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This Report is prepared pursuant to Article XIIID of the California State Constitution (Proposition 
218) and the State of California Property and Business Improvement District Law of 1994 as 
augmented by Article 15 of the San Francisco Business and Tax Regulations Code. 
 
The West Portal Community Benefit District (“WPCBD”) will provide activities either currently not 
provided or that are above and beyond what the City of San Francisco provides.  These activities 
will specially benefit each individual assessable parcel in the WPCBD.  Every individual assessed 
parcel within the WPCBD receives special benefit from the activities identified under Section B of 
this Report.  Only those individual assessed parcels within the WPCBD receive the special benefit 
of these proposed activities; parcels contiguous to and outside the WPCBD and the public at large 
may receive a general benefit, as outlined in Section E.  The cost to provide general benefits, if 
any, will be funded from sources other than special assessments. 
 
The duration of the proposed WPCBD is fifteen (15) years, commencing July 1, 2015, until June 
30, 2030.  Expenditure of those funds collected assessments can continue for up to six months 
after the end of the assessment collection period (December 31, 2030), at which point the District 
would then be terminated if not renewed. 
 
An estimated budget for the WPCBD improvements and activities is set forth in Section D.   By 
vote of the Board of Directors (the “Board”) of the WPCBD’s Owner’s Association, the budget may 
be increased by the amount of increase in the Bay Area Consumer Price Index (CPI), up to a 
maximum of 3% per year; or up to a maximum of 5% due to new development.  Funding for the 
WPCBD improvements and activities shall be derived from a property-based assessment of each 
specially benefitted parcel in the WPCBD.  A detailed description of the methodology for 
determining the proportional special benefit each individual assessable parcel receives from the 
service and the assessment for each parcel is set forth in Section F. 
 
I hereby certify to the best of my professional knowledge that each of the identified assessable 
parcels located within the WPCBD will receive a special benefit over and above the benefits 
conferred to those parcels outside of the WPCBD boundary and to the public at large and that the 
amount of the proposed special assessment is proportional to, and no greater than the special 
benefits received. 
 
 
 
      Respectfully submitted,  
 
 
 
 
      Terrance E. Lowell, P.E. 
 
 

  

ENGINEER’S STATEMENT 
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SECTION A: LEGISLATIVE AND JUDICIAL REVIEW 
 
Property and Business Improvement District Law of 1994 
The State Law is the legislation that authorizes the City to levy assessments upon the real 
property for the purposes of providing improvements and activities that specially benefit each 
individual assessed parcel in the WPCBD.  The purpose of the WPCBD is to encourage 
commerce, investment, business activities and improve residential serving uses.  In order to meet 
these goals, Community Benefit Districts (“CBDs”) typically fund activities and improvements, 
such as, enhanced safety and cleaning.  Unlike other assessment districts which fund the 
construction of public capital improvements or maintenance thereof, CBDs provide activities and 
improvements “to promote the economic revitalization and physical maintenance of the business 
districts of its cities in order to create jobs, attract new businesses, and prevent the erosion of the 
business districts.” (Streets and Highways Code Section 36601(b)). The improvements and 
activities funded through the WPCBD are over and above those already provided by the City 
within the WPCBD’s boundaries.  Each of the WPCBD activities or improvements is intended to 
increase building occupancy and lease rates, to encourage new business development, attract 
residential serving businesses and services, and improve the quality of life for its residents. 
 
Specifically, the State Law defines “Improvements” and “Activities” as follows:  
 

"Improvement" means the acquisition, construction, installation, or maintenance of any 
tangible property with an estimated useful life of five years…”1 
 
"Activities" means, but is not limited to, all of the following: 
   (a) Promotion of public events which benefit businesses or real property in the district. 
   (b) Furnishing of music in any public place within the district. 
   (c) Promotion of tourism within the district. 
   (d) Marketing and economic development, including retail retention and recruitment. 
   (e) Providing safety, sanitation, graffiti removal, street and sidewalk cleaning, and other 
municipal services supplemental to those normally provided by the municipality. 
   (f) Activities which benefit businesses and real property located in the district.2 
 

   
Article XIIID of the State Constitution 
In 1996, California voters approved Proposition 218, codified in part as Article XIIID of the State 
Constitution.  Among other requirements, Article XIIID changes the way local agencies enact local 
taxes and levy assessments on real property.  It states, in relevant part, that: 
 

(a) An agency which proposes to levy an assessment shall identify all parcels which will 
have a special benefit conferred upon them and upon which an assessment will be 
imposed.  The proportionate special benefit derived by each identified parcel shall be 
determined in relationship to the entirety of the capital cost of a public improvement, the 
maintenance and operation expenses of a public improvement, or the cost of the property 
related service being provided.  No assessment shall be imposed on any parcel which 
exceeds the reasonable cost of the proportional special benefit conferred on that parcel. 
Only special benefits are assessable, and an agency shall separate the general benefits 

1 California Streets and Highways Code, Section 36610.  
2 California Streets and Highways Code, Section 36606. 

   

                                                 



West Portal CBD  April 2015 
Engineer’s Report Page 3 of 19 
 
 

from the special benefits conferred on a parcel.  Parcels within a district that are owned or 
used by any agency, the State of California or the United States shall not be exempt from 
assessment unless the agency can demonstrate by clear and convincing evidence that 
those publicly owned parcels in fact receive no special benefit. 
(b) All assessments shall be supported by a detailed engineer's report prepared by a 
registered professional engineer certified by the State of California3. 
 
