
Council Agenda #- 
Mccling of April 28, 2009 

Staff Report ~ ~- 

CONSIDEI<AI'lON OF A RESOI .IITlON FOR AN EXCEP.I'ION FROM 'I'HE REQllIREMENI'S 
TO INSTA1,1, A SlDEWA1.K I'OR A THREE-1,O'l' SUB1)IVISION A'l' 2007 BISI IOP ROAD - 
APPLICA'I'ION NO. 2008-0075. 

Honorable Mayor and Council Members: 

Summary 

The applicant rcqucsts an l:xccl,tion from thc requirement lo install a sidcwalk for an approved 
three-lot subdivision Iocatcd a1 2007 Bishop Road (the old Agapc Church site). l'he applicants 
indicatc that this particular ncigliborhood of the San Juan 1 lills area is low density and rural in 
character. and already maintains an existing continuous standard sidewalk on the other side of the 
street that is sufficient for pedestrians usc. In addition, the applicant reason that thc installation of 
the sidewalk would require approximately 545 cubic yards of additional grading for thc construction 
of a retaining wall, the renloval of several mature trees and vcgctation, and relocation of an exiting 
fire hydrant and PG&E guy wirc. 

Thc Dcpartmcnt or Public Worlts requires the installation of sidewalk, curb and gutter for all 
substalltial projects ( i t . ,  subdivisions, new homc co~lstruction, ctc.), but i~rovidcs a departmental- 
level exception for properties within the San Juan Hills Area that havc frontage on a strect with a 
greater than twenty percent cross slope. Publie Works has dctcrmined that the cross slope ofthis 
particular section of roadway docs not meet the standard for a departmental-level exception; 
Howevcr, it is withi11 the City (louncil's discretion to grant an cxception to the requirement for 
sidewalk installation. 

The Planning Corn~iiissio~i rcvicwcd the proposed exceptio~l rccloest, and tcstimony frorn the project 
applicant, neighboring property owncrs, and a representative from the Dcpartmcnt of Public Works 
on Octobcr 7, 2008 (see attachcd 10/7/8 Staff Report and Meeting Minutes). The Comlnissio~i 
recom~nendcd (by i~ 7-0 votc) that the Council grant an Exccptio~i to thc requirements for sidewalk 
installatio~l for thc three lots in this subdivision. Rased on thc analysis ofthc requested Exception, 
staffrecommcnds thc Coullcil adopt a Resolution approving thc 1:xeeption request. 

Background 

The prqject sitc was previously developed with a residence, church, and scvcral acccssory buildings, 
which wcrc conslructed in thc Ii~tc 1960's, and demolished in  2006. 
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The I'lanning Commission apl2rovcd a three-lot subdivision o r  the suhicct property in October of 

2005. Conditions of approval Tor the subdivision required the installation o f  a full sidewalk, and 
curb and guttcr along the sitc's rrontagc. 

An applic;~tion hl- Ilcsign I<evicw for construction of a ncw home on I .ot 3 was submittctl in 
Decembcr of2007. and was found by the Dcpartnient of Puhlic Works to bc non-compliant with rhc 
City's sidewalk improvcmcnt standards (i.e., the scope of the project triggered installation of a full 
sidewalk, curb and gutter and nonc were proposed). The applicant worltcd Tor sevcral months \~'itli 
Public Works, and surveyed tlic c.ross slope of tlie street to determine if thc p~.ojc.ct could bc cxccptcd 
from the sidewalk installation requirement; when a roadway has morc than a 2 0 %  cross s1ope.a l'ull 
sidewalk, curb and gutter can bc. eliminated on one side. Howcvcr. Public LVorks detennined that tlie 
roadway, at rlic timc of its constl.uction, had less than a 20% cross slopc, so tlie exception would nor 
apply. 

'She applicant suhscqucnrly rccl~~cstcd that the City Council tlcternlinc. if a sidewalk would he 
appropriatc along tlic froniagc for all lhrce lots that were crc;~lcd as p;lri or  the subdivision. l'lle 
Planning Commission revicwcd the exception request, and a 1)esign I<cview application for 
construction o f a  11cw singlc-family homc on 1,ot 3 in October 2008. 'l'llc (:ommission approved ihc 
Design Review application, ant1 rccomnlended that the Council approve ihc exception reclucst; a 
condition of thc  i>csig11 l(cvic\\~ approval requires that a final lnndscapc plan rcturn to tlie Planning 
Commission after the Council malics a determination regarding sidewalk installation. l'he Plan~ling 
Com~nission Sl~~ff l<cpor t  and Mccting Minutes arc included 21s Attachments I I  and Ill, respcctivcly. 

1 
Tile applicant ~~cqucsts  an l<xccp~ion fiom thc requirement to install a livc-Toot wide sidcwalk for an 
appl-oved thrcc-lot subdivisicln. Installation of a sidewallc wo~lld rcc]uil.c ;I suhsrantial amount of 
grading and the construction of21 retaining wall to stabilize thc croding slopc along the project sitc's 
frontage. lnslcatl, the applicant proposes to install sediine~ltation controls (lute netting and mulch) 
and plant d&glit-tolerant naiivc plantings to stabilize tlic slopc along tllc site's fiontagc. 'I'he 
Ilcpartment ofl'ublic Works liasdctcrn~ined that a sidewallc at tliis location would not likely scrvc a 
significant v o l i ~ ~ n c  orpeoplc. In addition, approval of the  proposed Exccl>tion would reduce p~.ojcct 
grading by approximately 400 lo 545 cubic yards; save scvcral mature trees, and prevent the 
rclocation oT a11 exiling lirc 1i)~drant and PG&E guy wirc. S t a r  hclicvcs that approval of the 
I:xcc]?tion \vould he consislcnt will1 numerous General Plan and San Juan I lills Area I'lan Cioals and 
I'olicies, as discusscd bclow. 

General  Plan/Visi(~n S t a ( c m c ~ ~ l  

Granting ihc I'scc]>tion woultl hc consistcntwith the fbllowing Cicncral ]'Ian and San luan llills Area 
I'lan Goals and I'olicies: 
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Generol Pluri (iocrl 1015 1 (IJrr.~eriie, und, where neetletl, (rnhuncr /h(, prescnl charircler qf 
esruhlished re.sitl(!n~ir~l crrc!cr.v/, cmd Goal 1015.3 (Preserve .significon1 O I J ~ W  sptrce.s. rrec,.c., vic?iiis, 
waterwujn, ii!il(lli/~! hohi/cr/.s, crrid other,feutures, ofthe nulurol c!n~lironnvc?nl). 

o l~rrosion .vhull hc nvininiizr~d ihrough .vuch meusures us rlmuffre~eri~ion tmd re-vegetation. 
o ( i ro t l i n~  cr~vc l  nc.111 invl?c!rviolr.s slrrfuces shall he kepl lo /he minimtlm neces.sary to perfnil 

develol~mc~n~ of lond in tr nicrnner convpalihle wilh its chorc~c.leri.stic.s crnd designated use. 
u Lurid, ii,c~/rr cmc l  rncr:ql.) slicrll hc used eff;ciently. 

San Juan I ]ills-Arca P'ii 

Goo1 4 (Pre.ser~~e Nrr~urul i < ( ? s o u r ~  
Preserve vc.gc/cr/ion and ollier ntrlirrol resources in the Son .111(1n 1lill.c. Arvcr. 

Goal 5 (1'1y,.ser1~ 1 ' 1 ~ l l l j ~  V@II:S) 
Preseri!epuhlic 1~irlo.v into. ~ i ~ i l h i ~ i  undfrom [he Sun .luan orerr, ] J ~ ~ l i ~ U / U r / j ~ p l 1 h / i ~  vieii~s ofnuturd 
ureu.s. 

Policy 8 ( l ' r o / ~ c / I / ~ ~ u f i o _ n )  
Ensure rhrr/ c/c~i~c!/o/~17ien/ li~iil: (I). fivinimizc~ the removul (~/ 'vrgelulion, 11). protect und reslore 
vegelulion ic~hich .s~ohilizc!.s soi1.c cmcl reduces surfice ~ ~ u l e r  rirrir?fl erosion untl sedimcnlulion, (;). 
prolect hislorir crficl .sceriic, /r(,c.s, und d). provide revegrlrrlion o/ 'ul l  significunl lree cover, el. 
promole /lie u.$(, O/ ~ i ( ~ t i i ~ !  I ~ C ( ! . Y  nn t l~~lunls  in neMJ lunclscul~in#. 

polic.)) 10 (1'roI~:t:l M m i i  I / trhi lc~~ 
I'rolrct ~ ~ ~ i l ( / / i f o  hohilcrl hj1 .sirin# cmt/ clesigning new deve~ol~rivrfil lo fncrinlrrin porlions ofexisling 
hahilu1.s if? lin(l(?i!c,/(~/?Pd urc?ns. 

Policy I I (Gruding I&~RII $/unN'urrd 
Estohlish design .s/rrndu~~c/.s /Or (111 grading, including gru(1ing f i r  geologic miligtrlion and /he 
d~l~elOp~7enl (?frotr(I.s uncl hotr.sc?.s, lo ensure /hut: u. changc,s,f,-on? r?crltrrcr/ grude are niir?ifiiizc(/. h. 
slclhi/izulion j~l(rr11in~ for- grtrrling ureos is provided prior. to /he nornvril rrriny .c.euson, ant1 (.. 
.vfandurd.c lo niinirivize erosiori/~.oni gruding operations trrr cl(!velol~~cl, (0 sile preporation cmd 
groding i.c hornioriious ii~illi s~rrrol~ridinji land. 

Policy 13 (Pro/c.l;l I,@ l/i_eii~.c.) 
u). SiIe orid design neii) d( , i~c/o~~menl  ofid lundscaping 111 prolccl public, i.icii~s, ~~ur~iculorly , /rom 
Rul.slon ,4i~onlrt! lo i.cr~rrrl ( 'rtrck (,'(inyon, S~rgurloufancr .Yu;ori 1,'r.trnci.sco llci,y; 13). Sile und design 
.c.lruc/ures lo ~~iuwiivvizr puhlic r~icii~preservu~ion. 
Analysis. 'l'llc 1:xccption for sitIc.walk installation would prcsc~.vc signilicanl trccs and public views, 
and suhs~an~ially ~.cdlrcc thc ovc.l.:~II ;.i:~ding along thcprojcct silc's frontak,,c. In addition, a1,proval o i  
an I'xception \vonld :rvoitl lhc construclion or a retaining wi~ll ,  minimi/.ing crosion, preserving 
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features of ihc natural cn\~ironnlcnl and allowing stabilization of lhc slollc will1 nalivc, droirght- 
tolerant plant spccics. 

Fiscal Irnparl 

None at this limr. 

Public Contar! 

No notice was required for this matter other than the posting ol'ihc agcntl;~. 

Stafr recommends ihc City C:cluncil adopt a Resolution approving the 1:xception for sidcwalk 
installation. 

Altcrnativcs 

I .  Take public testimony and continue the matter. directing any questions to s t a f f f ~ r  rcscarch and 
response. A staTTreport \ ~ o ~ r l t l  bc prcparcd for co~lsidcralion at a T~rlurc mccting. 

2.  Ilcny the rccj~rc.sted I:xccpl~on 
3. l'altc no action. 

Attachrncnis 

I .  Resolution appl.ovi11g lhc 1:xcption for sidewalk inslallalion. 
I .  Octobcr 7, 2008 Planninp, ('ommission staff report, adopted l<csolulions, and attachmcnls 

(Council o11ly) 
Ill. Planning Commission Mccting Minutes, dated Octobcr 7. 2008 
IV. i'rqject Pla11s and Materials ((:ouncil only) 

Staff Contacts: 

Damo~i  Di1)onalo C:;~rlos dc Mclo 
(650) 637-2908 (610) 595-7440 
t ld i t l t tn ;~~o:~~lhc inr i~~r~ .p~o\ :  i : t lcmclo~~hclmont .go~ 



RESOLUrTION APPROVING THE 
EXCEP'I'ION FOR SIDEWALK 

INSTALLATION 



ClTY COUNCIL RESOLUTION NO. 

RESOLllTION OF THE ClTY COUNCIL OF Tk115 CITY 0 1 7  UELMONT 
APPROVING AN EXCEPTION FOR THE INSTALLATION OF A SIDEWALK FOR A 

THREE-LOI' SUBDIVISION AT 2007 ISISHOI' ROAD 
(APN: 043-010-240) (APPL. NO. 2008-0075) 

WHEREAS. Richard 'l'app, applicanl, on behalf ofllancho Bclmonl, LLC, properly owners, 
requests an Exccplion lo the requirements forthe installation ofa sidewalk for a three-lot subdivision 
located at 2007 Hisliop Road (AI'N: 043-010-240); and, 

WHEREAS. l'hc Deparlment of Public Works has dclerminctl ilia1 a sitlewalk a1 this 
location would not likely servc a significant volume of people, and approval of the proposed 
Exception would reduce pl.qjccl grading by approximately 400 lo 545 cubic yards, save several 
mature trees, and prcvent tlic ~.elocation of an exiting fire hydrant and PG&E guy wire; and, 

WHEREAS. the City Council has determined that approval oftlie Exception is consistent 
with all relevant goals and policics ofthc Gencral Plan and thc Ssn Juan 1 liIIs Area I'lan, as follows: 

General Plan 

General Plon Gorrl 1015.1 (Preserve, ond, where nerclc,d, enhance /he presenr chorocrer of 
eslublished rrsidenriul oreo.~), ond Goo/ 1015.3 (Preseri.r, .\ijinificonr O ~ X ' I ~  spoces, rrees, vie1v.s. 
waleru~oja. ~ ' l / d / i f&  I?uhiiu/s, an(/ o/her,fi'ature.s, of ihc nolurul cnviron~nenl). 

1016.4. 7'hc,fi1lloi~:i17g .s/undurds .shall c~pply ro oll new develolnneni. 

o Erosion sholl he mininiized rhrough such measures us runoffreicnlion cmd rc-~,egelulion. 
o Grading und ~ i e u ~  imperviou.~ surfuces shall be kepi lo /he rnininnrix neces.sory lo per-mi/ 

developmen/ of'lond in u n7onner compu/ible with ils c h o r ( ~ ~ / e r i ~ ~ / i i ~  ( ~ n d  designured use. 
o Land, wuler ond enera) shull he used eflcienlly. 

San Juan IliLs Arca Plan 

Goal 4 (Preservr~',~olurul R e . s o ~ r r ~  
Preserve ~~ege/o/ ion und (>/her ntr~irrul resources in the S(II? .Jutm Hi1l.v Areo 

Goal 5 (Preserve I'uhlic Views) 
Preservelnihlic vic~r:s inlo, u~iihin und,from [he San Juun U ~ P ( I .  porlicului./j~puh/ic view:\ of'nu/~rrul 
ureus. 

&licv 8 fl'rolecr V e g e m  
Ensure /hrr/ develol~mcnl i~~ i l l ;  o). minimize the rcmovol o/' ~,cge/o/ion, 11). prolecr ond resiore 
vegelorion which s/ohilizes soi1.s cmd redirces surface ux~ler rirr?o{f, erosion ond sedimen~o~ion, t). 

prolecl hisloric ur~d scenic 1ree.s. ond 4. provide revegclulion of ull signi/ictrnl /rec covc.6 el. 
promole /he use of ncr/il~e 1ree.s ~11dl~1un1.s in new lunulvcupi~ig. 



Policy I I (Grodb7k. Desipn S/undurd.si 
Es/uhlish design .s/undardv ,fhr (111 grading, including grading f i ~ r  geologic nziliplion and /he 
developmen/ ofrouds and  house.^, lo ensure /ha/: a. changrs fiom nalurul grade are minimized, b. 
stabilization planling fir grodi17g areas is provided prior lo the norniol rainy season, and c. 
standards lo minimize cro.sion,fiom grading operations arc rlci~elopccl, (I) site preparo(ion ond 
grading is harmonious u!i/h sz/rroz/nding land. 

Policy 13 (l'ro/c.c/ l'ubli~. Vieii~g 
a). Sile and design new develol~~nent ond landscaping to prolecl public views, par(iculur1y from 
Ralslon Avenue 1 0  1.ourel Creek. (,'onyon, S~igorloqf and Son 1'i.oncisco Roy; b). Site ond d'e.sign 
structures lo mrrxiniire public i ~ i e ~ ~ ~ ~ r e s e r v c ~ t i o n .  

The Exception for sidewalk installation would preservc significant trecs and public views, and 
substantially rcduce the ovcrall grading along the project site's frontage. In addition, approval of an 
Exception would avoid the construction o f a  retaining wall, minimizing erosion, preserving features 
of the natural environment and allowing stabilization ofthc slopc with nativc, drought-tolerant plant 
species. 

WHEREAS, the I'lanning Commission of the City of Helmont. reviewed the Exception 
requcst and all public tcstimnny, and recommended approval of thc 1:xception for sidewalk 
installation by a 7-0 vote; and, 

WHEREAS, the ('ity Council hcrcby adopts the s t a f f r c ~ ~ o r t  datcd April 28, 2009 and the 
facts contained thcrcin as its ow11 findings of facts; and, 

WHEREAS, the City Council did hear and use their indcpcndcntjudgmcnt and considcrcd 
all said reports, recommendations and testimony hereinabove sct f o ~ t h .  

NOW, 1'HEREFORE 1iE IT RESOLVED that the City Colrncil hereby adopts a 
Resolutio~i approving an 1:xccption to thc requiremenl to install a sidewalk for a three-lot 
subdivision located at 2007 Risliop Road. 



I hcreby ccrlify that thc foregoing resolution was duly and regularly passed and adopted by 
the City C:ouncil of the City oiI3clmon( a( a rcgular meeting thcreof held on April 28, 2009 by the 
following vote: 

AYES, <:OLINCII,MEMUI<HS: .- 

NOES, COUiNCI1 ,MEMBERS:~  -~ ~ 

ABSTAIN, COIJNC'1LML':MHl:IIS: 

ABSENT, COUNCILMEMBl~,I<S: - ... 

RECUSEII, C0UNC:ILMI;MHt:IIS: - 

MA YO^<"^ thc C i G o f  Belmont 

ATTEST: 

CLERK o f t h e  City of Belmont 



PLANNING COMMISSION 
STAFF REPORT 

OCTOBER 7,2008 



MEETING OF Octobcr 7,2008 

AGENDA ITEM NO. 5A 

Application I.D.: 2008-0075 

Application I'lpc: Single Family Design Rcvicw 

Location: 2007 Bishop Road 

Applicant: Ilicliard 'l'app 

Owners: Ilancho Helmont, LLC 

APN: 043-0 10-240 

Zoning: IIRO-l Hillside Residcnti;il and Open Spacc - Ilnst~bdividcd 

General Plan 1)csignation: 111lOP - Hillside Residential Open Space 

I~nvironniental 1)ctcrmination: Catego~.ically Exempt, Scctiori 15303. 
Class 3(a) 

PROJECT I)ESCIIIPTION 

'l'lic applicant rcqucsts Singlc 1:;imily Design Revicw (S1:l)ll) approval to construct a new 1.490 
square-hot single-ranlily rcsidcncc on a vacant 86,254 sq. St. lot that is hclow the maximum 
permitted 4,500 square fecl ror thc site. 

