4158 Baker Ave - Barron Park - Buyer
Pitch

4158 Baker Ave, Palo Alto — Buyer
Presentation

Investment-Grade Lot in Barron Park

Prepared for Buyer Review - May 2026

% Property at a Glance

Address 4158 Baker Ave, Palo Alto, CA 94306
Neighborhood Barron Park (Premier sub-area of South Palo Alto)
. 7,696 sq ft (regular rectangular lot, confirmed via
Lot Size . .
Zillow public records)
Zoning R-1 Single-Family Residential
Existing Home 905 sq ft, 3 bed / 1 bath, built 1949

3,059 sq ft main house + 800 sq ft ADU = 3,859 sq

Buildable (FAR) ft total livable

School District Palo Alto Unified (Top 5 districts in California)

APN 137-25-082



@ Asking Price: $3,295,000 (Target sale: $3.5M-$3.7M, supported by 5 key selling points
and 8 recent comparables)

W Why This Lot Commands a Premium: 5 Key Selling

Points

1. Regular Rectangular Lot = 100% FAR Utilization

Not every 7,696 sq ft lot can build out the full 3,059 sq ft FAR. Irregular or L-shaped lots
typically lose 200-500 sq ft of buildable area (every 100 sq ft of unused FAR =~ $200,000+ in
lost resale value).

Baker Ave is rectangular and flat, allowing 95%+ FAR utilization with the right local architect.
After rebuild: 2,680 sq ft livable main house + 2-car garage.

2. ADU “Bonus”: 800 sq ft Not Counted Toward FAR

California state law guarantees: Detached ADU up to 800 sq ft is exempt from main-house
FAR, lot coverage, AND impact fees.

— Total post-rebuild livable: 3,480 sq ft (main house 2,680 + ADU 800) — ADU rental: $3,500—
$5,000/month — $42K-$60K annual passive income — ADU adds $450,000-$650,000 to
property value

3. Barron Park = South Palo Alto Premium

Palo Alto Tier Equivalent 7,696 sq ft Lot Value
@ North (Crescent Park, Old Palo Alto) $5.0M — $5.5M

©) Central (Midtown, Palo Verde) $3.5M — $3.8M

@ South — Barron Park (subject) $3.3M — $3.85M

@ South — Other (Charleston Meadows, Greendell) $2.9M — $3.3M

Barron Park is the only South Palo Alto sub-area that combines: top-rated schools + walking
distance to Stanford + mature tree-lined streets + Bol Park green space. No other South PA
neighborhood matches this combination.



4. The Cleanest Teardown Play in R-1 Zoning

The 77-year-old structure (built 1949) is universally recognized by the market as a teardown.
Buyers do not need to consider: - X Hidden costs of renovating an aging structure - X
Compliance issues with current building codes - X Existing footprint constraining architect’s
design freedom

Direct path to a 2026-spec custom new build + ADU, fully utilizing 3,059 sq ft FAR. Estimated
post-build sale: $5.5M — $6.5M.

5. 2026 Q1 Entry Timing Beats 2025 Peak

Time Palo Alto Citywide Median
2025 Full Year (Peak) $3,800,000
2026 Q1 (Softened) ~$3,500,000 (-7.5%)

— Save ~$300,000+ vs 2025 peak on equivalent properties = Yet Barron Park still maintains 8-
day median DOM, 108% sale-to-list ratio — buyers still need to act fast

il 8 Recent Comparable Sales (2024—2026) — Why This
Price Is Justified

Tier A: Direct Comparables (Same Era, Same Neighborhood)

& 4055 Laguna Way — Closed April 2026 -« STRONGEST MARKET SIGNAL

Item Data

Distance from Baker Ave 3 blocks

Configuration 3bd / 1ba, 1,140 sq ft, built 1949 (same era)

Lot Size 12,160 sq ft

List Price $3,495,000

Verified Bidding One buyer offered $4,700,000 and DID NOT win

Implied Final Sale $4,700,000+ (above the rejected offer)



ltem Data

Baker Ave reverse-implied (per buildable sq ft

3,316,000+
$1,069) s

This is the single strongest market signal we have. A buyer offering $4.7M was outbid —
meaning the lot cleared above $4.7M. Same street, same era, same configuration as Baker
Ave. This sets the current floor for Barron Park teardown demand, and Baker Ave’s FAR
ratio (70.5% of Laguna Way’s) directly translates the math.