 "Special benefit" means a particular and distinct benefit over and above general benefits 
conferred on real property located in the district or to the public at large.  General 
enhancement of property value does not constitute "special benefit."4 
 

Judicial Guidance 
Since the enactment of Article XIIID, the courts have rendered opinions regarding various aspects 
of Article XIIID.  The notable portions of cases that apply to assessment districts in general and 
this CBD in particular are noted below. 

 
“The engineer’s report describes the services to be provided by the PBID; (1) security, (2) 
streetscape maintenance (e.g., street sweeping, gutter cleaning, graffiti removal), and (3) 
marketing, promotion, and special events.  They are all services over and above those 
already provided by the City within the boundaries of the PBID.  And they are particular and 
distinct benefits to be provided only to the properties with the PBID, not to the public at 
large they ‘affect the assessed property in a way that is particular and distinct from {their} 
effect on other parcels and that real property in general and the public at large do not 
share’.”5 
 
“…separating the general from the special benefits of a public improvement project and 
estimating the quantity of each in relation to the other is essential if an assessment is to be 
limited to the special benefits.”6 
 
“…the agency must determine or approximate the percentage of the total benefit conferred 
by the service or improvement that will be enjoyed by the general public and deduct that 
percentage of the total cost of the service or improvement from the special assessment 
levied against the specially benefitted property owners.”7 
 
“…even minimal general benefits must be separated from special benefits and quantified 
so that the percentage of the cost of services and improvements representing general 
benefits, however slight, can be deducted from the amount of the cost assessed against 
specially benefitting properties.”8 

 
The contents of this Engineer’s Report are prepared in compliance with the above noted 
authorizing legislation, the State Constitution and the judicial opinions. 

3 Section 4, Article XIIID of the State Constitution. 
4 Section 2 (i), Article XIIID of the State Constitution. 
5 Dahms v. Downtown Pomona Property and Business Improvement District, (2009) 174 Cal. App. 4th 708, 722 
6 Beutz v. County of Riverside, (2010) 184 Cal. App. 4th 1516, 1532. 
7 Golden Hill Neighborhood Association, Inc. v. City of San Diego, (2011) 199 Cal. App. 4th 416, 438 
8 Golden Hill Neighborhood Association, Inc. v. City of San Diego, (2011) 199 Cal. App. 4th 416, 439 
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SECTION B: IMPROVEMENTS AND ACTIVITIES  
 
As determined by area property and business owners, the top priority for services and activities 
within the West Portal WPCBD area include: 
 

 Maintenance, Beautification, Streetscape and Safety, 
 Promotion and Economic Development, and 
 Advocacy and Administration 

 
The goals for the WPCBD are: 

1) Provide a safe and clean environment within the WPCBD that will attract private 
investment and more business activity, and improve assessed parcels;  

2) Improve commerce within the WPCBD by reducing vacancies and increasing lease 
rates to encourage reinvestment within the district; and  

3) Identify properties that may turnover within the WPCBD for opportunities to attract 
additional retail, restaurants or other commercial uses. 
 

The programs and activities of the WPCBD are intended to achieve the goals by: 
 

 Maintaining commerce by maintaining the appearance and safety of the WPCBD, and 
 Maintaining commerce by maintaining building occupancy through promoting and 

marketing the properties, and making the properties attractive as a business location. 
 
Based upon these findings, the following service and activity categories are recommended for the 
WPCBD.  The following narrative provides recommendations for the WPCBD’s first year of operation.  
Final programs and budgets will be subject to the review and approval of the WPCBD Owners’ 
Association and San Francisco Board of Supervisors. 
 
 
MAINTENANCE, BEAUTIFICATION, STREETSCAPE and SAFETY 
The top priority for the West Portal property owners is enhanced maintenance services, street 
beautification, and enhanced safety.  WPCBD maintenance teams will provide enhanced cleaning 
services, including sidewalk sweeping and litter removal, power washing and scrubbing of sidewalks, 
removal of illegal signs/posters/stickers, and graffiti removal.  In addition to the enhanced 
maintenance services, the WPCBD will undertake efforts to beautify the public right-of-way 
streetscape and provide maintenance thereof.  Such beautification efforts may include such items 
as; seasonal banners, flower baskets, tree replacement, seasonal and year round banners or any 
other beautification efforts that the property owners deem necessary.  Any reserves funds will create 
a discretionary pool to support streetscape activities for lighting, banners, public art, 
gateway/wayfinding signage, and other street furniture. These funds might also address 
accessibility concerns (Parking, Public Transportation, Biking, Pedestrians). 
 