StafTrecommcnds tll;~t thc I'lanning Commission approve thc Single Family Ilcsign Revicw suljcct 
to tlic conditicms ofa1,proval contained in the attached drafi resolution'. 

The proposed single-family rcsidcnce is a permitted use in the tlRO-l (Ilillside Residcntial and 
Open Spacc) zoning district, and is conforming to i l~e  General I'lan Designation MROI' - Ilcsidrntial 
and Opcn Space. 

'l'lic project sitc was previously dcvclopcd with a 2,853 squ;ll-c rcsidencr and a 2.003 squa1.c root 
clit~rcli. and sc\.cral accessory buildings. which were constructed in thc latc 1960's. 'l'lic chu~.ch, the 
~residencc. and tlic other struc~ui-cs \\ere dr~nolished in 2006. 

~ p - ~  - . .. 

' l'lcasc notc: ' l ' l ~ i i  r r u ~ m m c ~ ~ t l i ~ l i ~ ~ ~ ~  i s  ~iiadc i n  advance of public tcsl imo~~y o r  Col~l~nissiol~ discossin~~ oftllc iirqircl. At 
llrc pl~hlic l ~ e i ~ s i ~ ~ g ,  li~csc c\vir racloss, ill coli,junction will1 the staff analysis. usill hc consitlcrctl by thc Commission in 
rc~ldel.inf a dccisio~, 011 111c prqjccl. 
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'The subject properly (Lot 3) was crcatcd by a three-lot subtlivision, which was approved by the 
Planning Conlmission in Oclohcr of 2005 (see sheet A-1 for thc approvctl subdivision plan). An 
environmental review, Mitigatetl Negative Declaration, (MND) conduetctl ior the subdivision ol'thc 
property identified ],orlions of tllc sitc that may contain sensitive plant and animal specics. The 
MND includcd mitigation n~c;isurcs that rcquired additional survcys for nesting birds, prior to 
development of the site. In addition, a maximum developable area was established for tlic site 
consisting of thc pric\;iously tlist~~rhctl/landscapcd areas. Thc maximum developable area for I ,ot 3 
is identified on thc ~>~.c!ject's sitc plan (Shcet A-2) as a setback line between the previously disturbed 
area and the undisturbed coastal scrub habitat. 

The current application was submitted in December of 2007, and was found by the Department of 
Public Works to bc non-compliant with the City's sidewalk improvcmcnl standards (LC., thc scope 
of thc pro-ject biggercd inst;~llntion of a full sidewalk, curb ant1 gutler and none were proposed). ' lhe 
applicant worlted for scvcr;rl inon~hs  with Public Works, and slrrvcyed the cross slope of the strcct 
to detcnninc if the p~.oject could bc cxcnlptcd from the sidcw;illt inslallalion rcquircmcnl; whcn a 
roadway has morc illan a 20% crc~ss slopc, a full sidewalk, curl> and gutlcr can be eli~njnated on one 
side. Ilo\vc\!cr. I'lihlic Worlts tlctcrmined that the roadway, a1 the Limc of its construction, had Icss 
than a 20% cross slol,c, so ihc cxcmption would not apply. 

'The applicant has rcqucsted the[ the City Council decide il'a sitlcwalk ~vould be appropriate al this 
location, both for thc subjcct projcct sitc and the other two lots creatcd ;IS part of thc subdivision. 
Staff will prcparc a rcport to thc <:ouncil suhscquent to thc I'lallning <:ommission's review ol'tliis 
project. Stafr bclicvcs that thc pl.qject plans are sufficiently detailed lo rcvicw the project and milkc 
a determination on Ihc SFI)I< findings as proposed, withoul a sidewalk. Should the Council rcquire 
a sidewalk. a final 1;rndscapc. plan would return to the Commission for rcvicw and approval with thc 
sidewalk includcd. Stall' is rcqucsting a recommendation from the Commission with respect Lo the 
installation of tlic sidewallt. A tictailcd discussion related to the installation of the sidewalk is 
includcd on pages 10 through 20 ol'this rcport. 

Thc subject propcrl!. has an avcragc slope of 24.4 %, and is located on the northwest portion of 
Bishop Road, along :I loop crcatcd north of this roads and its intersection with Marstcn and Rohcrts 
Avenucs. 'l'he propcrly was ~>rcviously developed with a church, a rcsidcncc, scvcral accessory 
buildings, and associ:ited landscal>ing improvements that wcrc construclctl o n  a Iargc, rclativcly flat. 
knoll located ad;accnt to thc site's roadway fiontag~,. A rollcd curb ant1 gynvel driveway servcd as 
access to tlic church anti home. A steepl), sloping area to the nol.thc:ist of the site was 1101 

dcvelol~cd. and rcmains in ils natural state. The City Arhorist has confirmed that thcrc are 
approxi~nalcly 27 rcl?ulalcd trees o n  and adjacent to the projcr! sitc that may be impacted by thc 
proposed project 

The propcrt), is houndctl to thc north by the vacant lots (zoncd 111<0-2) Lh;rI havc no road accc.ss, to 
the west by vacant i~ndevelolmi l>ropcrly (Lots 1 and 2 o f t h e  three-lot subtlivision), 10 tlic east by a 
large. vacant lot zoncd 1-1110-1, and single family llomes, and lo thc soul11 by single fanlily homes 
along Bishol> Koati. l'lie surrounding single family neighborhood is dc\vlopcd with onc and two- 
story singlc-family homcs \vith a mixturc of stucco and wood cxlcrior finislics. 
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'fhc applicant prolhoscs to construct a Mediterranean-style, 4,490 square k ~ o t  single-family residence 
on sitc. l 'hc honic \voul(l consist of one and two-story building clc~ncnts with an attached garage, 
arranged in a semi-circular rashion. 'l'lic project would consist oTtlic l'ollo\ving: 

Floor Plans - 1:irst j : lo~ 

'l'he 3,670 sq. ft. l i r s ~  flnol- consists of a 3,107 sq. ft. rcsidcncc, and an at~;~clicd 561 sq. ft. gal.;igc. 
The first floor o f thc  residence includes a master bedroom, wall<-in closct, living room, dining area, 
kitchen, family room: foyer, laundry, breakfast nook, study (or guest bedroom), and one and one- 
half bathrooms. An interior staircase would provide access to tlic upper lcvcl. Four halconics would 
exit to the rear o r  the liomc. one patic, would cxit to the front o r  the hotnc and one terrace would cxit 
to the side of l io~nc.  'l'lic intcrior floor to ceiling height of ihc first Iloor is proposed at ten rcct in 
living areas, ninclccn feet in thc Coyel-. and five feet in the attic ahovc the living room. Crawl space 
under the housc ranl:cs from scvcral inches to approxiniatciy live rcct in hciglit. A two-car garage 
with an interior dimension of21.5 '  by 2.7'. would be attachctl to tlic liomc via a roofed breezeway. 
The 20' long hy 21 .S  wide parlting arca in front o f  the garage is adcquatc to park two additional 
cars. An unronlkd utility pad would hc constructed adjacent to Llic garage in order to screen utility 
meters. trash and recycling. A five-foot high stucco wall witli a built-out lhase cap would surround 
the pad. 

1:loor l'lans -. - -- Second 1- 

'l'lie proposed sc.contl iloor inclutlcs two bedroonis, two full hatlirooms, two closets. a counter and 
stairs with 11ic l i ~ y c ~ .  open to hclo\v. A one-foot wide decorative "Julict" balcony is proposed ;I( the 
rear of tlic bedroom on tlic cast side of the home. The total proposed floor area for this lcvcl is 
approximately 820 square rcct. 

~~ ~ - 

~ -- 

-- 

complying two-car garage, 
master bcdrooni, walk-in closet, living room, 

First l.c\'el (Main l:loor) - 3,670 Sq. 1:t. dining area, kitchen, ranlily room, foyer, 
laundry, hrcalcrz~st nook., study (or guest 
bedroom), and one and onc-half ~ ~ bathrooms. 

Sccond 1,cvcl - 820 Sq. 1:1 I'roposed: ' I ' I V O  hedroo~iis. t\4'o full 
bathrooms, ~ \ \ ~ o  closets. a counter and stairs I with the fooycl. ope" to hclo~y,  

I Total for dwclling = 4,490 Sq. 11 .  
- - - - I 



I'LANNING (:OMhllSSION S1'AI:I' IK1:1'01~1 
RE:  2007 liishop lload, l'A112008-0075 
Octobcr 7,2008 
I'age 5 

The pl.oposcd ncw Mediterranean-style homc would have a stucco exlcrior finish with stucco and 
stone venecr basc, mctal clad, wood windoms with divided lights, and a clay tile roof. Architcctural 
design details inclridc: 

Decorative glass and ivood cntrancc door with wrought iron 
Arched window openings with stucco sill trim 
I-lalf columns and a covcrcd clirl.alicc area with stone column supports 
S ~ u c c o  crown and band (rim 
Mctal cliimncy cap, a11tl copper. half-round gutters 
A stone and tilc wall f'o~~ntain 
Painted wood panel garage doors and a painted wood pergola on the IYont of thc garage 
Decorativc wrought iron lin~.dware, wrought iron railings for cxtcrior decks. i~ltcrloclting 
driveway pavcrs, and a drivcway fountain. 

.l'he proposcd cstcrior nlaterials and color palette would inclutle: 

Itoof: Clay tilc. "l,;~ctory" (hurnl (11-angc-brown) 

Stonc \'cnccr Easr: "Natural" ((:In) 

Stucco Basr rntl  (rim: "Wrsl Wilrwick" (golden wheat tali) 

Exterior Walls: Stucco. "C;rc;lt (;auchom (dal-k mustard) 

Wrought Iron l<ailings ant1 Ilartl\r'arc: Black 

Window Franic, Sash, Wood I ~ ~ v c  and Trellis: "Mossy 1.og" (pale green) 

'free Removal 

.file church, Iiomc and acccssory slructurcs have been rernovcd from the ~~l-toperty. 'l'lic sitc contains 
numerous trces; o r  which 22 wcrc tagged as regulated trecs ant1 assesscd hy the City Arborist (see 
Attacli~nent V Tor arhorist rcporl). 

The applicallt proposcs removing live (5)  regulated trees, as  fiollows: 

l'ree 881 : Canar): Island I'inc, l'~.otcctcd Sizc. 
Tree #88: 1lolla1- gun), Protcctcd Sizc. 
Tree #I 08: Gloss!: l'rivel, Non-I'rotec~cd Sizc. 
"rec #I 00: 1)codar ('cdar. Non-l'rotcctcd Sizc. 
l 'rcc 111 13: Italian Stonc I'inc. I'rotcctcd Sizc. 

In addition to thcsc live ~rccs,  1l1c ('it); Arborist recom~nends rcmoval of trcc ti60 wllicli sustained 
sevcrc damagc during tlic I!4101( storm (no fcc required). l'hc City Arhorist cautions that 7'rce #s 
1 1  5, 92, 93. and 126 may hc imllactcd by tlic proposed l~rc!jccl, and 11i:ilics recommendatio~is fol. 
~nodifications to lhc landsc:rlx pl;~n anti for tlic retention oftlicsc trees (scc :~ttaclictl tree disposition 
chart). 
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Landscaping 

. ?  I he applicant lias providcd ;I lantlscapc plan (Sheet L-I), and ;in irrigation plan (Shcct 1,-2). 'l'he 
landscapc plan proposes rrtaininp, thc large California native trces on sitc, retaining thc cxisting 
vegetation a1 thc front of tlic sitr Sor screening, and planting a wide varicty of trecs, sli~.uhs, vines, 
and groundcovcr, l 'hc plan incl~rdcs thc use of Californian native spccics (oak trces. redwood tl.ccs, 
California 1,ilac. Manzanita, coyolc bush, California toyon, ctc.). l 'hc proposed plan includes the 
following landscapc plantings antl cxtcrior landscape featurcs li)r thc sitc: 

Eight varielics of trccs, for a total of 57 trccs (51 of which arc 2.1" box sizc or grcatcr) 
Twenty-four varieties of shruhs for a total of 378 shruhs 
Eight varictics of groundcovcrs 
l'hi~.tccn varictics of vincs 
A fronl cntrancc two-lcvcl watcr fount;~in 
A pervious cobblc 1,avcr tlrivcway leading to a ~iiotor court (~1.11-iiround witli a fountain at 
the ccnter 
I'crvious polio areas to thc ].car and sidcs oft l ie homc 
A gravcl palliway around ihc rcnr and sides of the homc (hat lcatls 10 inasonry tilc benclics, a 
small fountain and ;I sl>;r (;lssociatcd garden retaining wi~lls rangc li-om 1 8 inclics to 4 fcct in 
height) 
A black orna~iiental stccl gytc attached to cast stone cntry columns that would connccl to a 
six-foot high \vootlcn Scncc surrounding the property. 

Grading 

.l'hc site would hc rc-gradctl to accommodate the drivcway with tu1.11-around area and crcate a 
relatively Icvcl li)otprint for tlic nc\v housc. Approximalely 845 cubic yartls of cut and 845 cuhic yards 
of fill for a tol;~l grading of 1.690 cubic yards would bc necessary to allow for tlic proposed 
construction. Cut and fill woultl bc balanccd on site witli m11c1i of thc cxcavatcd matcrial hcing 
spread out ti.n~n thc top o i t h c  knoll to crcatc a more level builtling pad. 
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Mardscape 

The following hhlc lists hardsc;~pc clcments on the property: 

~ -- ~ ~- 

Fcaturc 
- 

-~ -~ 

. - 

Total 

1 Arca 
Arcs (sq. ft.) Percentagr 

- - -- -- 

- I -- - L ~ 1 ~ -  
tall" of all fcall#l~rs 1111 lo t l l a l  lroinl in  the tnble. The tlrivcn,ay. patit, i l l l l l  l ~ r 1 . a ~ ~  wo~llt l  be PRVCI.S 

over a pervious s ~ ~ b s t r a l ~ .  whiclt w n ~ t l c l  i-csull in approximately 50% pcrmeahilily. Rcvisc~l ralrl~lations n,osld r c s ~ ~ l t  in 
approximatrly 8,314 sq f l  o f l i a r~ l scn~r r  ~- ~ 01- 9.64 7'0 ~~~p hardscapc covernge. ~ - . . ~ ~ .  

- 1 
As indicated in lhc table ahtrvc. Ilic proposed prqject does no1 s~~bstanlially add to tlie liardscapc 011 
sitc as a l,crccntiigc ( I T  lot arc;\, m;~inly duc to tlie proposed use of pavcrs over a pcrnicablc subsirate 
for construction of illc drivcway and patios areas. ln addition. staSf is r c c o c i ~ g  a condition of 
~ r o j e c t  approval. rccluiring ihc use of pavcrs over a pernicablc substrate for all patio, terrace and 
driveway arcas. 

Groundwork and(Gentec1inical l lc~gmmcndations 

'l'lie applicant has submitted ;I (;ctrtcchnical Investigation, prclmrcd by GcoSorensics, lnc., datcd July 
26, 2004. 'l'lic report was peel--reviewed by the City's Consulting (icologist, Cotton, Shires &I 
Associates; lnc.. in :I Icttcr datctl .lanuary 18. 2008. A copy c~f t l ic  report and letter are includcd as 
Attachments \'I ant1 V11. 

There are no Icno\vn geological Iia7,ards in the immediate neighborhood oftlic subjcct property; the 
sitc is designated as Sbr on tlic City's Ground Movement l'otential and Cieologic Hazard Map 
(development ilnd roild expansion permitted). The geotcclinic.;~l rcport concluded tliat the proposed 
residential dcvclopmcnt is ctrnstl.;~incd hy existing fill matcl-inls and the susceptibility of t l ic  sitc to 
strong seismic g1-ound shalting. I'he City Geologist docs not liavc feasibility ol?jections to tlie 
layout of tlic proposcd sitc impiovcmcnts, but does requirc tliat the projcct geoteclinical consultant 
inspect curl.cnt site conditions. and update recommended gcotcclinical design criteria prior to 
issuance of gratlincl. or  builtli~lk: permits. Additionally, the consultant shall be required to map the 
cxtcnt of existing f i l l  matel-ial, characterize tlie dcptli and engineering properties of the fill and 
rccommcnd app~.cq>~.iatc tlcsign nlcasurcs to niitigate any ad\icrsc irnlxicls on adjacent properties. 
'l'hc City Cicologisi has also provided recommendations for gcotechnici~l rcvicw of final huilding 
and grading plans and licld insl~cctions during construction. All of tlie City (icologist 
r e c ~ t l ~ ~ n e ~ i d a ~ i o t i s  li;~\,e hccn included in the attached Conditions of Appl-o~;tI. 
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PROJECT I )AI 'A 

- ~ ~ -~~~ -- 

Criteria 
Lot Size ~ 85,748 ~~~ 

-c ~~ .. - 

FAR ~~ ~ 0.0521 ~. ~- 

Square ~ o o t a ~ c l  -~ - -- ~- - ~ ~ 

Parking 'fwo-car garage (20' x 20') . . 
-~ 

I'wo uncovercd 
- -. 1 wo uncove~.cd - 

1 setbacks:' 
- -- -- . 

101.7 fi. 
~- - 

30-1 fi 

, ~ .. 

7 fi. 
15 fl. . . .  . . 

1 8 ft. 
-- 

1 ~ ~p 

itlloaablc Ilool- arc;, is 4.5011 sq. II. on pilrccl.; 20.000 sq. tl. iwi l  I . I ~ ~ . L , I . :  I'hc scll>;~c:hs k ~ r  l l ~  I l l<O-I 1)isIric.l 
arc pmvidcd i n  this lahlr: lhc ;~pplicanl'r lpri~iccl  dill;^ summary inrludcs sclhnrhr i~lcnlificd d u r i ~ i p  Ilic subdivision oilhc 
~ ~ r o ~ c r l y .  and ilic silc 1,l;ln (Shccl A-2) ~lcli~ir;~lcs lllc n i a k i r n ~ ~ ~ n  dcvclopahlc a r ra  i i i ~ i c r ~ ~ ~ i ~ ~ c ~ l  ( I u r i l ~ j .  llic c ~ i ~ i r o ~ i ~ ~ i c ~ l l a l  ~.e\'ic\, 

b t h c i u k & v i s i a l  (all sc!h;dyaic inc ;~s~~lcr l  irlprop_cny ~ lincs). .. ~- 1 

'l'he subject propcr~y is locakd in the 11110-1 (Ilillside Residential and O]>cn Space) ~ o n i n g  dislricl. 
Accnrding to Scclion 4.7 o r  ihc ('ity o r  I3elmont Zoning Codc, o~ie-fa111ily residences arc permilted 
in 111c 1 IRO-1 1)istrict. Thc Ilcl~iio~lt  Gc~icral I'la~i identifies llic land usc o n  the subject propcrly as 
l l i l l s i d ~ ~  Rcsidcniial and Open Spacc (IIROP). According to tllc (icneral Plan, low-dcnsiiy 
residential dcvclnl~~l lc~i t  in Lhc San Juan lIills area is al>l>rol>riiac only whcn it has hcen 
demnnstra(ed illat salc devclopmcni can take place consisicnt uith ihc l~olicies of Lhc Gencral I'lan 
and ihal adequalc acccss, utililics, lire services and othcr csscnlial scrviccs are available. 'l'he 
properly is locatcd ~vithin thc l>ur.vicw of the San Juan Hills A I U  Plan anil is designaicd al llillsidc 
Residential a ~ i d  Opcn Spacc (111101'). 