& 852 La Para Ave — Sold Feb 2026

Item Data

Distance from Baker Ave 4 blocks

Configuration 4bd / 4ba, 2,467 sq ft, NEW BUILD 2025
Lot Size 6,384 sq ft (18% smaller than Baker Ave)
List Price $4,990,000

Sold Price $5,500,000 ($510K over list)

This is the post-rebuild value benchmark. A 6,384 sq ft lot (smaller than Baker Ave) with a
new 2,467 sq ft build clears $5.5M. Baker Ave has larger lot + larger FAR — post-rebuild
ceiling realistically reaches $6.0M+.

Reverse-implied land value: $5.5M - ~$1.65M build cost = $3.85M for 6,384 sq ft = $603/lot
sq ft = Baker Ave’s 7,696 sq ft (with size discount) implies ~$3.85M land value.

3691 Laguna Ave — Sold Dec 2025

Item Data

Configuration 3bd / 2ba + ADU, built 1939
Lot Size 11,875 sq ft

Sold $4,151,000 ($350/lot sq ft)

729 La Para Ave — Sold Jul 2025

ltem Data

Configuration 5bd / 3ba, built 1948



Item Data
Lot Size 10,872 sq ft

Sold $3,635,000 ($334/lot sq ft)

Tier B: Direct Configuration Match (Same 3bd/1ba Small Home)

@ 3329 Ramona St — Sold Sep 2025

ltem Data

3bd / 1ba, 1,027 sq ft, built 1950 (virtually

fi ti
Configuration identical to Baker Ave)
Lot Size 6,250 sq ft (20% smaller than Baker Ave)
Sold $3,300,000

Baker Ave has 25% larger lot + 19% more FAR + Barron Park premium over South-of-
Midtown — Implied value: $3.50M — $3.65M

779 Garland Dr — Sold Mar 2026 -« MOST RECENT DATA POINT

Item Data
Configuration 3bd / 2ba, 1,836 sq ft, built 1946
Lot Size 6,210 sq ft (21% smaller)
) 94303, adjacent to Oregon Expressway (highway
Location . .
noise) + school noise
Sold $3,560,000 (March 2026)

The most recent 2026 data point. Despite expressway noise, school noise, and a smaller
lot, this property still cleared $3.56M. — Baker Ave has none of these discount factors + 26%
larger lot + Barron Park (not 94303) — should meaningfully exceed $3.56M

890 Matadero Ave — Sold Feb 2025
ltem Data

Configuration 2bd / 1ba, 1,428 sq ft (one fewer bedroom)

Lot Size 8,682 sq ft (11% larger)



ltem Data

Sold $3,003,000

Baker Ave has one more bedroom + Barron Park core — should be at $3.0M+ even with
slightly smaller lot

4164 Wilkie Way — Sold Feb 2025

ltem Data
Configuration 3bd / 2ba, 1,596 sq ft
Sold $3,050,000

Tier C: Renovated / Expanded — Ceiling Reference
590 Ashton Ave — Sold Nov 2025 (renovated)

» 4bd/2.5ba, 2,394 sq ft, 6,085 sq ft lot
« Sold $4,550,000 (list $4.299M, +6% over list)

683 Georgia Ave — Sold May 2025 (renovated)

« 8,050 sq ft lot, 2,416 sq ft
« Sold $4,195,000

. Tier C reflects renovated/expanded structures — useful as a post-rebuild ceiling reference
for Baker Ave.

il Valuation Convergence: 5 Independent Methods

Method Implied Value
3329 Ramona (same config) x +25% lot premium $3,500,000
4055 Laguna $4.7M+ + FAR ratio $3,316,000+
Barron Park avg $/lot sq ft x 7,696 $3,449,000
779 Garland $3.56M + discount-factor adjustment $3,750,000

852 La Para reverse-implied land value $3,850,000



Method Implied Value

& Convergence Range $3,500,000 — $3,750,000

B Investment Math: Baker Ave as a Blank Canvas

Scenario A: Owner-Builder, Build-and-Hold

ltem Amount
Purchase Baker Ave $3,500,000
Demolition + Rebuild (3,059 sq ft main + 800 $2.500.000
sq ft ADU) T
Design, permits, soft costs + contingency $400,000
Holding / interest (18 months) $250,000
Total Investment $6,650,000

Post-build Market Value (per 852 La Para

$6,500,000 — $7,500,000
comparables)

P&L -$150K to +$850K + 35 years of owner enjoyment

Scenario B: Developer Flip

Item Amount

Purchase + build + soft costs + interest $6,650,000

Sale at $7,000,000 $7,000,000

Agent commissions (3%) ($210,000)

Pre-tax Profit +$140,000 (thin margin but viable)

<~ Developer margin is thin, which means Baker Ave is better suited to an owner-builder or
end-user with vision than a pure flipper.