In addition, the WPCBD may during its duration fund security cameras or security/goodwill 
ambassadors.  The ambassadors create a visible presence within the District to foster a sense of 
security for assessed parcels.  The ambassadors provide additional eyes and ears on the street 
to discourage crime and panhandling, and help create a safer and more pedestrian-friendly 
environment.  This encourages more business activity and improves the parcels in the WPCBD.    
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PROMOTION and ECONOMIC DEVELOPMENT 
It is not enough to just provide a clean and attractive business corridor and expect new business 
development to automatically appear.  Attention must be focused on recruiting new investors to 
West Portal Avenue and retaining those businesses that adhere to the goals and missions of the 
WPCBD. 

 
WPCBD funds will be used to do the market research and develop the demographics needed to 
attract future development and investment.  Additionally, this program will identify the types of 
businesses and activities that are missing and needed in the WPCBD.  It will be important to 
continue to develop a strategy to recruit those businesses and activities. 
 
The Owners’ Association will develop the annual work programs and budgets from a wide variety 
of options that It might include creating a brand/identity to expose or highlight West Portal’s 
distinctive character. These services may include website development and operation, business 
listings, and marketing campaigns for shop local and/or to attract tourists. It will entail maintaining 
an events calendar that includes Special Events (Street Fairs and Festivals, Farmers Markets, 
Concerts, etc.). Market research will be conducted as needed to maintain a pulse on the district’s 
business climate. Business attraction and retention services will work to keep existing businesses 
in the District and a pro-active approach to attract the optimal business mix to fill vacancies.   
 
 

ADVOCACY and ADMINISTRATION 
The purpose of the Advocacy and Administration budget item is to fund the various administrative 
costs associated with providing the District’s services to each parcel.  Advocacy and 
Administrative funds will be used to cover expenses such as the cost for an Executive Director, 
office expenses, legal fees, accounting fees, consulting fees, annual financial review, banking 
charges, recovery fees, Directors & Officers insurance and General Liability insurance, etc.. Staff 
will manage the day-to-day operations of the District and implement the programs and services 
which are designed to specially benefit the owners within the WPCBD boundaries.  
 
In addition, Advocacy and Administration may include funding for the WPCBD renewal costs (so 
long as the proposed boundary of the renewed district is not altered).  Renewal costs eligible for 
recovery through assessments include actual costs incurred by the WPCBD renewal committee.  
Such reimbursable renewal costs include, for example, costs arising out of or related to (a) the 
costs of preparation of the management district plan and engineer’s report or other expert reports 
required by state law or to be included with the management district plan, (b) the costs of 
circulating and submitting the petition to the Board of Supervisors seeking establishment of the 
District, (c) the costs of printing, advertising and giving of published, posted or mailed notices, (d) 
the costs of engineering, consulting, legal or other professional services provided in support of 
formation process, contract negotiation and drafting, and the provision of legal advice and 
representation with respect to formation of the District. The basis of determining the amount of 
Formation Costs payable by WPCBD assessment shall be actual costs incurred.  Legal fees and 
related costs incurred in connection with the related establishment of WPCBD and levy of 
assessments, including related legal proceedings, shall be paid for by District revenues and shall 
not be considered “Renewal Costs”. 
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SECTION C: BENEFITTING PARCELS 
 
WPCBD Boundary 
Article XIIID Section 4(a) of the State Constitution requires that the authorizing agency “Identify 
all parcels which will have a special benefit conferred upon them and upon which an assessment 
will be imposed”. 
  
 
WPCBD Boundary Description  
The WPCBD will contain 73 parcels within approximately a 3 block area, which has been identified 
as the West Portal CBD boundary.   
 

• West Portal Avenue from 15th Avenue to 14th Avenue (East side only); 
• West Portal Avenue from 14th Avenue to Ulloa Street  (East and West sides); 
• Ulloa Street from the Northwest corner of APN 2931-001 and from Southwest corner of 

APN 2919-003 to Claremont Boulevard (North and South sides) 
• Claremont Boulevard from Southeast corner of APN 2979A-002 to the Northeast corner 

of APN 2979-052 (West side only) 
 
 
District Boundary Rationale 
The primary parcel uses within the District boundaries are a mix of retail, office, government, and 
residential. Activities and improvements provided by the District are designed to provide special 
benefits to each of the individual assessed parcels that are over and above the City’s baseline of 
services and are not provided by the City. These activities are not provided to any parcel outside 
of the District boundary because their unique nature focuses on the particular needs of each 
individual assessed parcel within the District. These services provide particular and distinct 
benefits to each of the individual assessed parcels within the District.  
 
In order to ensure that parcels outside of the District will not specially benefit from the 
improvements and activities funded with the assessment, improvements and activities will only 
be delivered to individual assessed parcels within the boundaries of the District and will not extend 
beyond.  
 
See WPCBD Boundary Map on the following page. 
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SECTION D: PROPORTIONAL BENEFITS  
 
Methodology 
Article XIIID Section 4(a) of the State Constitution states that “The proportionate special benefit 
derived by each identified parcel shall be determined in relationship to the entirety of the capital 
cost of the public improvement, the maintenance and operation expenses of a public 
improvement, or the cost of the property related service being provided”. 
 
