must use in giving their recommendations (in the 
case of the Landmarks Board) and in making decision s (in the case of the Planning Department 
and Planning Commission). Section 1006.7 additional ly states that projects in historic districts 
be compatible with the character of the district as  described in the designating ordinance for 
that district. Within the Appendices in Article 10 for each Historic District, review standards are 
outlined in Section 7, “Additional Provisions for C ertificates of Appropriateness.” 
 
The Landmarks Board and the Planning Department, as  a policy, also use The Secretary of the 
Interior’s Standards for the Treatment of Historic Properties  as an additional evaluative 
standard. 
 
All actions taken by the Planning Department and th e Planning Commission must additionally 
comply with all other aspects of San Francisco’s Pl anning Code and General Plan. 
 
 
SCHEDULED HEARINGS 
The Landmarks Board meets the first and third Wedne sdays of each month in Room 400 of City 
Hall. For information on the Landmarks Board calend ar and agenda items, please call the 
Landmarks Board Recording Secretary at 415-558-6266  after 3:00pm on the Friday preceding 
the regularly scheduled hearing. 
 
 
PROCEDURES FOR FILING THIS APPLICATION  
To file this application, contact the Intake Coordi nator at 415-558-6300. 
 
After the intake, applications will be reviewed by Staff for completeness. If determined complete 
and Code-complying, the Project will be scheduled f or a Landmarks Board hearing within 60 
days. 
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A. OWNER/PROJECT SPONSOR INFORMATION 
 
 
Property Owner’s Name: Michael Bauer & Emily He 
 
Address:         2820 Balboa Street 

San Francisco, CA 94121  Telephone: 650-759-0543 
 
Applicant’s Name: Michael Bauer & Emily He 
 
Address:        2820 Balboa Street 

San Francisco, CA 94121  Telephone: 650-759-0543 
Primary Contact for Project Information: Elisa Skaggs, Page & Turnbull 
 
Address: 100 Sansome, Ste. 200, San Francisco, CA 94108 Telephone: (415) 593-3224 
 
Fax Number: (415) 362-5560   Original File Date: January 21, 2010 
        
 
Email: skaggs@page-turnbull.com 
 
B. PROJECT INFORMATION 
 
 
Address of Project: 3224 – 3224A Market Street, San Francisco, CA 94114 
 
Cross Streets: 19th Street 
 
Complete if applicable :   
Building Permit Application (BPA) No.:___N/A ________________________________________ 
 
BPA File Date:__N/A _____________________________ 
 
 
C. APPLICANT’S AFFIDAVIT 
 
 
Under penalty of perjury, I, the applicant, declare  that I am the owner or authorized agent of the 
owner(s) of this property, and that the information  presented is true and correct to the best of 
my knowledge. 
 
Signed: ____________________________________ 
 

Michael Bauer, Owner  
 (Print Name of Applicant in Full) 
 

Date:  ____________________________________ 
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D. ENVIRONMENTAL DETERMINATION (To be filled out by  Preservation Technical Specialist 
during application intake) 
 
 
Determination:___________________________________ 

 
E. ZONING CLASSIFICATION / HISTORIC RATINGS 
 
 
Assessor’s Block/Lot: 2704/040 
 
Zoning District: RH2 Height/Bulk: 40-X 
 
Landmark No. & Name: #79, Miller-Joost House   Historic District: No 
 
Article 11 Category: N/A Conservation District:  No 
 
1976 AS Survey Rating:  4 Here Today Page:  p. 130 (Photo 128-129) 
 
Heritage Rating: Not Evaluated or Rated by Heritage  Other Surveys: No 
 
F. PROJECT DESCRIPTION 
 

□ Alteration         ���� Addition            □ New Construction                       □ Demolition 
 
Present/Previous Use: Residential Proposed Use: Residential  
 
Describe proposed scope of work:  

Scope of work at 3224 Market Street includes the following:   

Interior: 

1. Interior reconfiguration to accommodate a new code compliant stair. 

2. Kitchen remodel. 

3. Bathrooms will be remodeled. 

4. Repair of interior finishes as required. 

Exterior: 

1. New addition to accommodate a new master bedroom and bath at the southwest corner of the house. 

2. Removal of the wash house located on the south side of the house. The existing siding and historic window 

will be salvaged and reused in the new master bedroom addition. 

3. Roof: 

a. Addition of new skylights. 

b. New rooftop patio and rail. 