'Tlie lproposcd si~lglc-family rcsitlcncc is a permitted use within thc l~lillsiclc Residential and Open 
Spacc Ciencral I'lan designation. In addition, the project has rcccived gctiiechnical clearance. and 
I)ublic Worlts and ]:ire 1)cpnrlmcnt review, consistent will1 (;o(rls I0I.T.h (Knuwri: /hu/ ri:uidi:ri~ic~l 
~ / ~ I ~ C / ) I ) N I C I I I  o(:(:~/r.s in urc,cr.s of 10141-risk,fioni geologic uric/ hyc/ro/ogir hm711rd.r. cmcl ), cmd lOl.i.8 
(I'rolcc.1 /)cJr.~oris on(/ ~,rol,o.l)~,f,.om i / n r e u ~ o n ~ h l e  exposu~.r lo ~ i ~ I i i r [ ~ /  Ii(iz(ird,v, s l ~ h  (IS floods, /ire, 
~msl~rh le  grolm(1, c,ro.vion, ant/ ocr~~lhquukes). 'l'he project would also avoid slcep slopcs and scnsilivc 
specics on silc by z~dhcrcncc to an cstablishcd buildable area, and \ \o l~ld  replace i l ~ c  prcvious 
instituiional usc \vith a rcsidcntial use, consistenl with Gcncral I'lan Cioal 101 5.1 (/'reso.~:e, und, 
where iieedc~l, c,nh(rnce /hi, l?ro.seii/ ~huruc te r  of e s [ u h l i ~ h ~ ( l  r~,.viden/iol o r e ~ s ) ,   rid Cioal 10 15.3 
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General Plan l'oligigs 

1016.2. Inlensil)/ oflhc, use (?/ ' / ( JJ I ( /  us mcosrrred by such ,/uclor.s as porc:c/ size. poplrlalion dc,~i.si/y, 
building col>c!ruge, exlc~ril o f  intper~~ior~s .s~n-fuces, public ~[~r i> ice  rcv/uire~nen/ prrrking 
reqrriren7c!n/.s, rrnd IruJJic movenicTn/s shorrld he hosed on /he /i)lloiving generc~l principles: 

In/er~.vi/y o/'ir.vc c~/'intlii~irI~~rrl p(rrcels cmd hui1ding.s .vhoulrl he govcjrned by cons idero~ io~~ .~  of 
exisling rIc~velol)mc!r71 pn//c,rns, u~alo .  and uir q u o l i ~ ~ ~ ,  rrccessihili~y, lrufjc genc~rtr/ion, 
prrrking. noise, jrc, .s(ifi!,l, clrrrincrge, nuiurul hozcrrd.~, rc,.voirrce con.vc!rvo/ion (rnd ues~hclics. 

Inlensi(y of lond rrso .r.liotild he reg~rloled orcording 10 /he oi~cliiahiii1,y of con?mrrni(y 
,firrili/ie.s cmd seri1ico.s. 

101 6.4. Thc?,/i1lloi.c~i~7g s~rrnrlrrr(l.s .sh(~ll ul7pIj~ lo oll nrr.  clevelol)mc:n/: 

a. 
b. 
L'. 

Seivrr~r di.c.l)oscrl .shall he hy .soni/ory .seriJers. 
,';lorn1 druincrgc~,firc~ili/ie.s .shall heprovided. 
I+o.c.ion .shrrll hc minin7ized lhrough .srfc.h ,ucosurec. (4,s runoff re/c.r71io17 rrnd 
rei~c~gclolion. 
(;rcrtling oncl ri(!i(. inilic!~.~!io~r.s ~~rr/aces shall hc kelil lo /hc nzinimunz nece.s.c.rrr:y lo 
pc,rnii/ dc!i~c!lol)1nc,171 I?/' I(rnd in o nzonner c.onrl)r~/ihle u~ilh i /s chorac/eri.s/ic.s und 
cksig~i(l/ed rrsc!. 
I,on(l, iuu/c,r cmd enc!rgy sholl hc used efjcienlly. 
S/ruc/rrre.s .sl~ull he, cl~rsrered, 1t:here possihlc!. lo ~nuximiic, open .sprrce ond niininiize 
co.s/s r~f/iroi,iding p~rhlic .servicc!s. 
Sc+ trccc~s.s lo /he /)lrl)lic road s ~ ~ s l e m  o / /he  con i~n~mi~y  sh(ll1 hr ~)ro\)ideO. 
I,'rrc, (rndpolic.c! prolc?clio~i shall he odeqz/u/clj~ prol~ided. 
Slol)c',s excc?eding .7O percenl sh(rl1 he uvoided ~~;hc,nci~er po.s.sihlc. 

The prqject has bccn dcsigncd to mcct thc above the dcvclopment standards and thc above 
development standards arc also ;~ddrcsscd as standard condilions of prc!jcct approval. All utility 
ser\iccs will bc provided to thc sitc. 'l'llc Bclmont Policc I)cp;~rtment and the San Carlos-Hclmont 
Fire Departmait l ~ a v c  rcvic\~ctl thc projcct ant1 with their idcnlilicd conditions of approval therc arc 
adequate emcrgcncy services for thc project. The project would halancc prading o r  site and avoid 
slopcs in exccss of 30%t th~.(~ugh ihc establishment of a niaximl~m builtling envelope. Iml>crvious 
surfaces would bc 10% oftlic sitc arca. A geotechnical rcport is proposcd as part o f thc  project. 'l'hc 
City's geotechnical consultalil has pccr rcvicwed the repoll ant1 Sound that it adequatcly addresses 
the conditions on ihc sitc. Atlhcrcnce to crosion control incasurcs would bc required end 
incorporated for thc ]>rolccl as sl;indard conditions of approval. As proposed and conditioned, safe 
site access woultl bc providcd tti thc sitc, ant1 traffic resulting lium the ncw residential dwelling unit 
woul(l be less illtin lhc ]>rcvious institutional use and consistcnl with thc residential traffic in the 
surrounding ncigliho~.hood. 
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SAN JUAN J-111.1 .S A121CA 1'1 . A N  

'The subject p~.oj,crt)l 1s loc;~tctl \vilIiin the purview o f  the San .lu;in I l i l l s  Area I'lan. Pertinent goals 
and policies oftl ic San Juan I l i l l s  I'lan includc the following: 

Goal I ((;eologic, .s~ohilily) 
Ensure u high /rvc/ ofgeologic .vluhilil),/or building siles, slr~iclrrrcs an(/ iii/raslrucltrre 

Goal 2 (infor-~izulion on Geoiaric Ikuzurds) 
Ii?iproi:c lhc Ciiv o/ llelrnonl decision inuking process pcrlaining lo ~eologic  iruzurds in /he Sun 
Juan oreu. 

Policji I (Ario~iort ol (;colpgic Ad(r& - 

u l!se /he l ingi i t~~r i~?g (;eologic. Ilul? and Ground Movenienl I'o~en~ial Akrp l?re]?ured hj1 Willirrrn 
(.'ollol? und AXXO(:~U/(!.Y in /I/~r-il, 198.5 us /he r!fficiul geologic niu],s f?/ lhc ( 'ilj~. 7'hese lnups  ill he 
used /or /he ln~rl>ose of do/c,i.~nining /he relorive geologic .s/uhili/ji of land irlhen rei~ieir:ing 
d~~elo]?i l i~ l? l  ol~l,lic.rr/ion.s. 

I'olicl! 2 (I<equir.c.d (;c~olechi?icg/ 1i1veslipalion.s) 
Require /he ,/ollow~ii?p gc,o/c<chr?iccrl re]?orls lo ucconi]?un]i cr]?pliculioi?.r ,for dei~elopii~enl und 
u.s.se.v.sir?ei?l r1islricl.s (I. On .s/ol,c's .sleeper- Ihuii lo%, soil und' , /oimrh~io~~ oigineerii?g invesligtilion 
I?), rr regislcrc!d civil en~inecv'; h. On lands shown in Figure 4, c.\-ce),l lhosc slable area.\. calegorizcd 
us. Shr or. ,\'lm, c!ngineering gc,o/ogic invesligolion hy a corliJied c!ngineering geologisl. 7'he 
irn:e.sliguliori .s/ icr/ /  ci~u/ucrl(, /hc nulliral s/of?e condilions cmd provirk. r.c,corn~?~cndu/ions fi)r 
niiliguling aricl/or c~orrec/ii?g cy]i unslobie condilions /ha/ 11.ill iirsurc, lhc sufilji of /he l?rol?o.~ed 
dc~velo/~nzen/. (I)  7hc. cilj. 11;ill clei~elo], slandards ,/or rheso re/)or/.s: (2) The re.sul/s of /Irese 
int~c,sli~alions i ~ ~ i l l  he rei~itrioed' and crpproired by a (;eologi.vl hirccl hy /ha a/)!; (3) The 
reco~it~ile~ldf~lio~7.~ /or miligulio~i criirf/i~r correclion w!i// heconic< (:ondiliOn.S f!/opproi~c~/ 

The applicant has submitted a (;ct)tccl~~iical lnvcstigation, prcparcd hy Cicol'orensics, lnc., dated luly 
26 ,  7004. 'llic rcporl was pcc~.-reviewed by the City's Consulti~ig Cicologist. Cotton, Shircs & 
Associates. Inc. l'licrc arc no known geological hazards in tlic immetliate neighborhood o f  the 
sul?iect properly; tlic sitc i s  tlcsignated as Sbr on the City's Ground Movement Potential and 
Geologic I Iazard M a p  (dc\.clopmcnt and road expansion pcrmitted). 'l'lic City Geologist docs not 
have fccasihility cil>jcclions to tlic l;~yout oftl ic proposed sitc imj~l-civcmcnts: but does requi1.c that the 
project gcotcchnic;~l consultan1 inspcct current site condilions, and uj~datc rccommcnded 
geoteclinical dcsigli cl-itel-ia 1>1.jo1. 11) issua~ice ofgradilig 01. builtli~iy pcrmits. The City Gcologis~ has 
also pro\,idrtl rccornmendalio~ih f o ~ .  gcotcchnical review o f  linal buildinp, and grading plans and 
field inspc~,tions dllring ~(i~isu-~lction. All o f  the City Cicologisl rcco~nrnc~~datiol~s have hccn 
includcd ill thc attaclicd Conditions o f  Approval. 
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Goo1 4 (Prescu.~!r &'tr/71rul l(c!scg!r(:(:) 
I'reserve vc,gc,lcr/ion cmd o/h(!r nrr~~rrol ro.rourcc!s in /he S(ln .hrun 1lill.s Arrrr. 

Goal 5 (Preser~jc: I'i11)Iic I/i(,111~s) 
Preseri~e pllhlic vic!ii~.s inlo. 111i1hin c~r?d,fiom /he Sun .luur? urotr. 1~ur/ic7rl(rrIj public view.s ?/no/rrrul 
clreus. 

Policy 8 (Pro/ecl I/ere/olior?) 
Ensure /hu/ clevolol~n?en/ will: (11. ~nini~nize /he 1.emovu1 c!/ ~~egelulion, id, prol(:d und re.~/ore 
vegetulion lvhich s/c~hilizc~.r soil.\. tmcl recl~rces .su~:ficc wu1c.r ~ I I I I ( ! J L  ero.c.ion uncl .seclin?c!n/tr/ior7. 1.9. 
pro/ec/ his/oric cmd .scenic /rc!cJs, crntl d). provide revege/c~/ion (!J'ull .signiJicun/ /ree r:ovc!r, c) 

promole /he 71se ( I /  ntrlive /rtrc!.s (1111f /?/UI?I.F in nrw Irmdscupi~~g. 

Policy 10 (Prolec/ M/ildlife llubi/cri) 
Pro/ec/ w~ildlifi h ( l h i / ~ /  I,), ,si/ing cmd designing new develo],nic~n/ 1 0  ntcrin/clin por/ions (!/ oxi.s/ing 
huhi/u/s in ~~nclei~eloj~od urc<cr.s. 

I'olicy I I (C'IYI~~I?~: 1 ) e s i ~ n  S /c~~ic lc~r / .~  
I;s/uhli.sh de.cip7 .c/(l~~durds /Or (111 fil'uding, including gr:rclcling f i r  gc!ologic: nti/igu/ion ulid /he 
cle~~eIo~~men/  ( I /  rocrtlc. und holl.sc!.v, lo cjnsure /hu/: u. chungc<.s fior77 ncr/u~.nl l : r~( /o  ure minimized, h. 
s/(~hilizu/io~? /)1(11?/ing ,Jiw grutling ureus is provided prior 10 //7e riormol ruin)> .seu.son, tin(/ c. 
S I ( I I ~ ( ~ ( I I ~ ~ F  1 0  inil?i~ni;.e ero.sion ,/jo/n gruding operu/ion.s urc! cft!i~elol~c!cl, (1) .si/c! 111.epuru/ion und 
gruding i.s h(11.rnonio7rs wi/h s71rrrnmcling Iund. 

I'olicy 13 (l'ro/c!c/ 1'~rhlic I 'i(~ii~.s) 
(I). S i ~ e  uncl clesign nc!rv cl(~i~<lopmen/ crnd lundscuping 10 ],ro/oc~/ puhlic vieii>s, ~~ui-/ic~durIy ,/].om 
l(uls/on Avrnzrc! 1 0  1,crlrrcl ('rock (.'unyon, Sugurloq/ rmd Sun 1;runcisc:o I h y ,  15). Sire uncl'design 
.s/ruc/ure.s 1 0  nicrxin?ize puhlic 1'ic!w1 ~~rescrvulion. 

As discussed, an cnvironmcnlal rvvicw, Mitigated Negativc l)cclaration, (MNU) conducted for the 
subdivision of thc property idcnlilicd portions of the site that may contain scnsitive plant and animal 
species. The MNI) included mi!il:alion ineasures that required ;rdditional surveys for nesting birds. 
prior to devclolmcn! of thc silc. I t )  addition, a maximum dcvclopablc area was established for thc 
sitc consisting or the previousl!. dislurbedllandscaped arcas. 'l'hc maximum developable al.cii for 
Lot 3 is identified on the project's s i t  plan (Sheet A-2) as a sctback linc hetwecn thc prc\,iously 
disturbed arca and lhc untlisturbctl coastal scrub habitat. 

'l'hus, in ordcr to protect scl~silivc: habitat, thc proposed holiic would hc located i l l  the. most visible 
portion of I I I C  pr(!ic.rl site (on top of the knoll). IIowever, rc!c~itio~l of tllc large cxisting trees on 
site, i~iclusio~i ol' ~ ~ i i l i  trccs at ihc fronl and sides of the proposctl rcsitlc~icc would protect public 
views as seen honl ilorthci~st and the southwcsl. In addition. sl;~fSis rccomrnending conditions of 
project apprc~vnl requiring that a final landscape plan return to thc 1'l;inninp. Co~n~niss ion.  'l'hc final 
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plan would be rcquircd to dclincatc additional oak trees planted i n  an irregular patterns to the rear of 
the home, to "f i l l  in the gaps" Sor tlic screening vegetation Por surrounding public vantage points 
(i.e., the t ~ x i l s  on Sugar ],oar Mo~lntain lo thc northeast of the sitc ancl Skymont Drivc to thc south 
west) Tlic plan would also ncctl to address the City Arborisl's rcconimcndalions for thc retention 
ofcxisting mature t ~ ~ c c s .  

ZONING (:ONlWl<MANCT 

l'he subject pro],crly is zoned llillsidc i1csidcntial and Open Space (1-1110-1) District. Scction 4.7.1 
o f t h e  Zoning Ordinance indicalcs that llillsidc areas o f lhc  ('iiy providc unique terrain featul-cs and 
add substantially lo the characicr of the area, that tlie location and visibility of developmenl ilicrein 
will affect tlic visual quality of the environnicnt, and that lhillsidc develop~nenl should preserve the 
natural terrain while providing ;I density of residential dcvclopmcnt compalible with the limitations 
of slope on thc tlcvclopmcnl sitc. It is furlher noted that there arc geologic and soils hazards in (he 
area, steep slopes, and  inadcquatc roadways making it necessary to rcducc tlcnsity in portio~is oftlie 
San .luan llills Arc;] to protccl the public safety and lo rcducc significant and cumulative traPfic 
i~npacts lo  the 11;1lston Avcnuc corridor. The objectives of the 11110 regulations include 
cncouragingl, minim;tl gradinl: ancl ilic reduction of citizens' exposure to Ii;ri.;~rdous slopes. 

'l'hc proposcd single:-family rcsitlcncc is in eonforn~ance \vi~Ii thc permiltctl uses scl out in Section 
4.7.2 (a) PL'I~IIZ~II(~NI 1 I.Y(,s lIl(0- 1 Il i ,~/ric/ .  

'l'he proposcd hoinc \vould mcct all rcquircd setback, lleigllt, I'AIl, and permitted use regulalions of 
thc 11110-1 Loning 1)istrict. I lon.cvcr, tlie proposcd homc \vc~uld be construclcd vcry close to the 
hciglit arid floor area limits o r t h e  11110-1 District (28 feet, ant1 '1,500 sq. PI., rcspectivcly). In order 
to cnsure tliai lhc ~,roposctl lhomc is fr~lly co~lipliant with the Zoning Ortlinancc requirements for 
hcight and floor ;lrca, s t a f  rccommcnds the following conditions of project approval: 

Building p l a ~ ~ s  shall hc submiltcd that reflect that no par1 o r t h c  rcsidr,ncc shall cxccctl thc: 28- 
Pool height limil as mcas~rrctl liom the finished grade 10 ihc topmost point oP the rcsidcnce 
immcdiatcly above. A <:aliTornia licensed surveyor or civil engincu shall providc a wet- 
stamped certification that t l~c  homc conforms with the 28-foot licight limit prior to thc roof 
diaphragm inspection. 

A Calil'ornia iiccnscd architect or civil engineer sh;lll providc \vet-stamped floor area 
calculations Tor the entirc rcsidcncc with the building pcrmil plans. Said calculations shall 
includc "boxcd 0111" arcas oS the residenec and shall rcflcct a residcncc that is not greater than 
4.500 oS gross scluarc Sect. A California licensed archilcct or civil cngineer shall providc "as 
built'' draaings  oi'thc homc \vith a calculation of total floor area, prior to final building pelmil 
inspection. 