Scenario C: Rent Now, Build Later



« Existing 905 sq ft home rents at $4,500-$5,500/month

« Annual cash flow ~$54K (pre-tax)

« Hold for 1031 exchange opportunity or wait for 2027-2028 market recovery to 2025 peak
levels

~ Why Act Now: Timing Analysis

Signal Interpretation
2026 Q1 citywide softening =7.5%  $300K+ cheaper than 2025 peak comparables

Barron Park 8-day DOM, 108%

. Still highly competitive — wait too long and prices rebound
sale-to-list

4055 Laguna Way cleared above

. All Barron Park comps are about to reset upward
$4.7M (April 2026)

Mortgage rates expected to ease

H2 2026 Buyer demand surge incoming

2025 ultra-luxury ($8M+) hit

Cash-rich high-end buyers; Barron Park is the next stop
record 25 sales

Critical window: Next 4-6 weeks is the optimal entry window. Once 4055 Laguna’s final
number is publicly recorded (expected May—June), Baker Ave’s comparable baseline will reset
upward 5—-8% immediately.

@ Bottom Line: Why Baker Ave Is Worth $3.5M+

Three independent lines of logic converge:

Comparable-sales logic: Same configuration 3329 Ramona cleared $3.3M (smaller lot) —
Baker Ave +20% to +25% adjustment = $3.5M+

Land-value logic: Barron Park avg $/lot sq ft = $370 + small-lot floor premium — 7,696 x $450
= $3.53M

Reverse-build logic: 852 La Para new build $5.5M + build cost ratios — land value $3.85M

Why a buyer chooses Baker Ave over alternatives:



1. Regular lot shape: Full FAR utilization = +200-500 sq ft buildable vs irregular lots
($400K-$1M advantage)

2. Barron Park location + schools: The only South PA sub-area within walking distance of
Stanford

3. 3,859 sq ft total buildable: Main house + ADU = primary residence + passive rental income

4. 2026 Q1 softening window: $300K+ savings vs 2025 peak

5. No renovation traps: Clean teardown, fully compliant 2026-spec design opportunity

\{ Offer Framework for Your Buyer

Offer Level Assessment

Opening price; will not secure if multiple offers

$3,295,000 (asking) expected

Fair value — secures property only if no stron
$3,400,000 — $3,500,000 properly only g

competition
$3,600,000 — $3,750,000 Most likely winning range
$3,800,000+ Strong signal; seller unlikely to refuse

» Recommended offer: $3,650,000 — $3,750,000 + 30-day close + Cash or pre-approved
jumbo loan + Inspection contingency 5—7 days (not 17) + No appraisal contingency (if cash
position allows)

€ Verifiable Comp Sources

Comp Source
4055 Laguna Way (cleared > $4.7M Apr ,
Redfin
2026)
852 La Para Ave ($5.5M Feb 2026) Redfin
3691 Laguna Ave ($4.15M Dec 2025) Redfin
729 La Para Ave ($3.64M Jul 2025) Redfin
3329 Ramona St ($3.30M Sep 2025) Redfin

779 Garland Dr ($3.56M Mar 2026) Redfin


https://www.redfin.com/CA/Palo-Alto/4055-Laguna-Way-94306/home/1072416
https://www.redfin.com/CA/Palo-Alto/852-La-Para-Ave-94306/home/1391401
https://www.redfin.com/CA/Palo-Alto/3691-Laguna-Ave-94306/home/605015
https://www.redfin.com/CA/Palo-Alto/729-La-Para-Ave-94306/home/1173028
https://www.redfin.com/CA/Palo-Alto/3329-Ramona-St-94306/home/658255
https://www.redfin.com/CA/Palo-Alto/779-Garland-Dr-94303/home/990233

Comp Source

890 Matadero Ave ($3.00M Feb 2025) Redfin
4164 Wilkie Way ($3.05M Feb 2025) Redfin
590 Ashton Ave ($4.55M Nov 2025) Redfin
683 Georgia Ave ($4.20M May 2025) Redfin

Prepared based on Santa Clara County public records, MLS sales data, Palo Alto R-1 Zoning
Code, and current market analysis. All comp data independently verifiable via Redfin/Zillow. The
4055 Laguna Way bidding information was obtained directly from market sources and reflects a
verified rejected $4.7M offer (sale cleared above this level). Pricing analysis represents seller’s
view; buyers should conduct independent due diligence.


https://www.redfin.com/CA/Palo-Alto/890-Matadero-Ave-94306/home/1799185
https://www.redfin.com/CA/Palo-Alto/4164-Wilkie-Way-94306/home/603383
https://www.redfin.com/CA/Palo-Alto/590-Ashton-Ave-94306/home/601173
https://www.redfin.com/CA/Palo-Alto/683-Georgia-Ave-94306/home/721954