4. South Elevation:  

a. Removal and infill of existing exterior door. 

b. Removal of existing window. Window will be replaced with a new opening that connects the addition 

of the new master bedroom to the rest of the house. 
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5. West Elevation:  

a. Removal of an existing window to accommodate a new window with a sill height to match the adjacent 

window. 

b. Removal of two existing windows at the new kitchen to accommodate the kitchen counter. 

c. Addition of one new window and one new door. 

 

Describe existing features and materials to be remo ved: 

See the drawings and Certificate of Appropriateness package submitted as part of the appendix to this revised 

application for additional information. 

1. The wash house located next to the southern side of the house will be removed. The wash house is not noted 

in the Landmark Ordinance or the Landmarks Advisory Group Case report. The wash house was substantially 

altered in 2002 when it received a new foundation and a window and door were replaced. New wood framing 

at the south and west walls were added in 2002 as well as new beadboard sheathing at the interior walls of 

the wash house. The wash house originally had a shed roof which was hidden from view when the existing 

parapet was installed. It is not known when the parapet was added. 

2. Four windows will be removed. The windows are located along the south and west elevations and are not 

visible from Market Street. 

3. One door located on the south elevation will be removed. The door is not visible from Market Street. 

 
 

Note: Attach continuation sheets, if necessary. 
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G. COMPLIANCE WITH APPLICABLE PLANNING CODE PRESERV ATION STANDARDS 
 
In reviewing applications for Certificates of Appro priateness, the Landmarks Board will 
consider whether the proposed work would be appropr iate for and consistent with the purpose 
of Article 10 of the Planning Code. Please describe  below how the proposed work would 
preserve, enhance, or restore, and not damage or de stroy, the building’s exterior architectural 
features:   
 

The Landmarks Preservation Advisory Board’s Final Case Report calls out certain features that 

contribute to the historic character of the Miller-Joost House. These include: 

• Free-standing structure built as a suburban residence 

• Sloping roof over central section with flat-roofed side additions 

• Double-hung wood windows with an Italianate influence. Note: The windows vary in detail 

according to the time of construction. Decorative details include: 

o Decorative wood panels with a diamond motif above the upper sash 

o Arched upper sashes 

o Wood cornices above the windows 

o Wood tabs below the sills 

• Bays on the east and north facades are articulated with elongated windows 

• Front entry is marked by a deep cornice supported by heavy wood brackets. The entry has 

wood panel door with an oval window. 

The proposed project aims to preserve those elements recognized as character-defining in order to 

maintain the historic integrity of the landmark. The proposed project includes construction of a new 

addition to accommodate a new master bedroom. The new bedroom addition will be located at the 

southwest side of the house and will not be readily visible from Market Street. The addition will result in 

minimal loss of historic fabric. 

 

 

 
This question applies to proposed work in historic districts only . Describe how the proposed 
project is compatible with the character of the per tinent historic district described in the 
specific appendix to Article 10 of the Planning Cod e. (Appendices B through K of Article 10 
provide in-depth information on each of the individ ual historic districts, describing their unique 
features and particular standards for review within  the district.) 
 
Not Applicable. 
 
Note: Attach continuation sheets, if necessary. 
 



Certificate of Appropriateness Application—Page 7 
 REVISED: February 11, 2010 

 

08787.028.1270236v1 

H. COMPLIANCE WITH THE SECRETARY OF THE INTERIOR’S STANDARDS (STANDARD S) FOR 
THE REHABILIATION OF HISTORIC PROPERTIES 
 
Please describe how the proposed project meets the following 10 rehabilitation Standards. 
Please respond to each statement as completely as p ossible (i.e. give reasons as to how  and 
why  the project meets the Standards rather than merely  concluding that it does so).  
 
1.  The property will be used as it was historicall y or be given a new use that requires minimal 
change to its distinctive materials, features, spac es, and spatial relationships: 
 
The proposed project will not involve a change in the use of the historic Miller-Joost House, which will 

continue to be used as a residence. There will be minimal change to the house’s distinctive materials, 

features, spaces and spatial relationships. The landmark house will be used as it was historically, 

consistent with this standard.   

 
2.  The historic character of a property will be re tained and preserved. The removal of distinctive 
materials or alteration of features, spaces, and sp atial relationships that characterize the 
property will be avoided: 
 
The historic character of the Miller-Joost House will be retained and preserved.  The removal of 

distinctive materials or alterations to character-defining features, spaces, and spatial relationships will 

be largely avoided.  