The applicant rcports performing ncighborhood outreach as tl(:l;~ilcd in thc Neighborhood Outri.;~ch 
Strategy ;rttaclicti to this rcpo1.l (scc Attachment 1V). In August and Scptc:mber 2008 the prollcrty 
owner scnt a lcttcrs. ~,rojccl clcvations, landscape, and grading plans to all residents within 3 0 0  ['eel 
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of tlie subjcct 12ro12crty. l'hc applicanl dcscribcd the project and invited neighbors to comment lo the 
architect, cnginccr or owncr. 'l'hc applicant reports that one ncighbor ror~n 1910 Bishop Road 
responded, indic t in( ,  iliat Iic lil(cs ilic design of the home ant1 looks rorward lo its cornplction. 
Subsequently. tllc applicant rc12ol.l rccciving correspondcncc [roil1 downhill neighbors conccr~icd 
about thc polcntial drainagc imp;~cts kom development on I n t s  I and 2. 'l'hc neighbor scross the 
street also cxprcssctl conccrn ehout the potential for vegetation tlcbris to blow across the strcct on 
his property. l ' hc  applicant has asked his civil engineer to respond to ihc c:onccrns. A copy of the 
applicant's response will bc pro\jitlcd to the Commission at ilic mceting. 'I'he applicant discussed 
(lie debris issuc with tlie adjacent neighbor, assuring him that thc landscaping on site would bc 
irrigated and well mainlaincd, which assuaged his concerns. Slaff has no1 rcccived any pr~blic 
co~nnlents regarding this pro.jcct as of (lie writing of this report. l 'hc applicant appcars lo havc 
achieved ihc outrcach stratcgy taslts. 

ENVIRONMISN'1'AI, C1.l~:Al<ANCIS (CEQA) 

The proposcd ncw single-family home is categorically cxcmpt li.om thc l~rovisions o f t h c  C:aliSornia 
1:nvironmental Qualily Acl by provision of Section 15303, Class 3 (a): 

"Olie single-frmiilji rcsidc?rice, or (1 second hvelling unil ,I? u resrc1c:riliul zone. In urhonizcd 
urerrs, 7q7  lo lhree .vinglc~fr,17iilj~ residences n1oy he con.r/rucled or r,oni~er/ed under /his 
exenil~liori. " 

'l'he proposed rcsiilcncc mccts the above requirements for Ck{QiZ cxcmption. Ilowcvcr, as 
l>reviously tliscussctl, ihc ;~plxo\,cd thrcc-lot subdivision of thc silc was cvaluatcd as a project 
pursuanl to thc (:aliTornia I~:nviron1ncnla1 Quality Act (C1:QA). 'l'lie environmental review, 1.01- the 
subdivision indicated that thc prol~oscd project could havc ;I significant impact on biological 
rcsourccs (~mtcntially impacl scnsitivc habitats and disturb ncsting bil.ds). I lowcvcr, the project was 
modified to include a maximum dcvclopablc area in ordcr lo avoid srnsitivc habitats, and bird 
surveys were rcquircd, prior to gr;rdiiig or construction 011 sitc. 'l'licsc mitigation nicasures rctluccd 
potential impacts on biological rcsourccs to a less-than-significant level. 'l'hc mitigation mcasurcs 
with respect to 1,ot 3 of ilic subdivision (subject properly) arc as follows: 

7'here is o high ~~o/c!~i / iol , jor  /lie! oc:c~rrrence ofnes/ingposser~iii(~~ or1 si/e. which ore regulo~ed by /he 
Migralorji llirrl 'lrc,rrlj~ Ac/ rmrl/or /he S/o/c, 1;ish and Gome ( 'ode. ( 'on.vlruclion or di.c/urhcrric.es, 
such 0.7 gruding, /rimming on(/ rer~zovol of lrees orid shruhs sholl hr liriii~ed during /he hrec~cling 
seoson of' I.i.hrurrr:j~ I lo Augusl 31. I'rior lo clearing or groding d~rring /he nc:.s/ing .seo.son, o 
survej) lo deler~tiine /he IIresericcJ c~f'ociive nesr siles,for roplor.~ ondl~cr.c..c.c,rines .shall he conrlucled 
11y o qqllolified hiologis~. Ifnesling 11rrsserine.s or roptors ore oh.ver.ved, on r~pj~roj~riole hufler. zone 
.shall he e.v/ohlish~~tl oro7rncl oc:lii~e nc?sl.v in order lo j~revejnl riiorlc~lii~~ of j~ourig lhrough nesl 
ohundon17ze111. 7%(, geom~lrji (!/ llir mesling bird h7rffi.r zone shull del~crid on /he lines of si/e, 
exposure1, r ~ r i r l  c.ori/cs/ c ~ f  lho iio.s/ locu~ion. T l~e  delerrniriolion of' lhc lin?i/s of grading or 
c.onslrucliori ncwr ( I  nesi .shr~ll hc rnrru'e 11y o hiologis~ in lhc ,field l?c,ri7ovrrl of 1ree.s or shruhs 
.su/~/~or/iril: iii,.vr.v ofniigroloi:)' hirds r77uj~j1rocec.d only ufler u qucrlific?d hiologi .~~ hos rle~errninecl /licr/ 
lhc riesl is no lo~igc!r occuj~i(,(l. 
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While no sj?eciol s/ci/~/s sj,ec~i~s rrrc, helieved /o occur ~virliin rho huilduhlc, crrens qf lhe /hree 1o1.s. 11. 
any grudinx ou/sidi, of ihcse, crrotr.c. ivc:rt, lo occur, i/ could resul~ in irnl,crc./.v /o sensi~ii~e .sj?ecii~.v. I f  
grading or c.lecirinfi (ire p r o l x r . ~ ~ /  ou~side q f  /he proposrd huilding c!ri~~c.lope und drii1ei41uy, /hen 
,sensi/ii~e s/,ecio.r .surl?c)is .sh~rll 11r c.onduc/et/ in occordrrnce wi/k /he suri1cJ)i guidelines 1,y ( '~/(/Orniu 
Dq~arltnenl c!fI~'i.sh ond (;oi77r (~ ' l ) l+'(;) ,  und 1l.S Fish and Wildli/i Serl>ic.c,. 7h1,se /?ro/ocol sirri2eys 
j[,r .vl,ecial-slcrli~s J ? / N I ~ / S  17?1i.s/ he c.onducled during /he season iclcnlified,/~r /he silo in /he biological 
rccporl. Prujecl i~nl?crc/.s shnll hr rr~ci/uulcd hosed upon /he rc!.~~rll.c. (?/'/he .c.urlvys. 

The speciul-s/u/us .spc!cies Stm 1,i.crncisco duskyjioored u:oodru/ is pre.sun7c.cl lo occur on /he sul~jc,c/ 
pro~j:r/y, dur lo /he j,resenc:e q/'ri~rmerous slick nesls. The 1oct11ion.s of /h(! slick nesl ure ou/.c.iclc< q/' 
/he proposetl gi-:rdit7g env~Ioj>~:. 777erq/bre, no iml~ucls lo 1hi.v uniniul i~~ou ld  occur. I~loivei~~?r, if ' 
g r u d i l ~ ~  or ,/;/ling ivould exlent1 h(?yoncl /he exisring slope hrc!trk it7 /he norlh corner c1f1.01 .1. /he 
fi~llowing n?c:rrsurccs ore i~~uwc~nled:  

A ground .stn.i:(,,l: .shrrll he /,c~i;/Oi.ined lq)i u rrqual~fied hiologi.v/ lo locu/c crnd rnurk ull l~oodru/  .slick 
rlesi hou.sc! in /he /?ropo.sod cori.c./ruc~/inn urea. 

All tnurkccl ~vood~.u/ hou.~i!.c. shtrll he ul~oided during c~on.s/ruc:/ion uc/ivi/ii,.\.. 

Any ~~~oo(lrcr/ hou.ve.s ihoi crrnnol hc uvoided shall he rncrriuully loken upor/ hy tr cluul;fied 
hiologisl and rrn)J iooodrcr/.s olloii'et/ lo di.sl,crse lo adjoininfi t~ndi.slurhc!d huhilul. 

Staf f  is rccolnmcntling co11ipli;lncc with these mitigations mcasures tl>l.ol~gli conditions o f  project 
approval, which \vould prohibit p,rading outside o f  the estahlishcd dcvclolment arca, and require 
bird surveys prior to construction. gr;~tling or tree and slinib rcnioval on silc. 

SINGLE FAR4lI.Y I)ESIGN Illi\:Ili\Y EVALUATION 

7 ~ Ihe Belmont Zoning Ordinance establishes the following findings ftrr rcview o f  single-fa~nily 
residential pro,jccts (Section 11A.5(.4-1-1)). Icach finding is lislcd bclow with stafrs analysis o f  
whether this l~rojcct meets cacli linding in the affirmative. 

.I. Thr htii1dinx.v und .s/ruc./rirtr.\ sholr~n on /he .vile plun orr loculcd lo ho consis(en/ ivilh /he 
c ~ L I ~ ( . I ( , / c I .  q/oxi.s/infi ~ / ( , ~ ~ ( ~ l o j ~ m e n /  on /he si/e und in ihr neighborhood, as defined; minimize 
d i .vr i~ j~ / i ( r~~.~  ofexi~l inf i  /)~rhlii. i'ii<i.~)~; 1?ro/e(./ /he prc?/;le c!/pron7inen/ ridgelinc!~. 

*fhe proposcd two-story rcsidcncc is rccluired to be situatcd on ihc modcratcly sloped portion o i the  
lot (the knoll); rather than llic stccpcr. hcavily vegetated porlion o f  the lot where sensitive species 
occur. Ho\vcvcr: rctcntion ol '~lic largc existing trees on sitc. inclusion ol'oak trees at thc front and 
sides of thc proposcd rcsidcncc. ;~nd conditions o f  pro.ject apllroval rccluil.ing additional oalc trccs 
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plantcd in an irrcgular pattcrn to ihc rcar of the home, woul(l protect l>uhlic views as seen fro111 
surrounding ]>uhlic v:lntagc l>oinfs ( i s . ,  trails to Sugar Loaf Mountain to ihc northeast of the sitc and 
Skymont 1)rivc tn ~ h ( :  soutli \vcs(). 

The Meditcrranc;i~i tlcsign of lhc homc includcs materials and colors (nalural stonc venccr, stucco. 
and wood) t11;it ;+I-e. consistent will1 tlic cstablished character (c;lrlh toncs, wood and smooth stucco) 
01' other homcs in tlic neiglihorliotrtl (although staff is recommending a chzinge in roof color from 1he 
proposed bur~lt-olxngc-bro~v~i color to brown-tan in order to bctlcr rclatc to the natural colors o f t h e  
sitc). Tlic structurc has becn dcsigncd with portions of the second lcvcl stcl>l>ing in from thc exterior 
~valls  of tlic lowcr Icvel, thus rcducing any pcrceivablc bulk. ']'his structurc \would not disrupt 1~11hlic 
views as asscsscd from 13ishop Road, due to existing and proposed vcgCtation, and an ex tcn ive  
front yard sclhaclc (69 feet). 

'l'his finding can hc madc in thc aflir~iiativc 

(I) htrilding hulk 
(2) grcrrling, ir?clucling 

(a) clis/urhccl s~iyfucc urea and  
lo/rrl c ~ t r h i c : j ~ ~ r d ~ ,  (:MI ani/fill 

(3) hrrr.c/c.ca/~c,, c~nd  
lree remove11 

'l'he proposed nctv Mcditcrrancan-stylc h o ~ n c  would liavc a stucco cxtcrior finish with stucco and 
stonc venccr hasc, metal clad, \vood windows with divided lighfs, and a clay tile roof. Architectural 
design dctails include: decorativc glass and wood cntrancc door with \v~.ought iron, archcd window 
openings with stucco sill t r i~n ,  and half columns, a covcrcd cntrancc arca with stonc column 
supports. stucco cro\vn and hand trinl, metal chimney cap, copper, half-round guttcrs, a stonc and 
tilc wall fountain. liainted wood pancl garagc doors, a painlctl \wood pcl-gola on thc front ol' thc 
garage, tlccorativc ~ ~ r o u g h t  iron hardware, wrought iron railings for cxlcrior decks, interlocking 
drivcway pavcrs. and a drivcway fountain. 

The rcsidcntial structurc has hccn dcsigncd with varying roof lines and huiltling offscts that assis1 in 
breaking thc hulk and mass of thc onc and two-story structurc. Addilionally, thc applicanl has 
designed thc homc such thal cach huilding elevation incorpolxtcs varicd huilding plancs which add 
additional dcpth and shado\vs. The architectural dctails, 'olor and material \ariation and 
ornamentation ( i c .  decorativc columns, stonc veneer, di\:itlctl light \\jindows, stucco crown and 
band trim, sttrcco sill [rim, ctc.) \would he consistent with thc tlcsign of thc: homc. and would also 
scrvc to motl(:ralc thc building), bulk. 
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'I'he sitc would hc rc-gradcd lo accommodate the drivcw;~!, with turn-i~round arca and crcate a 
relatively levcl foolprint for Ilic nrw housc. Approximately 845 cubic yartls of cut and 845 cubic yards 
of f i l l  for a total gvadinp, of 1.690 cubic yards would bc necessary to allow for thc proposed 
construction. (:ut and till woulcl be halanccd on site with milch of tlic cxcavatcd material being 
spread out fro111 ihr top of llic linoll to crcatc :I more level building pad. A preliminary drainagc and 
grading plan has hccn prcp;ircd by ilic civil engineer. A vegetalcd drainagc swale would remain on the 
lcrt side or lhc  101 ant1 thc sl~hsianlially landscaped property \\,ill cnsure Ilia1 storm water is treatcd on 
site. 
Property liardscapc reaturcs include the footprint of lhc liomc, drivC\vay, patios, terracc and 
walltways. A majority of tlic 1-cmaining site would be landscal1cd with a variety of native or drought 
resistant shrubs. 'fhc prnl~oscd prnjcct does not substantially add to llic liardscaj~e on sitc as a 
percentage o r  lot arca (lOOh), mainly duc to tlic proposed usc ofl>avcrs o ~ c r  a permeable substrate 
for construction offlic largc tl~.ivc\vay and patios areas. A condition of l~rolcct approval requircs thc 
usc of pavers over ;I pcrmcablc substratc for all patio, terracc and drivcway areas. 'Sliereforc, as 
proposcd and conditioned. gratli~lg and liardscape ele~iienls arc not cxccssivc for dcvclopnicnt of a 
ncw single family liomc and arc aj1propriate in tlie neighborhood context. 

'I'he sitc contains n~~mcrous  trccs. of which 22 were taggcd ;IS i-cgulatctl trccs and asscsscd by the 
City Arhorist. 'l'lic apl~licant lxoposcs rc~iioving fivc ( 5 )  ~.cgulatcd trees lo allow for tlie 
construction of tlic home and ;~ssociatcd improvenicnts. In addition to ilicsc fivc trecs, thc City 
Arboris1 rcconimcnds remo\,al of trcc fihO \vliicli sustained scvcrc damwgc during thc 114108 stor~ii 
(no fcc required). I<cquirctl rnili~1,ation planlings would hc 1 X trees (24" box), and the applicant 
would be rcquircd lo pay ~rcc-~.cmoval fccs into the City's 11-cc fund. 'l'lic applicant proposcs to 
replant 51 trccs (?'I" box or gl.ci~lcl.), 011 site. The City Arboris1 cautions illat Trec #s 1 15, 92, 03,  
and 126 may he iml>iictcd by ilic proposcd project, and makcs rccomriiend;i~ions for modifications to 
the landscape plan Ikr tlic retention of these trees. The City Arborist recommendations have bccn 
included as conditions of projccl al~l)ro\,al. Therefore, as proposed and conditioned, tree removal 
and replanting ~uoultl bc consistent with tlic City's l'rcc 0rdin;incc. 

All four factors (building hulk, grading, hardscapc. and trcc rcmoval) ;tl>pcar to he al~propriately 
t~ddrcssed in tlic building tlcsign lo acliicvc a con~plementary balancc for the project. 'This finding 
can be made in ilic w~firmativc. 

C:. All uccess1r.qJ.v s h o ~ ~ r l  or1 /he s i /c  plun o11d on /he lo]~o,qrtr]~hic riicr], ore orrc~nged /o p~.ol,ide 
s u f i  ifeehic~riltrr ur?dpcf/(~c'slricm trccess lo all hui1ding.v unds/ruc/urc<.c.. 

'l'lie pro~~oscti tl~.ivc\vay liws rlci~i- ;~cccss tolfiom Bishop Road. 'I'his drivcway has sufficient back-up 
space (20 fcct within the ~>~-ol>cri>), and a veliiclc turn-around i s  p~.ovidcd on site. 'l'his finding can 
bc made in tlic aflfil.mativc. 
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D. ,411 proposer1 grading N M ~  .vile ])reparulion have been ar/c,quaIe/ji rcvieived lo lJroIec1 crgrrin.~/ 
site ,sl~hi/ilji und ground movcmenl huzards, erosion uncljlooding polenliul, und hubiial crnd 
.slreu~n ~ l e g r ~ ~ d u l i o n .  

'1'0 accommoda!~ tlic nevi lhomr. ~ h c  applicant is proposing approximalcly 845 cuhic yards of 
earthwork cut ancl 815 cuhic yt~rtls o r  f i l l  (balanced cut and f i l l  on site). A linal grading plan will be 
reviewed and allllrovcd by thc 1'11blic Works Department, prior to buildi~lg permit issuancc, The 
City's Consulting (;cologisl has provided several recommentlations that have heen includcd i n  the 
Conditions of Approval. T l~crc  arc n o  known geological h a ~ c ~ r d s  in tlic immediate neighborhood o r  
tlic sub,ject propcrt),; the sitc is tlcsignaled as  Sbr on the Cily's Ground Movement Polcntial and 
(;eologic I~lazertl Map (devclopmcnt and road expansion pcrmiltcd). 

The Projcct Sitc \votrld bc gratlctl in compliance with the City's grading ordinance and standard 
conditions of appro\~;~l to assurc that project construction and opcratio~i do not result in offsi lc soil 
or water erosion. Ilcst Managcmcnt I'mctices (BMP's) are a standard condition of approval which 
requircs that soil, gravel and water do not migrate off site and cause erosion. BMP's require thc use 
o r  soil and \vatcr crosion controls. Controls such as waddlcs and storm water filtration prior lo 
water entering thc stom? drain systcm prcvcnts sedimentation of 1hc scorm drain system ant1 
watercourses. Grading is liniitctl lo the drier scason (April 15- Novcmhcr 14) which also scrvcs to 
prcvent erosion. 

An environmcn~al ~,cview, Mitigated Negative Declaration, (MNI)) conduclcd for thc subdivision of 
the properly idcntificd portions ol'tllc sitc that may contain scnsitivc plant i~nd aninla1 spccics. '1 '11~ 

MND includcd mitigation mcasurcs thal required additional surveys Tor nesting birds, prior to 
dcvclopmcn( of 1hc silc. 111 atltlition, a maximum devclopablc area was established for thc sitc 
consisting o f  thr prt:viously tlisturhcdllandscaped arcas. Contlitions o f ] ~ ~ - c i ~ c c t  approval requirc that 
development occ:u~. in thc csii~hlisl~cd development area, and that bird surveys occur prior to 
constructio~~, g~.i~din~:, and/or 11-cc ~.cmoval. l'hus as proposctl and condilioned, this finding can be 
~ n a d e  in the affirmalive. 