Determining the proportionate special benefit among the parcels of real property within the 
proposed assessment district which benefit from the proposed improvements, services, and 
activities is the result of a four-step process:   
 

1. Defining the proposed activities, 
2. Determining which parcels specially benefit from the proposed activities, 
3. Determining the amount of special benefit each parcel receives, 
4. Determining the proportional special benefit a parcel receives in relation to the amount of 

special benefit all other parcels in the WPCBD receive. 
 
Each identified parcel within the WPCBD will be assessed based upon each parcel’s unique 
characteristics in relationship to all other specially benefitted parcels’ characteristics.  Due to the 
proportionate special benefits received by each parcel from the WPCBD services, each parcel 
will be assessed a rate which is commensurate with the amount of special benefits received.   
 
 
Special Benefit Factor 
The method used to determine proportional special benefits are measured by each parcel’s linear 
street frontage and building square footage compared to the total linear street frontage and 
building square footage of all parcels in the WPCBD boundary. 
 
The use of each parcel’s assessable linear street frontage and building square footage is the best 
measure of benefit for the services because the intent of the WPCBD activities is to improve the 
economic vitality by improving the appearance and cleanliness in an effort to increase commerce, 
increase building occupancy and lease rates and to attract more customers and pedestrians. 
 
Linear Street Frontage:   
Linear street frontage is the assessment variable for the Maintenance and Streetscape 
improvements.  This reflects the fact that services delivered to each property along West Portal 
Avenue and Ulloa Street will have the greatest benefit to properties in relation to their direct street 
front exposure.  That is to say that the more linear frontage a parcel has the more benefit it will 
receive from the services.  Linear street frontage is also the assessment variable for the Advocacy 
and Administration activities.  The Maintenance and Streetscape improvements are the greatest 
portion of the WPCBD budget, and therefore will require the largest effort advocating for and 
administering.  Approximately 73.5% of the Administration and Contingency budget is allocated 
to the linear street frontage.  Linear frontage footage was obtained from the County Assessor’s 
parcel maps. 
 
 
 
Building Square Footage:   
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Building square footage is the assessment variable for Economic Development activities.  The intent 
of the economic development program is to recruit and retain business investment.  The larger the 
building the more benefit that parcel will receive from these business recruitment activities.  This 
approach also considers the benefits from the services to the buildings, including tenants, 
residents and employees.  Building square footage is also the assessment variable for the 
Advocacy and Administration activities.  The Economic Development activities will require 
significantly less advocating and administering than the Maintenance and Streetscape 
improvements.  Approximately 26.5% of the Administration and Contingency budget is allocated 
to the building square footage. 
 
 
Property Use Considerations 
Residential and Governmental Parcels: Residential and government parcels are those parcels 
classified and recorded as residential or governmental property by the Assessor.  These land uses 
receive special benefit from the Maintenance, Beautification, Streetscape and Safety, and therefore 
will be assessed for their special benefit based on the costs for these activities.  Specifically, these 
parcels specially benefit from the WPCBD activities, such as; ambassadors patrolling the 
sidewalks keeping the public rights-of-way safe, sidewalk sweeping and litter removal, power 
washing and scrubbing of sidewalks, removal of illegal signs/posters/stickers, and graffiti removal.  
In addition to the enhanced maintenance services, these parcels also specially benefit from the 
beautification activities such as; seasonal banners, flower baskets, tree replacement, seasonal and 
year round banners. 
 
These uses however, do not receive special benefit from the Promotion and Economic Development 
activities, as these are intended to promote and market the commercial use parcels within the District.  
Residential and governmental parcels will not be assessed for these activities.  Therefore, these 
parcels will only be assessed for their linear street frontage and not building square footage. 
 
 
 
 
 
  

   



West Portal CBD  April 2015 
Engineer’s Report Page 10 of 19 
 
 
SECTION E: SPECIAL and GENERAL BENEFITS  
 
State Law, Proposition 218, and judicial opinions require that assessments be levied according 
to the estimated special benefit each assessed parcel receives from the activities and 
improvements.  Article XIIID Section 4(a) of the California Constitution in part states “only special 
benefits are assessable” which requires that we separate the general benefits, if any, from the 
special benefits provided by the proposed activities and improvements.   
 
Further clarification from the Golden Hill judicial opinion states that “even minimal general benefits 
must be separated from special benefits and quantified so that the percentage of the cost of 
services and improvements representing general benefits, however slight, can be deducted from 
the amount of the cost assessed against specially benefitting properties”.  A special benefit as 
defined in Article XIIID means a particular and distinct benefit over and above general benefits 
conferred on real property located in the WPCBD or to the public at large.   
 
The special benefit to parcels from the proposed WPCBD activities and improvements described 
in this Report is equal to or exceeds the total amount of the proposed assessment.  Each 
individual assessed parcel’s assessment is no greater than the special benefit it receives from 
the WPCBD services.  The quantitative analysis of determining the special and general benefit is 
provided below.   
 