North Façade: There are no proposed changes at the north façade. 

East Façade: There are no proposed changes at the east façade. Note: The east façade is the primary 

façade of the Miller-House and faces Market Street. 

A new addition will be located at the southwest side of the Miller-Joost House and will minimally impact 

both these façades. Neither the south nor the west facades are primary elevations. The west façade is 

not visible from Market Street. The south façade is only minimally visible as its view is obstructed by a 

tree and an adjacent apartment building. 

South Façade: The addition will result in the removal and infill of an existing exterior door that currently 

opens out to a side yard and leads to a wash house. The scope of work also includes the removal of a 

small bathroom window which will be replaced with a new opening that will connect the house to the 

new addition.  

West Façade: Changes at the west façade will include the removal of an existing window to 

accommodate a new window with a sill height to match an adjacent window. Two more windows will be 

removed and replaced with similar windows that have a sill height that will accommodate the kitchen 

counter at the interior. All replacement windows will be similar to the existing windows. The proposed 

scope of work also includes the addition of a new window and a new door. The new windows will be 

double hung wood windows that incorporate details similar to but differentiated from the historic 

windows.  
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The new door and new windows will be installed in a way that will remove as little historic fabric as 

possible. The proportion and size of the new windows, including height and width, will be similar to the 

original windows.  

 

Wash House: The wash house located at the south side of the property will be removed to allow for the 

new bedroom addition. The wood siding and remaining original window will be salvaged and reused in 

the new bedroom addition,  

 

The wash house was extensively altered in 2002. The alterations included a new foundation and 

strengthening of the exterior walls. The original door and a window were also replaced with new. The 

door is not installed in its original location. Prior to the 2002 alterations, a new parapet roof replaced the 

original shed roof which is now currently hidden behind the parapet. The wash house is not noted in the 

Final Case Report of the landmark designation. Other outbuildings on the property will be retained.  

 

Proposed alterations to historic fabric are minimal, are restricted to secondary facades, and will not 

diminish the historic character of the property.  Thus, the proposed alterations to the historic Miller-

Joost House are in substantial compliance with Standard 2. 

 

3.  Each property will be recognized as a physical record of its time, place and use. Changes 
that create a false sense of historical development , such as adding conjectural features or 
elements from other historic properties, will not b e undertaken: 
 
The Miller-Joost House will be recognized as a physical record of its time, place, and use and no 

changes are proposed that would create a false sense of historical development. The proposed project 

includes a new addition to be located at the southwest side of the house. The new addition will be 

subtly differentiated from the historic house through simplified detailing and will not create a false sense 

of historical development. Changes to the historic Miller-Joost House will be in keeping with the historic 

character of the building. Thus, the proposed project will be in compliance with Standard 3. 

 
4.  Changes to a property that have acquired histor ic significance in their own right will be 
retained and preserved: 
 
The additions that flank the central portion of the house have acquired significance in their own right.  

These will be retained and preserved. The project as proposed will be in compliance with Standard 4. 
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5.  Distinctive materials, features, finishes, and construction techniques or examples of fine 
craftsmanship that characterize a property will be preserved: 
 
Distinctive materials, features, finishes, and construction techniques at the exterior of the historic Miller-

Joost House will be retained and preserved as part of the proposed project.  All work will be conducted 

under the supervision of a conservator or historic preservation specialist to ensure that the character-

defining features of the house are not disturbed or damaged during rehabilitation.  The only features to 

be removed are those described in Standard 2. Thus, the proposed exterior work will meet Standard 5. 

 
6.  Deteriorated historic features will be repaired  rather than replaced. Where the severity of 
deterioration requires replacement of a distinctive  feature, the new feature will match the old in 
design, color, texture, and, where possible, materi als. Replacement of missing features will be 
substantiated by documentary and physical evidence:  
 
The Miller-Joost House exterior appears to be in fair to good condition. Where it is determined that 

repairs are required, Standard 6 will be followed. If the feature in question has severe deterioration, it 

will be replaced, and the new feature will match the old in design, color, texture and materials, where 

possible, so that the project will be in compliance with Standard 6.  