1 .  All ucc,e.v.sorj' ond  s~rj,j,or-l / ~ U / I I ~ C J . ,  including driv(!l.l~(Jj~ and ~xrr-king surfucc.~, rrnde~;floor 
areu.r, r-elrrining u ~ u l l ~ ,  rriiliij? .SCII?~C~S ond oiher oc~ces.so~:j~ .sirur:iur-c3.v ore inrcgru/c,~l rnio /he 
overcrll /,~.oic,c.i desig17. 

A drivcway is proposed ihat would provide sare vehiculi~r i~cccss lo/C~.om Bishop Koad. 'l'hc 
proposcd cxtcrior p:~tio, dccks and walkways are not excessive and are appropriately integrated into 
the overall sitc dcsig,n. Small retaining walls and garden walls (ranging Trom eighteen inches to four 
feet in heighl) arc proposcd alon;! tllc rear of the home that comply with height restrictions in the 
Zoning Ordinance. I'his finding can bc made in the affir~nativc. 

(I) NNI~IJC J~~uI?/ .Y ~~j~ l ) ro l ) r i ( r i~  10 ihe siie 's environr~rc~~ilrrl seliirig crnd n7io.ocliniule, tmcl 
(21 A j ? l ) ~ ' o ] ~ i o i ~  lo~icl.sc-irl,c .screenif?g of rrccessog) rr17cl . ru j~?o~-l  .v~r~rclure.s, und 
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(3) I(c,ld(rc.e~nen/ irers in sujftcienl quunlily lo eoinl~ly with ihr slundurds of k c l i o n  25 
("/i-c,a.v) qfihc ~ C ~ I I I O ~ I  <:;/)I Code 

The applicant has provided a landscape plan tliat proposes retaining the largc California nativc trccs 
on site, retaining thc existing \lcgctation at tlic front of thc. sitc for scrccning, and iplanting a wide 
variety of trccs, shruhs, vines, and groundcovcr. The plan includcs thc 11sc of numcrous Calirortiian 
native specics (oak trees, rcdwootl trecs, California Lilac, Manxanita, coyc~ic bush, <:alifornia toyon, 
etc.). In addition, conditions oi' prqiecl approval require tliat 51 final l:~ndscapc plan rcturn to the 
Planning Commission, whicli drlincatcs additional oak trecs pl;~nted in a n  irregular p a t t e r ~ ~ s  to tlie 
rear o r  tlie Iiomc, to "fill in the gaps" li)r tlic screening vcgc~;~tion for surrounding public vantage 
points (i.c., thc trails on Sugar I.oaTMou~itain to the northcast o f t h c  sitc and Skyniont Drive to tlie 
south west) 'l'lic. plan would also need to address the City Arborist's rccomrnendations for the 
retention of existing mature t 1 . c ~ ~ .  Staff would notc that, as proposcd and conditioned. thc cxisling 
and proposed landscaping \voultl assist in mitigating the bullc of tlic proposed addition, and scrccn 
and soften the liomc as seen fiom surrounding public. vantage points. 'l'his finding can bc madc in 
tlie affimativc. 

G. Adequare riicZusure.v iiuvc, heel1 develo~/~ed ,f ir  con.v/rirr/ion-relu~cri impacrs, such us  huul 
roulcJs, nirrrericrl .slorrrge, cro.vior? con~rol,  wee prolcc./ion. Iua.sle r o ~ ~ c l i n g  ontl di.sl,osul, ond  
o/her pole~?licrl huzrrrri,~. 

llcvicw of staging arcas, rrcycling and disposal proccdurcs and adccluacy of crosion control 
mcasurcs \vould bc rcvicwctl by ihc 13uildiny 1)ivision as par1 oTtIie structural plan check. 'l'hc. City 
Arborist has rcvic\vcd constr~~clion impacts to protected irccs and rcromniendcd spccific trce 
protection mcas~rrcs that also lia\,c hccli included as conditions of project ;tpproval. All consl~.uction 
would be co111111ctcd in c o ~ i l p l i a ~ ~ c c  with the Unifor~n 13uiltling Codc ;lnd NPDliS standards as 
administered by tlic City of llclmo~it. Stafr believes this finding [:an bc I ~ I ; I ( ~ C  in tlic affir~iiativc. 

l'lie proposal includcs no nc\v slrl~ctural cncroachmcnts inlo tlir public right-ol'way. Staff believes 
this l i~iding can hc m:tdc in the aTfirmati\~c. 

CONCLUSION AND RECOMMEN1)ATION 

Rased on thc analysis and recll~ircd firldings, staff recomnicnds appro\;~l  of the Single-l:ainily 
Design Rc\sicw application with the Conditions of Approval i l l  Atlachmcni I II. 
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As discussed carlicr. the cul-rcnl :ipplication was submitted in 1)cccmbcr oS2007, and was found hy 
the Department oS I'ublic Works to bc non-compliant with the City's sidewalk improvcmcnt 
standards (i.c., thc scopc of thc prc~jcct triggered installation o r  a Sull sicic.\valk, curb and guttcr and 
nonc were 11roposcd). I'ublic Works subsequently determined that tlic cl.oss slope of the roadway 
would not sl~pport an cxcmption Srom tlie sidewalk standard al a departmental level. 'l'hus, the 
applicant has rcclilcstcd tli;~i tlic <:it)! Council decide if a sitlcwallc woultl be appropriate at this 
location, both for ~ h c  subjcct lprc!icct sitc and the olher two I C I I S  creatcd as part of the subdivision. 
Stafr helievcs that the prqjcct pl;lns arc sufficiently detailcd to revicw tlic proicct as proposed, 
without a sidc~valli. Slioultl thC (louncil require a sidewalk, ;i linal Iandscal~e plan would return to 
the Commission for rcvicw and approval with the sidcwallc includcd. Staff is rcqucsting a 
reco~n~nendation from the ('ommission with respect to the inslallation oS[he sidcwalk. 

l'he applicant is rcqucsting an cxcmption from the requiremcnts lo install a sidewalk. l'he applicant 
has submitted rc;isons to justiSy tlic cxcmption, acco~npa~licd hy ; I  Iiypothc~tical grading analysis for 
thc installation 01' thc sidcwalk (scc Attachment V111). .l'llc l)epa~imcnt of Public Works has 
provided a rcsponsc to thc applic:i~lt's rcasons, which is includctl ;IS Attaclimcnt IX. 

Applicant 

In summary, thc applicants indicatc that this particular ncigliborhood ol' ~ h c  San Juan I lills area is 
low density and rural in cllaraclcr; and that it already has an cxisting continuous standard sidcwalk 
on thc other side ol'tllc strcct illat is sufficient for the use oS pcdcstrians. In addition, tlie applicant 
reasons that thc installation oS Ihc sidcwalk would require ;~pproximatcly 545 cubic yards of 
additional grading, thc rclnoval of scvcral mature trccs ant1 vegetation that would screcn the 
proposed I~omc. and rclocatio~~ oSan exiting fire liydrant and I'(i&I< guy wirc. 

Public Works 

I'ublic Works indicates that tlic rcquircment for sidcwallc installation is ilcter~nincd hy thc cross 
slope of tlic road\vay, and this particular section oS roadway tlocs not mcct thc standard Sor an 
exemption (i.c.. it has less than 20% cross slope). Public Worlcs acknowlctlges that a new sidcwalk 
in this lc~cation ~voultl not lilicly cxpcricnce a high volumc oS pedestrian traffic, hut notcs that the 
subject area was substantially built-out in thc 1970s with sidcwallts rronting the majority oS the 
properlics. I'ublic Works disl~utcs thc applicant's opinion that approxi~nately 550 cubic yards oT 
additional grading would be rccluircd if a sidewalk is installcd. I'ulllic Works esti~nates thai 
approximately 4 0 0  cr~hic yards ol'grading would be required to lis ihc croding, overly-steep, slope 
along tlie j>ropc~-ly hoiitagc, cvcn iS no sidewalk were installcd (the aly>lic.nnl has not includctl the 
rc-grading piall Tor the slopc, \vllich will hc required to mitigate thc exiting erosion problcm). 
Public Worlcs notcs iliat thc ncccssary grading would impact tlic cxisting vcgctation. requiring much 
of it to he rcmovcd in any cvcnt. 
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City Arboris( 

Staff requcstcd that tlic City Arhol-is1 rcvicw the proposed Ire? impacts o f t h c  applicant's theoretical 
sidcwalk installation plan (scc Attachment X). The City Arhorist concludes that grading would 
negatively impact existing vcgcti~tion along Bishop Road. 1 lc notcs most o r  the frontagc is covcred 
with non-regulalctl rrces or shl-uh spccics, with the exception of 21 large redwood trec, a rivcr red 
gum tree. and a silvcr dollar gun? eucalyptus trce. In conclusion. thc Arhorist recommends removal 
of most or all oS the trees with rcplaccmcnt with new, draught-tolcrant lantlscaping, wlietlicr a new 
sidcwalk is installcd or not. 

I ' lannin~ Division 

Installation of a sidcwalk woul(l partially f i l l  in a gap and ultimately provide for more efficient 
pedestrian movcmcnt alon~), Ilishop Road. In addition, as notcd above.; thc City Arhorist has 
recommcntlcd I-cmo\.;il of  tlic vc[:ctation along Bishop Road \h'itll rep1ac:cmcnt by dr;~uglit-tolerant 
species, wlicthcr ;I si(lcwalk is installed or not. Ilowever, i t  should be notcd that the new sidewalk is 
not cxpected to scrvc a significant volume of people. In udtlition, thcrc arc Gencral Plan and San 
Juan llills Area 1'l;tn policies that spcak to minimizing grading, rctlucing trcc removal, and 
protecting public vicws (scc pages 8 through 1 1  of th is  repoi-1). i111d insti~llalio~i o f a  sidcwallc would 
requirc additio~ial grading n ~ l t l  rcmoval ofexiting, mature, scrccning vegetation. 

Staff rcqucsts tlxrt ihc Planning ('ommission evaluate the hcnclits and impi~cts of the installation of 
;I new sidewallc along thc suhjcct portion of' Bishop Road (1,ots 1 .  2, and 3) and provitlc a 
recommentlation to thc City Council wliclher all exception should hc grantctl. 

ACTION AL,l'lCI<NA'SlVICS 

1 . C:ontinuc thc application roi. ~rcdcsign 

2. Dcny thc Singlc I:amily I1csig:n Ilcvicw. 'l'lie Commission will idcntili specific facts to support 
a denial. :ind a rcwolution woul(l hc rcturned to the Conimission for finill action. 

I .  
11 .  
Ill. 
IV. 
v. 
VI. 
v11. 
v111. 
1X. 
X. 
XI. 

500 root radius map o r  projcct sitc (incorporated as I1:lgc 2 of rcj>orl) 
Ilcsolution approving tlic Single I:arnily Design Revicw 
Conditions oSApproval 
Neighborhood Outrcach M;~tcrials 
Arhorist Ilcport, datctl J;ln~r;lry 15 ,  2008 
(;eotcchnical Investigation. prepared by Gcoforensics. Inc., datctl .luly 26, 2004. 
Geotcchnical I'eer Ilcvic\v. by Cotton Shires & Associates Inc., d;ltctl .lanuary 18, 2008. 
Applicant's sidewallc cscmption request 
Public M'orlis response lo sidc\valk exc~nption request 
Arhorisl llcport for .;idcwallc improvement 
Applicanl's pla~ls, m;~lcri;~ls board, and photos (Commission only) 
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Respectfully submiltcd, 

-- -- 

Carlos de Melo 
Community I)evelopmen~ Ilirector 



1lIiSOLUI'lON NO. 2008-1 1 

RESO1,III'ION 01: '1'1 11: 1'1 .ANNlNG COMMlSSlON 01: 'I'flE C'll'Y 01: RI~L.MON'1' 
API'l<O\~lNCi A SING1,B FAMlLY l)I:,Sl(iN l<I:Vll:,W 

1:01< I'l<Ol'USl:l) 2007 UISI 10P ROAD (AI'I'I.. NO. 2008-0075) 

WI1I:III:AS. Ilichartl 'I'app, applicant, on behnlr' or' l<anclio l(clmont, I L C ,  propcrly 
owners. rcclucst Singlc 1:alnily I)csign Review approval to c'onstruct a new 4,490 square-root 
singlc family rcsitlcncc that is lrclow tlic maximum pcrmiltctl 1,500 sq11;lrc fect for this propcrly 
(APN: 043-010-2.10); and, 

WllEl<I:AS, a public hcaring was duly noticcd, hcld. and closctl on Octobcr 7.2008; and, 

WIlI<RI<AS. thc Planning Commission of the City of Helmon1 li~ids thc project to be 
categol-ically cxcmpt pursuanl 10 tlic California Environmcnt;il Quality Acl. Section 15303, Class 
3 (a); and. 

W11I<I<I:AS. tlic I'lanning Commission hcreby adopts ihc star's report datcd October 7. 
2008 ant1 tlic facts c:ontainctl ihcrcin as its own findings offacts; and, 

WlI1.;l<I:AS, thc I'lanninp. Comlnission linds the rccll~ircd Singlc I:amily Design IIcvicw 
Findings, Scction 13A.5(A-I I), arc ~natlc in the affirmative :IS Sollows: 

The Belmont Xoning Ordinance establishes tlie rollowing findings 1111. review of single-family 
residential projects (Scction 13A..S(A-1-1)). liach finding is listcd below \\.it11 s ta f r s  analysis of 
whether this prc!jcct mccts cach linding in tlic affirmativc. 

A.  7he hrriIdir?g.~ anti .v/ruc/urc,.\ shown on /he si/e plon trrr loct~led /o he cnnsislenl idiilh /he 
chtrrac~er cxirling cj(,velo]~ni[?nl on /he si /r  or7d 11, /he ~?~~ig/?horhootl, (cr.r rkfined; 
nzif?iniiic? c l i r r~~pl ior?~ c~ / ' (~ s i s l i ? ?~  public vic3lvs: 1~rolec.1 /h<,pr(~filc o/prorizinen/ rid,yclin~~.~. 

'Thc proposed t\vo-story rcsidcncc is required to be situated on the motlcl.;itely sloped portion or  
the lot (tlic lcnoll), rather than the steeper, hcavily vegetatctl portion of tlie lot where sensitive 
species occur. Ilo\vcver; retention of the  large existing trccs on site, incllrsion of oak trees at thc 
front and sides oSllic proposcd rcsidcnce, and conditions ol 'p~-ojxt  approval requiring additional 
oak trees plantcd in an irregular pattern to the rear of tlic liomc, would protect public views as 
seen Sro~n sur~.ountling public \;i~ntagc points (i.e.. trails to Suj:ar I.oaf hlountain to tlic northcast 
o f thc  sitc alitl Sk)mont l)rivc to tlic south west). 

The Meditcrrancali design ol' the honic includes materials i~nd  colors (natural stonc venncr, 
stucco, and \vood) thal ill-c co~isiste~it will1 ~ l i c  establislic~l character (cart11 toncs, wood and 
smootll stucco) of othc~. homcs in tlic neighborhood (and conditions are included rcquirillg 
revised rocif color horn thc pr.ol>oscd burnt-orange-brow11 color lo bro\w~-tan in ordcr to hcttcl. 
rclatc to the natural colors of thc sitc). Thc structure has hccn dcsigncd with portions of thc 
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second levcl stepping in from lht :  cxLerior walls of thc lowcr lcvcl, thus rcducing any perceivable 
bulk. 7'his s t r~~clr~rc .  would not disrupt public views as asscsscd from Hishop Road, duc lo 
cxisting and prtiposcd vcg:ctalio~~, and an extensive front y a ~ d  sctback (60 feet). l'llis finding is 
affirmed. 

( I )  building hulk 
(2) grrrtling, incl~rtli~?g 

fu) ddisl~drh~<c/ .sur:juce ureu und 

(h) lolul ctrhic: ,yards, cut und,fill 
(3) horcl.~cuj,e, cm(l / r r2c remol~ul 

Thc proposed I ~ C W  Mcditcrra~l~a~i-style homc would havc a stucco cxtcrior finish with stucco and 
stone vencer base, metal clad. wood windows with dividcd lights, and a clay tilc roof. 
Arcllitectural design details includc: decorative glass and wood cntrancc tloor with wrought iron, 
archcd windo\v opcnings will1 slucco sill trim, and half colrrn~ns, a covcrcd entrancc arca with 
stonc column S I I J > P ( I ~ ~ S .  S~IICC(I crown and band trim, ~nctal chimncy cap, copper, half-round 
gutters, a stonc. and tilc wall forlntain, paintcd wood pancl galage doors. a painted wood pergola 
on the f r o n ~  of ihc i:aragc, tlcc.ol.alivc wrought iron hardware, wrought iron railings for exterior 
dcclts, intcrloclcini! tlrivcway pavcrs, and a dl-iveway fountain. 

The residential strllcture has bc.c.11 dcsigned with varying roof li~lcs and building offsets that assist 
in breaking thc bt~llc and mass oftlic one and two-story struclu~.c. /2dtli1itrnally, thc applicant 1~~1s  
designed thc homc such ilmal c;irh building elevation incorl>o~.atcs varicd building plancs which 
add additional dcpth ant1 shirdows. l'he architectural dctails, color a~ ld  material variation and 
ornamentation (i.c., deco~ll ivr.  c,olumns, stone veneer, divitlctl light ~ i n d o \ v s ,  stucco crown and 
band trim. stucco sill trim. r tr .)  would hc consistent wit11 thc dcsigl~ oftllc home, and would also 
serve to moderatr thc building l>111k. 

The site ~vould bc rc-gradcd lo accommodate the drivcway with turn- round arca and create a 
relatively lcvel footprint for lhc ncw house. Approximalcly 8/15 cubic y;~rds of cut and 8/15 cubic 
yards of f i l l  for a total grading of 1,690 cubic yards would be ncccssary 1 0  allow for the proposed 
construction. Cul and lill ~noultl hc balanced on site with m1rch of the cxcavatcd material hcing 
slxcad oul li.om ihC top o f t h c  knoll to creatc a more levcl building p;ttl. A preli~mminary drainage 
and grading plan has been prcparcd by thc civil engineer. A vegctatctl drainage swale would 
rcmain on the IcTI side o l t h c  lo( and the substantially landscaped properly will ensure that stornm 
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Property h a r d s c a ] ~  featurcs includc thc footprint o r  tlic homc, dri\.cway. l~alios, icrmce and 
walkways. A majority of the rc~naining site would hc la~ltlscapcd with a variety of native or 
drought rcsislanl shrubs. 'l'hr proposcd prqject does not subst;~~ltially atltl to the hardscape on silc 
as  a percenlagc of lot arcs ( 1  01%,), mainly due to thc prol~oscd use of pavers over a pernicahle 
substrate for cons11.1rction of thc largc driveway and patios arcas. A contlition of prolect approval 
requires thc usc o r  pavcrs ovt:~. a pernieablc substrate for all patio, tcrracc and drivcway arcas. 
l'liereforc, as l~ro],osed ant1 contlitioncd, grading and liardscal,c clcmcnls arc not cxccssivc for 
developmcnl of a ncw singlc family Iiome and are appropriate in [lie ncighhorhood conicxt. 