 
Special Benefit Analysis 
All special benefits derived from the assessments outlined in this Report are for property related 
activities directly benefiting each individual assessed parcel in the WPCBD.  The special benefit 
must affect the individual assessable parcel in a way that is particular and distinct from its effect 
on other parcels and that real property in general and the public at large do not share.  No parcels 
assessment shall be greater than the special benefits received. 
   
The WPCBD’s goal is to fund activities and improvements to provide a cleaner, safer, more 
attractive environment and economic development as outlined in Section B of this Engineer’s 
Report, with the goal of improving the economic vitality by improving the safety, cleanliness and 
appearance of each specially benefitted parcel in an effort to increase commerce, to increase 
building occupancy and lease rates and to attract more customers and pedestrians. 
 
Specifically each of the WPCBD activities provides the following special benefits to each 
assessed parcel in the WPCBD.  
 

• Cleaner sidewalks, streets and common areas 
• More beautiful public rights-of-way 
• Real and perceived public safety improvements 
• Greater pedestrian traffic 
• Enhanced rental incomes  
• Improved business climate 
• New business and investment 
• Well managed programs and services 
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Improving the public safety makes locations more attractive for businesses and customers, and 
ultimately private investment.  When business location decisions are made “lower levels of public 
safety lead to increased uncertainty in decision making and can be perceived as a signal of a 
socio-institutional environment unfavorable for investment.  Uncertainty affects the investment 
environment in general.  But in particular, it increases the fear of physical damage to investment 
assets (or to people) or their returns…Almost universally, places with lower crime rates are 
perceived as more desirable”.9  Once economic investment occurs within the district, pedestrian 
traffic and commercial activity will increase. The special benefit to assessed parcels from these 
services is the likelihood of increased lease rates and tenant occupancy because of the increase 
in commercial activity and an increase in WPCBD customers that follow from having a cleaner 
and safer environment.  
 
The maintenance, beautification and streetscape activities benefit each assessed parcel within 
the WPCBD by providing a clean and more beautiful environment.  This is achieved by providing 
enhanced cleaning services, including sidewalk sweeping and litter removal, power washing and 
scrubbing of sidewalks, removal of illegal signs/posters/stickers, and graffiti removal.  In addition, the 
WPCBD will undertake efforts to beautify the public right-of-way streetscape and provide 
maintenance thereof.  Such beautification efforts may include such items as; seasonal banners, 
flower baskets, tree replacement, seasonal and year round banners or any other beautification 
efforts that the property owners deem necessary. These activities create the environment needed 
to achieve the WPCBD goals.  All specially benefitted parcels will be assessed based on their 
proportional share of the special benefits received from the District activities. 
 
The promotion and economic development will specially benefit each parcel by encouraging 
business development and investment which generates customer traffic which directly relates to 
increases in commercial activity, filling of vacant storefronts and offices and then ultimately, 
increased lease rates for retail and office space.   
 
Special Benefit Conclusion 
Based on the special benefits each assessed parcel receives from the WPCBD activities we 
concluded that each of the proposed WPCBD activities provides special benefits to the real 
property within the WPCBD.  Article XIIID Section 4(a) of the state Constitution states “An agency 
which proposes to levy an assessment shall identify all parcels which will have a special benefit 
conferred upon them and upon which an assessment will be imposed”.   
 
 
General Benefit Analysis 
As required by Article XIIID Section 4(a) of the State Constitution, the general benefit of an 
assessment district must be quantified and separated out so that the cost of the activities that 
contribute to general benefit are deducted from the cost assessed against each specially 
benefitted parcel. General benefit is benefit from GRHCBD activities and improvements that are 
not special in nature, are not “particular and distinct,” and are not over and above the benefits that 
other parcels receive. 
 
 
  

9 “Accelerating economic growth and vitality through smarter public safety management” IBM Global Business 
Services Executive Report, September 2012, pg. 2 
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General Benefit to the Public At Large 
The WPCBD may provide general benefit to the public at large those people that are either in the 
WPCBD boundary and not specially benefitted from the activities or people outside of the WPCBD 
boundary that may benefit from the WPCBD activities.  In the case of the WPCBD the public at 
large are those people that are within the WPCBD boundary that do not pay an assessment and 
do not specially benefit (employees, tenants, and customers) from the WPCBD activities. 
 
The City of San Francisco along with the West Portal business district conducted an intercept 
street survey to quantify the general benefits, if any, the CBD improvements and activities will 
provide. The survey identified the likelihood of those passing by to engage in commerce activity 
within the business district. Of those surveyed less than 1% indicated that they do not nor do they 
ever have the intention of engaging in any type of commerce regardless of any future CBD 
services being provided. With that said, the West Portal CBD budget will incorporate the 1% 
survey results to address the general benefit that those passing by will not engage in any type of 
commerce activity regardless of the CBD provided services.  
 