 
7.  Chemical or physical treatments, if appropriate , will be undertaken using the gentlest means 
possible. Treatments that cause damage to historic materials will not be used: 
 
If chemical or physical treatments are necessary, the project sponsor will use the gentlest treatment 

available. Treatments that cause damage to historic materials will not be used. The building’s historic 

materials will be preserved and reused where possible. Where the proposed project requires the 

disturbance of the building’s historic exterior stucco, work will be conducted in consultation with a 

historic architect or conservator to ensure proper treatment techniques. The project will be in 

compliance with Standard 7. 

 

8.  Archeological resources will be protected and p reserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken: 

 
There are no known archeological resources on the project site.  The proposed project will require 

additional excavation. If archeological resources are discovered during the construction of the proposed 

project, they will be protected and preserved in place. If new construction requires their disturbance, 

mitigation measures will be undertaken. The project will be in compliance with Standard 8. 

 

9.  New additions, exterior alterations, or related  new construction will not destroy historic 
materials, features, and spatial relationships that  characterize the property. The new work shall 
be differentiated from the old and will be compatib le with the historic materials, features, size, 
scale and proportion, and massing to protect the in tegrity of the property and its environment: 
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Exterior alterations to Miller-Joost House include a master bedroom addition located on the southwest 

side of the house, a new roof patio, and new skylights for the attic level.  The materials and features to 

be removed as a result of the bedroom addition are as described in Standard #2. The bedroom addition 

will not alter the spatial relationships that characterize the property. The bedroom addition will be set 

toward the rear of the property. It will be largely hidden from view and not highly visible from Market 

Street.  

 

The existing roof material, asphalt, is not original to the house so that the installation of the skylights will 

not involve the removal of an exterior historic finish. The new skylights will be installed so that they 

follow the slope of the roof to minimize their visibility and avoid altering the rooflines.  

 

The new roof patio will be located on a flat portion of the roof along with a wood guardrail that will be 

42” in height to comply with code requirements. The new guardrail will be simply detailed to distinguish 

it as new construction; however, its wood construction will be compatible with the construction materials 

of the house. The visibility of the guardrail will be minimal because of the elevated grade of the house. 

The rail will not be visible from directly across Market Street. View of the guardrail will be obstructed by 

trees adjacent buildings as one approaches the residence from either the south or north side of Market 

Street. 

 

All new work will be compatible with the historic through the use of similar materials, size, scale, and 

proportion. Further, new work will be distinguished from the original through simplified detailing that is 

contemporary in style and less ornate than the historic. 

 

Neither the new addition, the new skylights, nor the new roof patio will alter the perceived massing of 

the house. The proposed project will not destroy historic materials, features, and spatial relationships 

that characterize the historic Miller-Joost House and will comply with Standard 9. 

 
10.  New additions and adjacent or related new cons truction will be undertaken in such a 
manner that, if removed in the future, the essentia l form and integrity of the historic property 
and its environment would not be impaired: 
The proposed project includes a new bedroom addition to be located at the southwest corner of the 

house. This addition will be constructed without removing the southwest walls of the house. If the 

addition is removed in the future, its removal will not impair the essential form and integrity of the 

historic Miller-Joost House. Similarly, the addition of the skylights and the roof deck will be undertaken 

so that if these features are removed, the form and integrity of the house would be unimpaired. 
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The proposed project includes the addition of features that are removable and would not compromise 

the essential form and integrity of the historic property and its environment. The project is in compliance 

with Standard 10. 

 
 
 
Note: Attach continuation sheets, if necessary. 
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I. APPLICATION FILING FEE (DETERMINED BY PROJECT CO NSTRUCTION COST) 
 
Per Planning Code Section 356(c), the filing fee fo r a C of A application is based on the overall 
construction cost of the proposed project. All chec ks should be made payable to the San 
Francisco Planning Department; a receipt for paymen t will be provided at the application intake. 
 
Construction Cost   Fee Schedule  
 
$0 to $999   $209 
 
$1,000 to $9,999  $418 
 
$10,000 to $999,999  Cost:_____-10,000 =_____x.46% =_____+1000 =_____+4.5% =_____ 
 
$1,000,000 to $4,999,999 Cost:_____-1,000,000 =____ _x.55% =_____+5,516 =_____+4.5% =_____ 
 
$5,000,000 to $9,999,999 Cost:_____-5,000,000 =____ _x.46% =_____+27,670 =_____+4.5% =_____ 
 
$10,000,000 to $19,999,999 Cost:_____-10,000,000 =_ ____x.24% =_____+50,476 =_____+4.5% =_____ 
 
$20,000,000 and above  $77,827  