Tree Removal 

Thc sitc contains numerous trccs, of which 22 were taggcd as rcgulatcd (I-ccs and assesscd by the 
City Arborist. 'J'hc applicant proposes rc~noving five (5) rcgulatctl lrees to allow for thc 
construction of the liome a11d associated improvements. In addition to thcse five trees, tho ('ity 
Arborist rccommcnds rcmoval of trcc #60 which suslaincd scvcre damage during the 1/4/08 
storm (no fcc rccluired). Ilcquircd mitigation planlings woultl he 18 trccs (24" box), and the 
applicant would hc required lo pay irce-removal fees into i)lc C:iiy's ircc fund. Thc applicant 
proposes to rcp1s111 5 I lrccs (21" hox or grealcr), on site. 'l'llc ('ity Arhorist cautions that l ' rec /is 
115, 92, 93, and 126 may bc impacted by thc proposed proiccr, end malccs rccom~nendations Tor 
modifications lo Ihe landscalic plan for the retention of thcsc trccs l'llc City Arhorisl 
recommendations lhsvc bccn inc:lutled as conditions of projcct approval. 'l'hercforc, as proposcd 
and co~ldiiiolicd, trcc rcmov;ll ;lntl replanting would bc collsistcnt with tht. ('ity's I'rcc Ordinancc. 

All four ractors (building hr~ll(. jil.ading, hardscape, and ti-cc rcmoval) alc nllpropriately addrcsscd 
in the builtling ticsign io achicvc a complcrnentary ba1ant.c for ilic project. 'l'liis finding is 
affirnled. 

The proposed tlrivcway has clcar access to/from Bishop Iload. T'llis drivcway has stlfficicnl 
back-up space (20 fcct within tlic property), and a vehicle turn-arountl is provided on sjtc. 'l'llis 
finding I S  arfirnlcd. 

D. All ]wo])o.v(!(/ gr(rN'irig crtid sile pre]?crralion hui~e heoi udequule/)~ r u i e ~ r ~ e d  lo prolecl 
( I ~ ( I ~ I I . Y /  .xi/(, .vlc~hili/): cr17cI gr01~17d rnolzrnenl huzard.~, (jrosion crt~cl/loo(lit~g po/en/iul, cmd 
huhilul rr~id .s/recmi ciognr(lrr~iot~. 

1'0 a ~ ~ o ~ h h ~ h h o d s t ~  ihc 1heu1 Iht1111(., thc applicant is proposing approxilllalcly 845 cubic yards of 
carlhworli cut and 845 cuhic ?;~l.tls o r  fill (balanced cut and f i l l  on sitc). !I final grading plan will 
bc rcviewcd and ;~lll,rovctl h)' ~ h c  I'ublic Works Departmcnl, prior to Ih~ilding pcrmit issuailcc. 
I h c  City's Consulting Geologist has provided several rccommcndations that havc been inclutlcd 
in thc ('onditions of Ap]irov;~l, l'hcrc arc no known gcoltrgical lh;~;.;~t-ds in ihc inunediate 



neighhorl~ootl of the suli;c'ct property; thc sitc is dcsignatcd as Sbr on the City's (;round 
Movement I1otcnti;il and (icoloyic I laxard Map (developmcnl and road expansion pcrmitted). 

The I'rqject Site would bc gritd(!d in compliance with the City's grading ordinance and standard 
conditions of approval to :~ssurc that project construction and ol~cration (lo not result in off site 
soil or water crosion. Bcsl Mwnagcmenl Practices (BM1"s) at-c a standard condition of approval 
which requires t h a ~  soil, gravrl and water do not migrate OM site antl cause erosion. DMl"s 
require tlic use ol' soil and water crosion controls. Controls such as \vaddlcs and stonn water 
filtration prior to water cntc~.ing thc storm drain system prcvcnls scdimcntation of thc storm drain 
system antl watcrcolirses. (;ratling is limited to the drier scason (April 15- November 14) which 
also serves to lvcvcnt erosion. 

An en~ironmcntal  rcview, Mitigalcd Ncgativc Declaration. (MNI)) conducted for the subdivision 
of tlic property identified pollions of the sitc that may contain sensitive plant and animal specics. 
Tlic MNI) includcd mitigation mcasurcs that required additional survcys ror nesting birds, prior 
to dcvclopmenl of the sitc. I n  ;~ddiIi(~n, a maximum developahlc area was cstablishcd for the sitc 
consis~ing of thc previously disturhcdilandscaped areas. Conditions of pl.o,ject al~l,roval require 
tliat develol~mcnt occur in tlic cslablislicd development arca; and tliat bil-tl surveys occur priol- to 
constructic~n, pylding, andlor 11-rc ren~oval. Thus as proposcd and conditioned, this finding is 
affirnicd. 

R ,411 trc.rrsso~:]~ crnrl . v u ~ ~ ~ ~ ~ ~ ~ / , f i ' ~ l u r c . v .  including dr i l~ei l .c~~,  cmdpcrr-ktng surfircc..~, underfloor 
urcu.v. t.c!/ui~?ing ~vcrll.\. rtli/i/), .seri~ices and olher u(.c('\.,vory .s/r11(.17/1-e~ ore iii~egruled inlo 
rhc Ol~~r t l / /  /J~(J;?c/ ~ o , Y ~ ~ I I .  

A driveway is proposed tliat \vouId j~l.ovidc safe vehiclllar ;~cccss tcilfiom I3ishop Iload. 'l'he 
proposed cxtcrior patio. dcclts :~nd walkways arc not exccssivc and arc appropriately integrated 
into the ovcr;iIl sitc design. Small rctiiining walls and garden walls (ranging from ciglitccn inchcs 
to four rcct in hcighl) arc proposed along the rear o l  thc homc illat co~nply wit11 height 
restrictions in the Zoning 0rtlin;lncc. 'l'his finding is affirmed. 

( I )  Ak~lii~c plu17/.\ trl~/~r.ol~riu/e /o ihc sile 's erzi~iron~izen/crl sc//ing and ~nicrocl i~~?n/c ,  
u11tI 

(3) Al~propricrlr I(mdccul~c .screening o fuccessor~~  trt?N'sup,oorl .v/1-1rc/urc!s, trnd 
(3) I(c,]~lnce~~ic<r~/ /r-~.r.s in si~fficient quanli l j~ /o ~ . o ~ n / ~ l j i  uiilh /l7r s/undard.v r?fSec/ion 

2.5 (7i.c~e.s) qf'lllc, Ilaltlto~il ('ily Code 

1'111: al~pli'ant has i~rovidcd ' I  1;indscapc plan that proposes rcliiining thc large California native 
trccs on siic. r c l ; ~ i ~ ~ i n g  tlir <xisling \;cgctation at the front of the sitc for scrceliing, and planting a 
\ritlc varicty (,l'~~.c:c:s. s1i1.1ths \.incs. ;ind groundcover. 'l'hr pli~li inclucl~s the use of numerolls 
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Californian nativc specics (oak lrccs, redwood trees, California 1,ilac. M:unzanita, coyote btlsli, 
California toyon, ctc.). In atldilioii. conditions of prqjeci approval require that a final Ialidscape 
plan rcturn to ihc I'la~ining ('omniission, which delineates additional oak trccs planted i l l  an 
irl-egular patterns lo thc rcar of thc llome, Lo "fill ill the gaps" for the screening vegetation for 
surrounding 11~1hlic' \!antap,c pciilils ( i . ~ . ,  tlie trails on Sugar I .oaf Mountain to the northeasi of the 
site and Sliytnci~~l 1)rivc to ilic south west) n i e  plan w o ~ ~ l t l  also iiccd to address tlie (lily 
Arhorist's rccommcndatio11s l i ~ r  ilic rctc~ili(~li of existi~lg 11ii1l1i1.c irccs. SliilT would 1101~ that, as 
proposed and contlilionctl, the c i s t i n g  and proposed landscalling woultl ;~ssist in mitigating the 
bulk of ihc proposcd addition; and scrccn and soften the home its sccn li.on1 surrounding puhlic 
vantage points. 'Illis finding is afirmzd. 

G. Adec{u(tle 177ecrsure.c. hclvr heen dei~elopcd,for cunslruclion-relu,cd inlpuc~s, such as huld 
roules, mcr/crial srorergc,, erosion conrrol, rree protcc~ion, w>us/e recj~cling a n d  dispo.\.c~l, 
ern(/ othat- ~~cr/en/iol  hoztrrcll. 

Revicw of stagink], a]-cws, recycling and disposal proccdurcs and adccl~~acy of erosion control 
measures would be re\~icwctl hy the 13uilding Division as par1 o r  tlic slructural plan check. 'l'lie 
City Arborisl has rcvicwcd construction impacts to prc~tcctcd trecs and rccommcnded spccilic 
trcc proicclion nicasurcs ihat also 1l;rvc bccn included as conditions of project appro\,al. All 
construction ~ : o n l d  hc complctcd in compliance with ihc ilniliir~m I%uil(ling Codc and NI'I)I<S 
standards as adminislcrcd by tlic ('ity of Rclmont. 'rile l'la~ining Commission belicves thal this 
linding is afil.mccl. 

'l'he proposal includes no nc\r struciural cncroachmcnts into thc public right-of-way. 'l'lic 
Planning Commission bclicvcs that this finding is affirmed. 

W1~IIIRI:AS. tlic I'lanning Comniission did hear and ~ s c  their intlcl~endcni judgmcnt end 
considered all said rcports, recommendations and testimony hcrcinaho\'c sct for(11. 

NOW, '1'1 11~11111'0111~. 131: 11' I<ESOI,VED that the I'lanning (:o~iimission approves the 
Single Family 1)csign IlC\~ic\\ to construct a new 3.490 scluorc-foot I-csidencc at 2007 Bishop 
Road, subject to ilic attaclic:cl conditions in txhibit  "A". 



Resolutio~i 
2007 Bishop Road 
October 7,2008 
I'age 6 of 6 

Passed ant1 ado1,tcd at a rcgulo~. meeting of thc Planning (:ommission ofihc City of Delmont hcld 
on Octobel. 7,2008 by thc l'ollo\\ing votc: 

COMMISSIONl:I<S -~ I'a~.sons, ~ ~ I~~.autschi, I~lorton, McKen;.ic, - ~ Merccr, Mayer & Iiced -- 

NOES, 
COMMISSlONI<I<S Nonc ~~ ~ ~--p ~- 

ABSENT, 
COMMISSIONII<S Nonc .~ -- 

ABSTAIN, 
COMMISSIONI<I<S - None ... 

KECIJSED, 

- .  ~p ~ 

Carlos dc Mclo 
Planning (:ommission Secl.~liil'! 



EXI-IIBIT "A" 

C:ONI)I'I'JONS 01: PROJECT AI'I'I<OVAI. 
SIN(il.1: I:AMII,Y DESIGN RIWIIIW 

7007 I3ISlIOI' ROAD (APPL. N0.2008-0075) 

A.  l'he following contlilions shall be shown on plans suh~ni((cd lor il huilding permit andlor 
sitc dcvclol,mcnt pcrmit or otherwise met prior to issuancc o r  ihc first building pcrmit 
(i.e., foundation pc1.11iit) and sliall bc completed andlor installed prior to occupancy and 
remain in place a1 all limes that (lie use occupics Ihc prcmiscs cxccpt as othcrwisc 
specified in the conditions: 

Planning D K s j n  

1 .  I'lans submitted for huilding pcrmit and all construclion shall coliSorln 10 thc plans on file 
in the I'lanning 1)ivision Tor Appl. No. 2008-0075, dalc slanhpctl Oclobcr I ,  2008. ' l ' l~c 
Director or(:ommunity l)cvclopnicnt may approvc minor lnoditici~tions lo thc plans. 

2. All construction ant1 rclatcd activities whicli rcquirc ;I City h ~ ~ i l d i n g  permit sliall hc 
allowed only during thc hours of 8:00 a.m. to 5:00 p.m. Montl;~y through 1:riday. and 
10:00 a.m. to 5:00 p.m. on Saturdays. No cnnstruclion activity 01- rclatcd activitics shall 
hc allo\vctl outsidc oS the aroremcntioned hours or on Sundays and the following 
holidays: Ncw Ycar's I)ay, I'resident's Day, Memorial Day, 4th of July. Labor Day, 
'l'llanltsgi\ling l)ay and (:liristmas Day. All gasolinc powcrcd construction equipment 
shall hc ccl~~ippcd with ;In operating muffler or baffling, systcm as originally providcd by 
the manl~f;ac.turer, ant1 no modificalion to these systcms is pcrnmittctl. 

3 .  I'rior 10 issua~icc o r  hl~ilcli~ig ~pcrmils. the property owncrs sliall lilc with the 1)ircctor of 
Coni~iiu~ii ty I)evclol~~iic~it, oli ibrnis provided by thc (:ily, an acknowledgment that tlicy 
lhavc read, understand ant1 agrcc 10 these conditions oTz~pproval. 

4. In accordanc:c with tlic 1)cllnont Zoning Ordinancc, the pcrmit(s) glxntcd by this approval 
shall cxpirc one (1) yc:lr li.om ~ l i c  dale of approval, \vith said approval datc indicated on 
tlic accoml~rnying I'laniiing Co~ii~nission resolution. Any requcst for extcnsion o r  the 
expiralion dale shall he madc in accordance with ihc applic;lble provisions of the 
Bclrnont Zoning Ordini~ncc. 

5 .  In  the c\,cnt that this ;~l,proval is challenged by a ihil-(I party, thc  property owners and all 
assigners will bc rcsponsiblc Tor dcrcnding against tliis challc~i~:c, and agrcc 10 accept 
rcsponsil>ility for dcrc~hsc at tlic rcquest of the Cil). Tlic lpropcrty owners slid :ill 

assignccs agree to dcrcnd, indcmniry and liold harmless tlic ('ity of i3clmont ant1 ;ill 

officials. sti~l'l'. consultanls and agents from any costs, claims or liabilities al-isi~ig li.0111 llic 
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approvall: includinl: \ui~h(~uf limitation, any award of attorneys Sccs that might result li-om 
thc thirtl party challcngc. 

6 .  l'he projccl is sul?jccl to I'ublic Works Depal.lmcn1 and <lily Cieologist rcvicw and 
approval u~i th  the Tollo~ving conditions: 

(a) Supplemental (icotcchnical Investigation - I hc projcct pcotechnical consultant 
shall inspcct current sitc conditions, and updalc rccc~mmendcd geotcchnical 
d c s i ~ y  criteria Tor the proposcd site iml>rovcmcnts, prior lo issuancc of grading. 01. 

huilding pcr~nits. Additionally, the consul~ant sllall map the extent of existing fill 
material, charactcri7,c the depth and cnginccring propcliics of the fill, and 
rccom~ncntl appropriate geotcchnical design mcasurcs to mitigate any adverse 
impacts of thc existing fill to thc proposctl sitc tlcvclopment or adjacent 
properties. 

Aplwopriatc doc~rmcntatioll lo address the abovc should he suhmittcd to thc ('ity 
Tor rcvicw by thc Cify Engineer and City <;cotcchnici~l Consullant prior to 
a]>pl.oval ofbuiltling pcrmits for prqject construction. 

(h) <icotcchnicwl I'la11 Rcview - 'l'he applicant's gcotcchnical consultant shall revicw 
;lnd a~>pro \~c  all ~~.cotcchnical aspects of thc pro.jcct huilcling and grading plans 
(i.c._ sitc p~.clii~~.i~tion and grading, sitc drilinagc improvcmcnts and dcsign 
~ ia ra~ i~c tc r s  Ti"' I'ou~ldations. rctaining walls and drivc\~;ry) to cnsure that tile 
gco~cchnical rcpol~s '  rccornmcndations havc 1;ccn propcrly incorporatcd. 

' 1 ' 1 1 ~  results oTt l1~  plan rcview shall bc summarizcd by tllc gcotechnical consul~;int 
in a lcttcr and submitted to thc City Enginccr for rcvicw and approval prior to 
issuancc of buil(1ing pcrmits. 

(c) C;cotcchnical 1:icld lnspcclion - l'llc gcotccl~l~ir;~l consulliint shall inspect; tcst (as 
nccdcd), and al>provc all gcotechnical asl~ccls of thc projccl construction. I h c  
inspections should include, but not necessarily hc li~nitctl to: sitc prcparation and 
grading, sitc surl;lcc and suhsurfacc drainage i~nprovcmcnts, and excavations for 
Soundations and rctaining walls prior to tllc pl;icc~ncnt of stccl and concrete. I h c  
consultant shall vcriTy that any existing, suhsta11d;ird fill nraterials arc removed in 
the vicinity of ]>I-oposcd site improvements. 'l'hc results oT thcse inspcctions and 
Ihc as-built contlitions of thc project shoul(l hc descrihctl hy the gcotcchnical 
consultan1 ii l  a Icttcl. and submitted to the City linginccr Tor rcview prior to lillal 
(gfiinting oToccupancy) project appro~a l .  

7. '1'11~ irpplic;1111 sllall l i rc~~it lc a writtcn plan for construction slaging and storage arcas. 
I'llis informirtio~l sll;ill l)c suhmittcd in conjunction with applici~lion for a huilding permit 
Tor (:i t)  rc\.icw ant1 ;rppl-rival. 
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8.  Remaining parkland in-licu fecs for the subdivision of the property in the amount of 
$4?.500.00 shall bc p i t 1  lo thc City of Belmont, prior to issuance of grading or building 
pcrrn~ls Sor lllis Singlc I:ilmily Ilcsign Review. 

0 All o n - ~ ~ . ; ~ d c  patios. tcrl-accs, and drivcway surfaccs shall hc constructed of pavers, 
cobhlcs. flagstones. c ~ c .  ovcr a pervious substrate for the life of ihc project. 

10. Building plans shall hc sr~hnlittcd that reflect that no part ofthc residence shall cxcecd the 
28-Soot hcight limit its nlcasurcd from thc firlislicd gradc to the toprnost point oS the 
residence immediately ahovc. A (:alifornia liccnscd survcyor or civil cnginccr sh;~ll 
provide a wet-stampctl certification tllat the homc conrorms wilh tlic 28-foot l1cigl1t limit 
prior to thc roofdiaphrilgm inspection. 

11.  A CaliTomiil liccnscd i~rchitccl or civil engineer shall providc wet-stamped floor area 
calculations for tlic cntirc rcsidence with the building pernit plans. Said calculations 
shall include "boxcd I I ~ I I "  arcas of thc residence ant1 shall ~ c f l c d  ;I residcncc that is not 
grcatcr than 4,500 of gross squarc fcct. A California liccnscd a~.c:hitcct or civil cnginccr 
shall provitlc "as built" drawings of the home with a calculatioll or  total floor arca, prior 
to final builtling pcrmil inspection. 