The general public will not benefit from the Promotion and Economic activities as these activities 
are to promote and market commercial parcels and are not intended to benefit the public.  
However, the general public may appreciate the enhanced level of Maintenance,  Beautification, 
Streetscape and Safety activities as it passes through the District whether they are engaging in 
commerce or not.  The specially benefitted public receives 100% of the WPCBD activities and 
special benefit.  The general public’s relative benefit is expected to be significantly less than the 
specially benefitted public, and based on the surveys discussed above that percentage is 
approximately 1.0%.  However, to be conservative, we apply a relative benefit percentage of 
10.0%.  
 
We then apply the relative benefit percentage for the general public to each of the WPCBD 
activities. The table below shows the budget for the Maintenance, Beautification, Streetscape and 
Safety activity and its respective percentage of the total WPCBD budget. We then apply a Relative 
Benefit factor to this activity accounting for the potential benefit the general public may receive.  
The relative benefit factor is then multiplied by the WPCBD activity’s budget percentage to 
determine the overall benefit factor.  The following table illustrates this calculation. 

 A B C D E 

WPCBD Activity 
Budget 
Amount 

% of 
Budget 

General 
Benefit 
Factor 

General 
Benefit 
Percent 
(B x C) 

General 
Benefit 

Allocation 
(A x D) 

Maintenance, Beautification, Streetscape 
& Safety $125,000 56.82% 0.10 5.6818% $7,102 

 
  
This analysis indicates that $7,102 may be attributed to general benefit to the public at large that 
will be raised from sources other than special assessments.     
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Total General Benefits 
Based on the total general benefit the WPCBD activities as quantified above we find that 
approximately $7,102 or 3.23% of the total WPCBD budget may be general in nature and will be 
funded from sources other than special assessments.    
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SECTION F: COST ESTIMATE 
 
2015-16 Operating Budget 
 
The West Portal WPCBD’s operating budget takes into consideration: 
 

1. The improvements and activities needed to provide special benefits to each individual 
parcel within the WPCBD boundary (Section B), 

2. The parcels that specially benefit from said improvements and activities (Section C), and 
3. The costs associated with the special and general benefits conferred (Section E). 
 

EXPENDITURES Budget % of Budget 
Maintenance, Beautification, Streetscape & 
Safety $125,000 56.82% 
Promotion & Economic Development $48,000 21.82% 
Advocacy & Administration $47,000 21.36% 
  Total Expenditures $220,000 100.00% 
REVENUES     
Assessment Revenues $212,898 96.77% 
Other Revenues (1) $7,102 3.23% 
  Total Revenues $220,000 100.00% 

(1) Non-assessment funding to cover the cost associated with general benefit. 
 
Budget Notations 
 

1. If there is no future development, the existing budget and assessments may be 
adjusted for inflation based on the consumer price index for the San Francisco-Oakland-
San Jose Area for all urban consumers not to exceed 3% to keep pace with the 
consumer price index and other program costs. The actual amount of increase will be 
determined by the Owners Association and will vary between 0% and 3% in any given 
year. Any change will be approved by the Owners’ non-profit association’s board of 
directors and submitted to the City within its annual report. 
 

2. If there is any future development, the WPCBD may experience an addition or 
subtraction of assessable footage for parcels included and assessed within the District 
boundaries.  Modification of parcel improvements assessed within the District may 
change upwards or downwards depending upon the amount of total footage assessed 
for these parcels.   

 
Pursuant to Government Code 53750, total footage for parcels will be assessed on a 
prorated basis from the date each respective parcel receives a temporary and/or 
permanent certificate of occupancy.  As a result, the district’s total maximum budget 
likely will increase when parcels are developed.  The total maximum budget amount 
for any future development is anticipated not to exceed (5%) of the previous year’s 
budget, and increases shall not require a vote as methodology and assessment rates 
do not change. 
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SECTION G:   APPORTIONMENT METHOD 
 
Calculation of Assessments 
As previously discussed, there are three activities proposed for the West Portal WPCBD: 
Maintenance, Beautification, Streetscape, and Safety; Promotion and Economic Development; 
Administration. The WPCBD Administration is allocated to the other two activities based on their 
respective budget percentage of the total.  
 

Activity 
Service 
Budget 

Administration 
Allocation 

TOTAL 
BUDGET 

LESS: 
General 
Benefit 

Net 
Amount to 

Assmt 

Maintenance, Beautification, 
Streetscape & Safety $125,000 $33,960 $158,960 ($7,102) $151,858 
Promotion & Economic Development $48,000 $13,040 $61,040   $61,040 
Administration $47,000         
Budget to Assessment $220,000   $220,000 ($7,102) $212,898 

 
The WPCBD Advocacy and Administration is allocated proportionally between the two other 
programs activities based on their percentage of the total budget.  The table below identifies the 
number of both linear street frontage and building square feet within the WPCBD.   
 