12. l'llc al1l1lica1lt sllall be rcsponsiblc to adhere to thc Miligiltion i\4c:;1surcs identified in ihc 
Mitigatctl Ncgativc l)ccl;~ration (MND) prepared for ihc suh(livision which created the 
sul?jccl l vo l~ r ly  (1.01 3). A conscrvaiion easement or noticc of special restriction shall bc 
recordctl Tor tllc poriion of thc propcrty outside of thc dcsignatctl developable area, prior 
to issuancc of huiltlin~l, (11. grading pcrmits. Said cascmcnt or rcsll.iction shall rcflcct that 
building ;lntl gratlin~l, shall be prohibited outsidc thc cstablishcd devclop~nent arca 
(pcrimctcl. ;tni~n;~I bicntlly fcncing may be allowcd) r~nlcss scnsitivc specics surveys arc 
conductctl hy a qualilictl biologist that detenninc that no significant advcrsc impacts 
\h:ould occur to scnsiti~c spccies. Bird surveys shall hc rcquirctl prior to construction, 
grading or trcc and slirr~h rcmoval on site, as describcd bclow: 

Therc is (1 high /~o/rnfitrl , f i r  /he occurrcJnccJ of nrsling pu.ssoriric.s on sile, which orc7 
rt~gi.il(r/rtl 19) /he A/ligr(r/o~ ilircl 7'rc~criy .lc/ uncl/or /he S/cr/o P'ish and Gunze Code. 
(:or~.slrirc./ior7 or. cli.s/irrh(ri~c~e.s, .srrch os gruding, lrimmiiig ond rcmovul o//rees and shrilh.s 
sh(rl1 ho limi/c!d dirring /hc hrrc!cling seu.son o f  Fehrircrq~ I /o  Augu.s/ 3 1  Prior 1 0  cleorir~g 
or gr(rding during /he r,c..s/i17g seasor7, u .survey lo di,/crniine /I?(! presence o/uc/ivc. n(!.s/ 
.si/es for  rcrl?/ors triid pcr.r.scrines .shull he conducfed hy o qucrlific~l hiologi.s/. lfnc..s/ing 
l~osserinc?.~ or rcrj~/or.s crrcc ohscrved, an uj~prol,riufo h7ifjcr . . zoiic, shall he es/ohli.~h~!d 
oroun(/ crclit~, I?(!.(./.(. in order 1 0  prevent ntorlulil~i ofyoung ~hrorrgh nes/ crhondoniiicn/. 
7hv geoiric/~:~ c!/'/hc nc.s/irig hird huJfer zone sholl clc:l,c!ntl 011 /hr 1inc.v of .si/e, e.rl,o.vurc!, 
(1170 ( .o~I/c.Y/  ( I /  / h ~  IIC.V/  10colion. The de/erriiiricr/iori (?I fhc 1imi1.s ( I /  gruding or 
c.ofislrr(~.li~r~i rlctrr (( 111'.v/ .shall he mode hy u bio/ogi,s/ in ihc~fioi(1. Rernoi!crl q/lrees or 

ht1.s clc,/rr.~iiirictl //lo/ /ho r?c!s/ is no longer occupied. 
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13. Prior to issuancc oS a building permit, the applicant shall suhniil a landscapc plan Tor 
review and approval by 1hc l'lanning Commission. Said plan sh;ilI denotc additional oak 
trees arrangcd in an irregular pattern along the riglit sitlc and rcilr o r thc  homc to fill in thc 
gaps in scrcening of the homc as seen from surrol~nding 1>11blic. vantagc points (i.c., 
Bishop Iload, Skymont 1)rivc and tlie trails on SugarIoaTMount;~in, etc.). 'l'llc final ]>Ian 
shall also incorl~oratc animal-friendly fencing and thc ircc p~.otection modifications 
reconimcndcd by ihc City Arhorist. Should the trcc protcdion measures provc 
inreasihlc. 11ie applicilnl shall includc replacemc~~l planlings on the plan, per City 
standartls, ill locations designcd to lnaximize the screening and sollening of the proposcd 
homc as sccn from s111-rounding puhlic vantage points. If thc City Council decidcs illat 
sidewallc iml?rovc~ncnts arc appropriate for tlie projccl sitc's I3islitrp Road Trontagc, tllcn 
tlie final landscapc plan sliall reflect a sidewalk, curb and guttcr at the hont of the plnicct 
site. I T  the City (:ouncil decidcs that sidewalk iml~rovcments arc !id appropriate for the 
project sitc's Bishop llclad fiontagc, the11 the final landscapc plan sliall rcflcct all 
proposcd landscaping alolig the frontagc, as well as methods proposed to stabilize tlie 
s lo l~c oT tlic frontagc, ant1 c o ~ ~ l r o l  crosion. 

14. A finril color and matcriiil board shall be submittcti Tor rc\,ic\v and approval by the 
Planning (:ommission, prior to issuance of a building permit. Said color board shall 
reflcc.t :I rcviscd color Tor tlic proposcd roof tilcs of brown andlor iiin. and rcviscd colol.s or 
color tones lor huiltling \vi~lls. 

City Arborist 

Tree protection and mitigation pcr City Arhorist Report dalcd .lanui~l.\ 15. 2008. I'rior to 
issuing a jicrmil f o r  g~.~rbIiing, demolition, tree rcn~ova l ,  grading, o r  construction, ihc 
following musl orcur :  

1. PRIININ<I & IIOO'I'<:IIOWN EXCAVATION: All pruning of and root crown 
excavalion iiround 1rcc.s notcd in thc BMP chart sli;~ll be performed only by or undcr 
direct site sul~ervision oT an ISA Certified Arborist, ant1 shall conlilrm to tlic most rcccnt 
edition of ANSI A300 ]'a11 I: Trcc, Shrub: and Otlicr Wootly I'lant Maintcnancc. 
Standard 1'1.actices. I'runing. 

Root crown excavalion sliall hc performed by usc o r  dull, rountlc.d hand tools to slowly 
removc soil that is covcring tlic nornlally flaring buttrcss roots ;it [lie basc of trcc trunlts 
noted in thc BMI' cha1.t~. I'otal depth o f  excavation shall bc - inches (cannot verify at 
the time oT \writing). 'l'ot;~l width of excavation should bc no more than 12 24 liori7,ontal 
inches out born trcc trlrnlc cdgcs. Ilemovc all concrctc rubble and other items contacting 
Irunlts o f  0x14 # 1  16. I)o not i~ i j r rc  trunk or root bark (luring this l~rocess. 

~ ~~ 
p~ ~~ . -- -~ 

cily c~rborisl will rcqucsl a rcceipt for this Ipruning to \wi ry  compliance 
b m n m c n d ; l t @  ~- ~~~ II dtlriig thc ~ - initial -- site i ~ ~ s p e c t i o ~ i  ~ ~~ ;IS ayp!icablc, 
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2. FLl<TlLI%ATION_: I<clain a qualified trec carc company to alilily a slow-release ircc 
fcrtilixcr with a high pcrccntagc of water insoluble nitrogen (WIN) via soil iniectioll to 
thc arcas under thc canopy driplincs of trees notctl in thc I3MP char1 at standard 
a r b o r i c ~ ~ l t ~ ~ ~ . a l  ratcs pcr the lnost reccnt vcrsion of ANSI-A300 fcl-lilization standard and 
thc ISA "I3ct  Managcmcnt Practices - Tree and Shruh 1:ertilization" booklct. 

-~ ~ - - ~~ ~~ ~- -- 

r ~ i t y : l  '11 m i s t  will rcc111cst a rcccipt from thc applicant to conlirm perfo~.mance of ilcm 
#2 during thc -- initial silc inspection. ~- -~ ~ 

-- - .~ 1 
1:xample Scrtilizcr materials: Iloggett in.jectafecd slow rcleasc ircc fcrtilizcr 32-7-7, i~nd  
Greenbelt 22-14-14, both offcred by local trec carc companics as part of thcir soil 
i11.jcction fertilization programs. 

Fertiliycr shall hc ;~l,plicd bctwccn trunks and all TI'% fcnces 

3. W 0 0 1 )  Cam: Accll~irc a load of coarse wood chips (not hark chips or lcaf chips) h-om 
a local landscape matcriiils supplier such as Lyngso or I'HS in l(cdwood City and lay a 4- 
5 inch tlliclc laycr ovcr thc arca from the trunks oftrccs noted ill ihc BMI' chart out to thc 
chain link lrcc prc~tcdion zonc (TPZ) fencelines. 1'1111 chips oul app~.oximately 12 -24 
horizontal inches away from thc trcc trunks so that ~noisture will 11oI build up on thc barlc. 

4. I R I < I G A ' I ' ~ :  Apply supplemental irrigation watcl- at a volumc and frequency to he 
detcrmincd hy thc city arhorist, ovcr the entire arc;! insidc thc '1'1'7, fencclines of trccs 
notcd in thc HMI' cl1:irl. 'l'his irrigatioll sllall be nlonilored by tllc contract city arhorist 
and thc schcdule adjus~ctl according to soil moisturc rc;ltlings oht;~incd by using a 1,incoln 
Soil h4oistul.c Probc (luring rcgular monthly construction monitoring days. I~,ocation of 
soaltcr Iloscs or othcr iri.igation supply lines shall hc dcli~rminctl h y  the City Arborist. 

Watcr application is u s ~ ~ a l l y  hcst achieved by use ol' ;I black r ~ ~ h b c r  soakcr llosc or a 
Nctalim laser emittcr linc. affixed to a garden liosc attachctl 10 an activc hosc bib at 
standard household \u;ltcr supply pressure. Other incthods of achieving corrcct volumc oS 
supl~lemental irrigation arc water tank truck and low-hehintl watcr tank with spray 
a1,paratus. In some cases, site irrigalion is achieved by hooking 1111 a garden hosc/soalter 
hosc syslcm to a neighbor's active water bib with walcr mctcr. 

l'ypical ratc of application around a single coast livc oak will rangc from about ti- 10 - 
15 hours 01' soal<cr host. or enlitter line irrigation in ;I single day, l x  to 2x per ~nonth.  
during laic spring, sunimcr, and fall until the first signilicant rains ofwintcr. l 'hc  goal is 
to bring soil moisture up to 90-100% in thc uppcrnmst 24 inchcs of the soil prolilc hy 
apl,lyintl, ;~hout 10 gallons of water pcr inch of trunk dianletcr 1x1- month inside the '1'1'7, 
fellccli~lc. 'Illis ccluatcs to about 100-300 gallons 1x.r trcc pel. month. Notc that tach 
n~cthud 0 1 '  irrigatioll alq~lication provides a complctcly diffcrcn~ volumc of water 1,cr 
~ninutc.  
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7~ 
~ - ~ p  - 

~ - p  ~ 

Contractor sliall kcriTy llsc of irrigation water by document in^! in a writtcn journal the 
tilnc and date of c;icli irritation cvent, and the approximate volume of water applied. This 

shall bc available Tor vicwing by the City Arborist in thc s i ~ c  construction trailer. 
- - ~~ ~ ~ - .~ ~- ~ ~~ I 

5. TIIUNIZ I%IIFFEII: 1;or added protection, trees notcd in the I3MI' chart shall bc supplied 
with a trunlt bufl"cr covcring Ihc exposed lower trt111lts bctwcm gradc elevation and 
approxi~i~at'ly 6-8 fcct ;~bovc gradc. The buffcr sllall colisist ol" 10 wraps of orange 
plastic sno\v fenci~lg around the maill trunk to the Iowcst lateral hranches to creatc a trunk 
burrcr apl~roxiniatcly :I. inchcs thick along the branchless t runlc  bark area. Stand 2x4  
wood hoards side by side around the entire circumfcrencc oT each tree to creatc a 
circumfcrrntial wall of wood. Continue wrapping morc orange plilstic snow fencing over 
the \vood boards to scclirc them in place, and sccurc (only) the outermost plastic \vitl~ 
duct tapc or rope (scc last ]?hoto in I.eport for exanlplc ol"'1'runlc 1lul"rer). 

IMI'OII'I'AN'I': Ikisting demolition period tmnlc bun'crs at the 7.007 Hishop Road sitc 
must bc removed by cutting the wircs originally used to aflix them to thc trunks oT the 
trccs, as thcse wircs arc currently starling to girdle the trunk b;lrIc tissue on those trccs. 
l'llc huTTcrs shall thcn be rcaffixcd to those trees notctl in the abovc BMI' chart using only 
duct tapc or rope to sccurc thc OUTSIDE ONLY to a\~oid future gil-tlling ofthc trunks. 

Chain linlc rcncing must he crccted at various distanrcs out fionl 11-unk edges oftrccs as 
notcd in Ihc l3h~11' c1ial-t and on the oversized trcc pl-otcction shc.ct markup. l'he arcas 
betwccn thr trcc trnnk ctlgc and this fence perimctcr shall bc ltnown as the critical root 
zones or trcc protection xoncs ("CRZ" or "TPZ"). 

Colltl.ac~or rcpresentativc shall mcct with City Arborist on sitc to tlcterlninc csact fencing 
Itic;~tio~is prior to l?ro~r,cl co~nmencc~ncnt. Fcncing matcrial used for all protccti\lc 
fences as pcr above musl bc stccl chain-link. at least six-feet in height, mounted on two- 
inch di;lmctcr gal\~ani;lctl iron posts 8-feet in length, drivcn a minilnu111 of 24-inches into 
the ground. I'osts must be lnounted six-feet apart. 7'l?i.v,/(,nce n ~ r s /  he erecledprior lo (1n11 
hcoi,)~ ~n(~chinerji /rc~f/ic or cons~ruclion rnoleriol orri~~trl on ,xi/(,. 

(.'on?jdicmce insj>ec/io~i.~ i~ i l l  occur (1) al (he time ollence erc,<./ion (2) ol~j~roximrr/ely 
or?ct. mon/hli, during gr~rling on(/ conslruclion, ond (3) t~flcr co~i.v/~.~lcrion is cornplere. All 
,fencing rnu.sl rcmcrir? in plvce trnlil oll conslruclion i.v con~]?lc~rt,cl cmd iho ,fencing und 
olher l?rol(?c/ion ho.s hordn received o Jinal signoff . . Ir//c,r- fro~n rhr ci/y orhorisl. I'er~nil 
ojy?ro~lrrl li~ill nor occlrr un/il ufier (he first inspc,c:/ion ho.~  heen performed and /he 
j?ro/c<c/ion nieus~~ri,.~ trrcJ crl>pro,vd bji /he cily arboris/. 

.l'lic prolcctive fe~~cinb~, must fi be tcinporarily moveti (luring c:onstruction, No ~naterii~ls. 
tnols. cxca\1atcd soil, licluids: sobslances, etc. arc to bc pl;~c:cd or dumped. cvcn 
temliora~.ily, inside tlic 'l'l'%/C11%. 
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*l'llc '1'1'7. fencing shall h;~vc one sign affixed with IJV stabilixcd zip ties to the chain l ink  
at eye lcvcl for cvcry 15-linear feet of fencing, minimum 8"XI 1" size each, plastic 
laminated or otlicrwisc \vatcrproofed, stating: 

NOTES ON FENCING 1,OC.ATJONS: 

Existing chain link TPZ around trees #79, 90, and 91 should be expanded to 
encompass thc cmtirc canopy driplines of 1I1e trees i~nmcdiately after the 
existing aspllall driveway is demolishctl. Jlowcver, lrcc #90 is the only 
r rg~~ la t e t l  lrcr in this grouping which will rcquirr frncing expansion per 
codr. 
I'encing al-o11nt1 oalc #I15 is to be detcrminctl. 
Itcncing around trees #92 and #93 is to bc drlcrminrtl. 

7. SILT l ~ l C N C l N G ~ ~ 1  WOOD STAKES: Install sill fc11cing with built-in woodcn 
staltes (ex. 'l'cnax, av;iilahlc a1 home improvement storcs) to tlic ol~tsides of all 1'PZ fence 
perimeters \vllcn noted in the DMP charts so that the silt fence is racing thc construction 
sidcs oYthc chain l i n k  '1'1'X. I'ound wooden stakes into the ground pcr package directions. 
Affix Ihc upper cdgcs ol'tlic silt fencing to the chain link TI'% using UV resisla111 zip lies 
or metal wil.cs (sec photo, cnd of report). 

8. COlR RO1,L ~. Wl'J'11_\~'001) S'CAICES: Secure coir rolls to thc sill fencing noted above 
using woodcn staltcs s\~ch that the base of all TP% arcas arc buttressed (sec l~hoto, end of 
report). 

9. 1)ESIC;N ISSUES: 

a .  'I'rcnching: 

i. Utilities othcr than what will be locatcd in thc " I I ' "  [joint trench) are not 
shown on the st~bmittcd plans. Applicant shall show all trenching from 
proposctl irrigation lines, downspout tlrain lincs, clcctrical conduit in the 
landscapc, lo\\ voltagc electrical rouling in the landscape, arca dl.;rins, 
utilities, 1;rcnch drain lines, etc. on ihc plans. Applicant shall route all 
trenchcd ilcms to at least 20 horizonti~l fcct from Ihc trunk of any cxisting 
tree to he I-ctaincd ifpossiblc. 

i i .  Joint trcnch shall bc relocated to at leas1 20 linear rcct out from redwood 
11126 trl~nlc cdgc to allow for 1'P% fcncing erection at 16 fcet out from 
trunlt ctlpc. 
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b. (iratling Daylights: 

i .  Applicanl shall verify that no grading \vill encroach within 12-15 feet of 
the 11-unlc cdgcs of trecs #92 and #93, Othcrwisc.. these trecs ]nay ncetl to 
be rcmovcl, and removal fees will appl!; per thc trcc: disposition charts. 

i i .  Gratlinp tl,~),light shall be inoved to a l  lcast 20 horizontal feet fro111 the 
trunk cdgc of rcdwood #I26  to a l l o ~ '  for 'TI'% rcncing erection at 16 feet 
fro111 irl~nlc cdgc. 

c. Irrigation: 

i .  l'rcnchlcss: All irrigalion proposed for within 20 feet of existing trees 
being rctaincd shall bc over grade "trcnchless" typr (cx. poly lulling with 
bubblers) 

i i .  SprinklcrsISpray: All spray from ovcrhcad irriyat~on must be kept away 
fiom cxisting trees such that 15-20 fcct of separation is  maintailled 
~ C ~ \ Y C C I I  ~ a t c r  and oalc tree trunks. 

d. I'la~ltcr Walls: 

i ,  l 'hc prol~oscd wall around oak #I 15 shall hc hr~ilt using a floating grade 
beam sct on piers spaced as  far apart as  possiblc to avoid undue damagc lo 
thc remaining trcc root system. 'l'hc hcam will nccd to bc clcvatcd over 
cxisti~lg gl.;~dc clcvation with zero cut lo the open soil root zonc. Applicant 
shall vcriry dcsign prior to pro,ject commcnccmcnt. 

c .  I .andscapc Soil: 

i .  Maximum cutIfiI1 for landscapc soil incorpor;~lions shall hc 4 inchcs 
clcvation cliangc for open soil root zonc areas u'ithin 15 or 20 fcct of a 
11-cc to bc rctained. 