Assessment Variable # of Feet 
Linear Frontage 4,861 
Building Square Footage 370,348 

 
To calculate the assessment for the improvements and activities, take the cost for each of the 
activities and divide it by the appropriate footage.  The assessment rate for the Maintenance, 
Beautification, Streetscape and Safety is $31.2425 per linear foot ($151,858 divided by 4,861).  
The assessment rate for the Promotion and Economic Development activities is $0.1648 per 
buildings square foot ($61,040 divided by 370,348).    The first year’s assessment rates are as 
follows: 
 

Category Annual Assmt Rate Monthly Assmt Rate 
Linear Street Frontage $31.2425 $2.6035 
Building Square Footage $0.1648 $0.0137 

 
 
The assessment calculation is the same for every parcel in the WPCBD. 
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Maximum Annual Assessment Adjustments 
The existing budget and assessments may be increased by the amount of increase in the Bay 
Area Consumer Price Index (CPI), up to a maximum of 3% per year, as approved by the WPCBD 
Board of Directors. The maximum assessment for each year of the District, based on a maximum 
of 3% annual increase of the budget over the prior year, is shown in the following table.   
 
If there is any future development, the WPCBD may experience an addition or subtraction of 
assessable footage for parcels included and assessed within the District boundaries.  Modification 
of parcel improvements assessed within the District may change upwards or downwards 
depending upon the amount of total footage assessed for these parcels.   
 
Pursuant to Government Code 53750, total footage for parcels will be assessed on a prorated 
basis from the date each respective parcel receives a temporary and/or permanent certificate of 
occupancy.  As a result, the district’s total maximum budget likely will increase when parcels 
are developed.  The total maximum budget amount for any future development is anticipated not 
to exceed (5%) of the previous year’s budget assuming no CPI adjustment,, and increases shall 
not require a vote as methodology and assessment rates do not change. 
 
The following table shows the maximum annual total assessments: 
 

Year Fiscal Year 
Assessment 

Maximum total 
Assessment, 
Adjusted with 

Maximum Annual 
CPI Increase of 3% 

Maximum total 
Assessment, 
Adjusted for 

Potential  
Development of 5% 

1 2015-2016 $212,898 $212,898 
2 2016-2017 $219,285 $223,543 
3 2017-2018 $225,863 $234,720 
4 2018-2019 $232,639 $246,456 
5 2019-2020 $239,618 $258,779 
6 2020-2021 $246,807 $271,717 
7 2021-2022 $254,211 $285,303 
8 2022-2023 $261,837 $299,568 
9 2023-2024 $269,692 $314,547 

10 2024-2025 $277,783 $330,274 
11 2025-2026 $286,117 $346,788 
12 2026-2027 $294,700 $364,127 
13 2027-2028 $303,541 $382,334 
14 2028-2029 $312,647 $401,450 
15 2029-2030 $322,027 $421,523 

  TOTAL: $3,959,666 $4,594,027 
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Budget Adjustment 
Any annual budget surplus or deficit will be rolled into the following year’s WPCBD budget. The 
budget will be set accordingly, within the constraints of the management plan to adjust for 
surpluses or deficits that are carried forward.  Any carryforward into the following fiscal year shall 
be spent by the end of the following fiscal year, unless designated as part of a reserve. 
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SECTION H:    ASSESSMENT ROLL 
 
The total assessment amount for FY 2015-16 is $212,898 apportioned to each individual 
assessed parcel, as follows:   
  

APN OWNER NAME SITUS 

TOTAL 
PARCEL 
ASSMT 

2919 031 City Property 900 - 910 Ulloa St $5,595.53 
2931 001 Resources Northshore II 2 West Portal Ave $4,495.46 
2931 002 Resources Northshore II 16 West Portal Ave $2,326.72 
2931 003 Landa Laurence D Trust 24 - 30 West Portal Ave $3,176.03 
2931 004 Ehikian Bradley R 32 West Portal Ave $1,195.25 
2931 004A Hau Family Tr 36 - 40 West Portal Ave $1,201.35 
2931 005 Stratigos Theodore G 44 - 50 West Portal Ave $2,097.79 
2931 006 Schainsinger Family Trust 1989 54 - 60 West Portal Ave $2,442.92 
2931 007 Choy Family Trust The 62 - 70 West Portal Ave $2,320.29 
2931 008 Linda Breen 76 - 78 West Portal Ave $2,622.57 
2931 009 Jp Morgan Chase Bank 98 West Portal Ave $3,093.62 
2931 010 Jp Morgan Chase Bank 98 West Portal Ave $5,287.63 
2979 012 Shim Tom J & In Soon 820 - 824 Ulloa St $1,428.93 
2979 013 Donahue Richard C & Pamela C 840 - 850 Ulloa St $1,253.73 
2979 013A Recreation And Park Department Muni Station/ Park $7,810.62 
2979 052 West Portal Mobil 800 Ulloa St $2,237.92 
2979A002 City Property Parking Lot $937.27 
2979A019 Shapiro Miller 75 - 91 West Portal Ave $11,174.82 
2979A021A Dr. Dean Duncan 99 West Portal Ave $4,081.27 
2979A023C Pedro A F & Madeleine Galletti Revoc Tr 69 West Portal Ave $1,128.54 
2979A024A Mitchell Trust The 59 - 63 West Portal Ave $2,163.71 
2979A025 Aidel Corp The 49 - 57 West Portal Ave $2,478.19 
2979A026 Barbco Llc 41 - 47 West Portal Ave $2,199.43 
2979A027 Greenspan Henry & Hedwa Fam Tr 21 - 37 West Portal Ave $3,908.26 
2979A029 Warren WP 7 - 15 West Portal Ave $2,776.54 
2979A031 Aidel Corp Landlord Cafe Tsing 807 - 815 Ulloa St $2,553.60 
2979A033 Jeanne Monsour 819 - 823 Ulloa St $1,240.54 
2979A034 City Property 819 V $3,858.45 
2979A035 Imjj Investments LLC 1 West Portal Ave $2,861.41 
2988A001 Survivors Trust 101 Vicente St $6,263.68 
2988A003 Hsu Arthur C&Glendy M Trustees 118 - 126 West Portal Ave $2,403.07 
2988A005 Sapone John Exempt Marital Tru 150 - 156 West Portal Ave $2,038.58 
2988A006 Wong Ying-Wood 170 West Portal Ave $3,165.73 
2988A007 City Property 174 - 180 West Portal Ave $2,030.76 
2988A008 Roher Martin S & Anne 186 West Portal Ave $1,612.67 
2988A009 Mar Partnership 190 - 198 West Portal Ave $5,876.56 
2988A011 Totah John B&Sellweh M 1989 Rev Tr 220 - 226 West Portal Ave $2,277.28 
2988A012 Stephen O Tobriner 230 - 238 West Portal Ave $1,629.64 
2988A013 Edwin R & Susan Rosenberg Revoc T 240 - 244 West Portal Ave $1,859.20 
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APN OWNER NAME SITUS 

TOTAL 
PARCEL 
ASSMT 

2988A013A Beverly Jean Hodge  248 - 250 West Portal Ave $1,159.32 
2988A014 Thompson Giusti Properties 260 West Portal Ave $2,162.88 
2988A031 Burton D Goldstein Revoc Trust 130 - 140 West Portal Ave $2,673.13 
2988A032 Bacciocco Enterprises Llc 290 West Portal Ave $6,963.95 
2989B017 Fox Family Trust  Bank Of America 299 West Portal Ave $5,685.59 
2989B021 Sallaberry, George Sarnowski Yv 243 - 255 West Portal Ave $2,385.56 
2989B022 Kermani Eleanore 233 West Portal Ave $3,209.00 
2989B023 Northshore Resources Vi Ltd Partnership, 201 - 225 West Portal Ave $2,385.56 
2989B024 Northshore Resources Vi Ltd Partnership, 201 - 225 West Portal Ave $2,385.56 
2989B025 Lrs West Portal Investment Grp Llc 195 - 199 West Portal Ave $2,214.81 
2989B026 Harvey & Nancy Rogers Fmly Lp 179 - 183 West Portal Ave $2,385.56 
2989B027 Froba Revocable Trust 2003 169 - 173 West Portal Ave $1,193.11 
2989B027A Dagemmjian, Arthur A 163-167 West Portal Ave $1,192.29 
2989B028 Kwack Myung Sook 157 - 161 West Portal Ave $1,851.62 
2989B031 Malouf Rodney 111 - 127 West Portal Ave $2,840.73 
2989B032 Greenspan Family Trust 101 - 107 West Portal Ave $6,020.45 
2989B033 Chijan Living Trust 279 West Portal Ave $5,313.35 
2989B034 Wfc Holdings Corp. 145 West Portal Ave $4,524.66 
3012 015 Espinosa Norma C Living Trust 377 West Portal Ave $2,019.83 
3012 016 Balestrieri Family Revocable Tr 369 - 373 West Portal Ave $2,319.30 
3012 017 Galli Mildred D Trustee 361 - 365 West Portal Ave $2,339.74 
3012 018 3 R Company Lp 343 West Portal Ave $3,393.76 
3012 019 3 R Company Lp 343 West Portal Ave $2,979.57 
3012 020 Yang Chi-Kuo & Lee Chen 335 - 337 West Portal Ave $1,349.69 
3012 020A Yang Chi-Kuo & Lee Chen 339 - 341 West Portal Ave $1,629.06 
3012 021 Huffman Bert 331 West Portal Ave $1,346.39 
3012 021A Zhao/Zheng Family Tr 327 - 329 West Portal Ave $1,629.06 
3012 022 Chung Enterprises Lp 323 - 325 West Portal Ave $1,622.46 
3012 022A Chung Enterprises Lp 319 - 321 West Portal Ave $1,629.06 
3012 023 Harbin West Hldgs Llc 311 - 317 West Portal Ave $2,483.96 
3012 024 Walter C Chouteau 301 - 309 West Portal Ave $5,287.95 
3012 027 A Morehead Jill 393 West Portal Ave $3,762.97 
3012 028 A Morehead Jill 381 West Portal Ave $1,755.70 
3012 029 Wipf Family Exemption Trust 379 West Portal Ave $1,696.53 
TOTALS:     $212,897.73 
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