II llosc Garden: 

i .  If ~x~ss ib lc ,  push the location of the proposed rosc carden south to achicve 
grcalcr separation bctwecn the oak i l l  16 root system and the heavily 
irrigz~tctl rc~sc area. 

g. I'lanling I'lan: I t  is suygcsted that the proposcd install;ition of fourteen (14) 48" 
fruitless olivc trccs (ex. Oleu 'Swan llill') hc. :altcrcd such that at lcast jive (5) of 
ths total rourlccn trccs are long-lived nativc or western-adi~ptcd oak species such 
as: 
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i .  blue oak (Quercus do~iglusii) 
i i .  vallc); oalc (0. loh~rcr) 

i i i .  island li\lc oak (Q. fonzentellu) evergrcr.11 
i \ , .  coast live oak ( 0 .  ugr~fi~liu) evergrccn (notc suddc~, oak death susceptible) 
1). chestnut lcafcd oak (I). cuslaneui/~lic~) 

vi. wdtcr ot~lc (c?. nigf*u) scmi cvcrgreen 
vii. Calil'orni;~ blaclc oak (Q. kelloggii) (notc sudden o;iI< death susceptible) 

i .  nctlcaf oalc (Q. rugosa) evergreen 
ix. L)l/ercu.s c:rrlli/~rinos - s~naller cvergrccn oak nlcntioncd in thc biblc 
x. sandpaper oak (0. pungens) evergrccn 

xi, scrub oalc (Q. d7inrnlosn) evergreen shr11l7 

lo .  Al<HOl<IKI' INSI'I~:(;:l~'ION FEE: The applicant shall pay ;I trce insl~ection fec of 
$2,600 at the I'esmit ('cntcr, payahle to the City ofl3clmont prior lo permit issuance and 
prior to thc initial trcc lprotcction inspection meeting on sitc to covcr inspections and 
signof' Icttcrs hy thc city arborist throughout the life of thc p~.o.jcct ($2,000 arhorist fcc 
plus 30% administration Tcc). 

- - - -- p~ ~ ~ - .  -~ ~ 

thc colitract city arhorist at (650) 697-0990 to schcdulc thc initial trcc psotcction 
confirn~ation inspection which MUS'I' occur prior t t i  any demolition, gruhhing, grading, 
excavation, ol- constrnctitrn on sitc. 

1 I'licC'ity Arhorist will n t ~ d  to mcet wid1 contractors prior to the initial fencing inspection 
Lt? ~ I S C I I S S  trcc I'CIICC rolllc:~, irrigation watcr supply, ctc. 

-- -~ ~- ~ ~ -- ~. ~- 

1 1 .  1'1<EK l < l M O \ A l  I :  Applicant shall pay kcs  to the. I'crn~it Center Sor tree 
removals 1xr tlic 1 .ot 3 sitc plan as noted in thc trcc dislmsition cli;~~ls. 'l'hesc fces shall he 
routed to thc I'arlcs 1)cp;lrtrncnt's l'rec Planting and 1:stablishmcnt 1;und. 

Fee for rcmoval of storm damaged trcc #60 shall not hc asscsscd. 

Fecs for trccs #92 and 1103 !nay necd to be asscsscd if thcsc trccs will he impactcd by 
proposed pl-;{ding or o~hcs  site plan elcments (verify with applicant). 

'l'hc fcc Tor initial planned rcmoval of regulated trccs #XI, X X .  108, 109, and 1 13 is 
$4,500. 

Staff may 01. may not ;~lso want to include an outright $2,000 scmoval fec for oak i l l  15 to 
account l i~ r  any futurc dcclinc or death ofthe tree due to construction-rclated impacts. 

As notccl in my report. thc applicant's planting plan Tar cxcccds thc valuc oS trccs 
req11il.cd to bc installctl as mitig:~tion for the loss of protcctctl trccs bcing rcnlovcd. 
ThcrcSorc, no f~~rtlicr ~plantings will be required. 'lhc author tloes suggest that the 
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proposc(1 ir~~itless olive l~lantings be augmented with some oal\ plantings as notcd ahovc 
in 'planting plan'. 

No fces arc requircd li1r rcmoval of non-regulalcd trccs such as acacias and Montcrcy 
pincs. 

'l'hc author will ht: ~noniloring construction at the s i~c,  and will tlctenninc at the entl of 
thr sitc plan project \~hcthcr furtl~cr tree removal fees arc rcql~ired to bc paid by the 
alil,lic;i~it lo mitigate sil:nilicant damages to the abovc andlor hclow ground portioiis of 
I-cgulatcd Irccs. l 'l~csc rc.cs would then need to hc liaitl prior l o  the city arborist's linal 
pro,jcct sig11oE1' (OCCIII~RIIC~) .  

12. EMEIt(;ENCY 'l'I<I~:l~; ISSIIES: Call the contract city arborist if there is a qucstion 
concerning trees or trcc ~irotectio~i at this site. (650) 697-0990. 

13. -. ADDITIONAL - .. - MII'I(;ATlON -. MEASURES: l h c  city arhorisi rcscrvcs thc right hut 
not thc duty to rcqui1.c that additional tree protection, niaintcnance, or mitigation 
measures he installed or performed at any time up to final appro\~al/occupancy. 

1 .  l'rior to any  construction_ tlic applicant or a designa~ctl rcprcsctii;~tivc shall obtain all of 
the rcquirctl builtling licrmits for the project. The applicant will lic rcquircd to provitlc a 
constructio~l and tlcmolition recycling plan as a co~itlition of the building pcrmit. 'Ihc 
Builtling 1)cpartmcnl will inspect for compliance witli this 1il;ln. l'hc conditions of 
approvA lor this licrnlit also rcquirc the applicant lo licl-for111 all work in conforniaticc 
with the NI'I)I<S rcquirc~ncnts. 

COMPI~,Y \4'I'I'l I 'I'M1C IiOI ,I,OWING CONDITIONS OF 1'1 I I(: PUBLIC WOIII<S 
1)EI'ARl'MISN'I': 

R. Thc following conditions sllall be shown on plans submittctl for a building pcrniit 
and/or sifc development pcrmit or  othcrwisc n~c t  prior l o  issuance of thc first 
building pcrmit (i.e., foundation permit) and sl~all  bc ~ ~ t i i p l c t c d  andlor installcd 
prior to occupancy and rcmain in placc at all timcs that thc usc uccupics thc 
prcmiscs crccpt as otherwise specified in thc conditions. 

1 .  Strccts, sitlc\vallts and ct~rhs in need of repair withi11 and hortlcring the project shall hc 
rcjiai~.cti and/or rcn1ovctl and ~.cplaced in accordancc with thc Department of Puhlic 
Works alilir(i\jcd stallda~-ds. lJ11otograp1~s 01- video of bciorc condition are rcco~nmc~idctl. 

2. llnlcss an c.ucmption is ~irovidcd by the City (:outi('il, an r ~ n ~ ~ s c d  drivcway shall hc 
rcmovcd ant1 new s idc~ ' i~ lk ,  curb and gutter shall he installcd along the li.ontagc of thc 
sitc. it1 accordancc \rgitli 1)cpartment of Puhlic Worlts standards. 
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3. A rcsidcntii~l driveway approach shall be installed ill accortlancc with 1)epartment of 
Public Works approval slandards. 

4. Roof Icadcrs and sire drainage shall he directed to thc City Stormwater drainage system. 
A d i s s i pa~u  hox or olhrl. cncrgy reduction method shall bc uscd. 

5. Roof downspout systcms sliall hc designed to drain into design;llctl, effective infiltration 
arcas or structures (rcrcr to the 13ay Area Stor~nwdlcr h.lanagcrncnl Agcncics Association 
(BASMAA) Start at the Source Jksign Guidance, Manual for Storinwater Quality 
1'1.otection lavailahle from 13ASMAA @ 51 0-622-2465 1). 

6. Thc owncrhpplicant shall submit a sanitary sewage pla~i. 1:Iows from tlie proposed 
devclop~iicnt shall be cstiliiated and their impact on thc cxisting City collection system 
analyzed. Mitigalion measures may be required to upgrwtle thc City system. 

7. Spa and fountains may hc allowed to dischargc to ihc storm drains i i  the applicanl can 
dcnionstl.atc that ihc ~vatcr has been de-chlorinalcd, tlie wiltcr is within ambient 
temperature, and no coplicr-hascd algae co~itrol has been added to the watcr. 

C. T h c  fo l lo \v i~~g  conditions shall bc  met pr ior  to 1I1c issuanrr of thc first building 
p c r n ~ i l  (i.c., fountlatiol~ pcrnmit) andlor site develoll~m~cnt p r r n ~ i l s  except as othcr\r,ise 
sjlccifirtl ill t he  cc~nclilions. 

1 .  'l'hc projwly ownc,~~/applicant shall apply for and obtain temporary cncroach~nent permits 
from ilic I)cpal.tmcnt o r  I'ublic Works Tor worlt in thc ('ily public right-of-way, 
easements 01- propcrty in \vhicli the City holds an intcrcsl, including drivcway, sidewalk, 
sewcr connections. sc14cr clean-outs, curh drains. storm drain conncctions. placement of' 
a debris box 

2. The prol~crt)~ owcrlapl~l icant  sl~all apply for and olitain a gr;ltling permit horn ihc 
Dcpartmcnt ofl'uhlic \hlorks. The grading permit rec is based on the total amount oCeartli 
moved including cut ;~nd  f i l l .  

3. VCI-if)) loc;ltion ol' utilily nictcrs, valves, hack flow preventcrs, and hydrants with 
ap]?roprialc. ulilit); company. Show relationship of c;ich lo site improvcmcnls, such as 
retaining wi~lls. 

4. 'fhc owner shall pcrrcorm a video inspection of tlic scwcr latcral from tlic house to the 
sewer main. submit tlic inspection to the Uepartlncnt oT I'ublic Works for revie\\: i~nd 
nialtc any necessary r c p a i ~ . ~  to the latcral. 

5 .  'fhc owncrh~lij~licant s I ~ c I I I  submit a grading plan prcparcil hy a ('aliiol-nia-registered ('ivil 
Enginccr in accol.tl;incc with City Grading Ordinance. Chapter 9, Section 3 of the City 
Coclc. with ;i grading pcl.rnit aplilication, for approval i ~ y  thc 1)cpartment of I'ublic Works 
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and 13uiltling 1)ivision (prior to any grading or clcarinp hcing pcrli~rmed on-sitc. l'hc pl;ln 
shall incorporate the following restrictions: 

( a )  'l'hc ;~pplicant should note tha( if the proposc.tl grading mccts one or marc of the 
cri~cria outlinctl in Scction 9-23 of the M~inicipal C'odc, ;I I'lanning Commission 
rcvicw %'ill bc ~.cquired. Caution: If thc tot;~l grading quantity cliangcs aftcr 
I'lanliing comn~ission approval, a new grading approval may be required. I'llc 
;1p17licant may choose to complete the gradinp, ]plan and calculations early in the 
~plwnning proc(:s so linlit delays in scheduling this rcvicw. (See Section 9-28 of 
thc municipal (:otlc Tor review process). 

(b) All soils stockpilctl on the sitc during construction sliall hc covercd or otherwise 
l,~.otccted from wind and water erosion. 

(c) r)uri~ig constrnction, crosion and sedimentation control plans sliall hc 
i~iil,lcmentcd in order lo retain sediments on-sitc. 

(d) Site grading ant1 linishcd construction shall hc designed and executed in such a 
manner as lo avoid diverting runoff onto othc~- PI-opertics. 

(c j  l<cstrictions ;~ntl rccommcndation of the Gcologic and Soils rcport as approvcd hy 
the (:ity's (icolc~p,ist. 

6 .  The o\vncr!;~pplicwnc s11;1ll suhmit a dust co~itrol plan for app~.oval hy the 1)cparLrnent of 
I'uhlic Worlts. ' lo rcducc dust lcvcls, cxposed c;~rth surfaccs shall bc watcrcd as 
necessary. 'l'hc application of water shall be monitorctl to prcvcnl runofr into thc storm 
drain systcnr. Spi1l;lgc 1.csu1ting from hauling operations along or across any puhlic or 
privatc propcrty shall h(: rcmovcd immediately. 1)11st nuisancrs originating from tlic 
contractor's ol>cratiuns. citlicr inside or outside of thc  right-of-wy shall bc controlled. 

7. ' lhc  proposcd dcvclopmcnt will add i~npervious surrace arc;) lo the property. 'I'lie 
al~plicanl sh;ilI provitlc c;~lculations showing thc total impervious area of tlic complctcd 
project i t  the huilcling pcrlnit application. (:alc~rlations sh;~ll he suh~nitted to thc 
IlcpartmcnI ofl'uhlic Works for revicw and approval. 

8.  A \\rittcn iclport p~cparctl hy a Geotechnical Engineer shall hc s~~bmi t ted  i l l  accordalicc 
witlr Scction 9-36 oftlic ('ity Code. 

9. Ap]'licenl shall inslall ihc sanitary scwer connectioi~ in accortl;rncc with 1)cpartmcnt of 
I'l~hlic Worlts al~l~rovctl standards and pay the applicahlc sewcr connection Tce. 

10. Sanitary .;c\scr to inclutl(: a back flow prevention dc\.icc:, 

I 1. I i '  I 'CiKLI: is rcquiri~l;. th(. dc~c loper  to put in the #is antlior clcctrical co~~ncct ion,  then the 
devclopcr must sohmit l>li~ns for the cncroach~nent to the 1)cpal.trncnt to I'uhlic Worlts. 
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12. Tlic applicant sliall submit an crosion and sedimentation conlrol plan describing IIcst 
Managcmcnt I'racticcs (IIMl's) lo bc used to prevcnt soil, dirl, and dcbris from entcring 
tlic < t o m  drain systcnl. 'l'hc plan shall include thc following itcms: 

(a) A silc plan slio\ving thc property lines, cxisting and proposcd topography, and 
slol,c.s; arcas it1 hc disturhed. locations of cullfill and soil storageldisposal arca; 
arcas with cxisting vcgctalion to be protcctctl; existing and proposed drainage 
paltwns and structures: watcrcourses or scnsilivc arcas on-sitc or immcdialcly 
downstream of' ]?ro,jcct; and designated construction accc:ss routes, staging arcas 
and washout arcas. 

(h) 1:rosion and scdimcnl conlrols to be usctl during c:o~is~ruction; selected as 
appropriate from the California Rcgional Water Quality C:ontrol Board, San 
I'rnncisco Il;iy Iccgion Erosion and Scdimcntation (:ontrol 1:icld Manual 
(av;iilable Trom: I:riends of the San Francisco l<stuary, I1.O. Box 791, Oakland, 
(:A 04604-0791. 

(c) Mctllods and p~.ocedurcs to stabilize denutlcd arcas and install and maintain 
tcmliorary crosion and sedinient control cont~nuously until per~iiancnt crosion 
conlrols havc bccn established. 

(d) l'rovision for 1prcvcnting crosion and trapping scdimcnt on-sile, such as scdimcnt 
basins or traps, c;~rtlien dikes 01. herms, fibel- rolls, silt fence, clieclc dams, stor111 
drain inlct protcclion, soil blankets or mats, c o ~ c r s  for soil stock pilcs andlor otlicr 
IllcilslIrCS. 

(c) I'~.o\~isions fiir inslalling vegaative cover in distnrbed arcas, including areas to he 
scclcd. plantctl, ;lndlor mulclicd, and typcs ~Tvcgctatiol, proposed. 

(0 I1ro\;ision Tor dij'crting on-sitc runoff around cxposcd arcas and diverting orl-sitc 
runorf around tlic ~ ~ r c j c c l  silc (e.g., swalcs and cliltcs). 

(g) Notcs, specilicalions. endlor attacliments describing tlic construction, opcralion 
and  maintenz~nrc of crosion and sediment control me:isurcs, including ~nspcction 
ficclucncy: mctliods and sclicdule for grading, excavation, filling clearing of 
vcgclalion and storagc and disposal of excavated or clcared material; types of 
vcgctativc covcr and mulch, including methods and sclicdulcs for planting and 
Tcrtilization; and provisions for temporary ant1 IIcrmancnl irrigation. 

13. All landscaping sliall bc niaintaincd and sliall hc dcsigncd with efficient irrigation 
systcms to rcducc runol'l; promote surface liltration, and min imix  tlic usc of rcrtilircrs, 
herbicides, and pcsticidcs. 

14. 'l'lic olvncr shall provitlc a plan showing all thc sitc improvcmcnts and utility trcnch 
locations. 'l'lic plan sli:~ll indicate the location of all thc protcctc~d trees and protection 
Fcnccs (111 sitc. No utility trcnch sliall encroach within tlic protcc~ion fence arca. 
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15. All pli~ns shall conSorm to thc requirements of lhc (:ity NIII)I:S stornlwater discharge 
vernlit and the San Malco Stormwatcr Pollulion l'rcvcntion I'lan (STOPPI'). Thc ~ r o i c c t  . .. 
plans shall irlcludc pcrm;inenl slorln water quality prolcction measures. l'hc projec~ plans 
shall idcntiry Best Mana;~,cmcnt I'raclices (BMPs) appropriate lo the uscs to bc conduc~cd 

~~ ~ 

on-site to crfectivcl y prohibit [he discbargc of pollu~ants with slor~ll watcr run-ofr. A 
Mainlcnancc and Opcralion Agl-cemcnt shall be prc],;~rcd by applicant incorporating thc 
contlilions of this  scclion. 

16. l'hc ]1rol>(:rty o w ~ l r r  slli~ll inslall, operate, and maintain in perpetuity all pern~ancnt 
stol.rnw;ilcl. quality prolcclion measures included in thc allllrovcd projccl plan using 
qualified pcrsonncl. 'l'llc properly ownerlapplicanl must ltccll a ~naintcnancc and 
inspection schedulc and rccord Lo ensure that the trcatmcnt control measurcs continuc lo 
opcratc crrcctively. I<ccords must bc provided to thc 1)cparlmcnt orl'ublic Works. on an 
annual basis. on or hcl'orc Junc 30 of cach year. 

17. Constr~rc:tion activity resulting in a land distuhancc o f o n c  acrr or more, or lcss than one 
acre hut ]>art of ;I larger dcvclopment shall obtain thc C:onstr~~ction Activilies Storm 
Watcr -~ (icnc~.alI'crmit ((icneral Permit) rrom thc State Watcr Quality Control Board 
( l ~ ~ l ~ y y . s ~ ~ . ~ ~ 1 ~ 1 ; ' ~ ~ ~ ~ l s ~ ~ ~ ~ ~ r l c o n ~ t r ~ ~ t i o n ~ h t m ~  or (916) 341-5537). l'he Statc 
requires a c:omplclcd Noticc of lntcnt to comply (NOI) p a c k a ~ c  and a Storm Watcr 
l'ollution I'rcvention I'lan (SWI'PI') prepared in accordance will1 Scction A o r  thc 
Gcncral I'crmil prior Lo thc commencement of soil dislurbing activities. The Statc will 
issue a W;tstc 1)ischargc Idcntilicatio~l (WDID) numhcr within I0 busincss days a f c r  it 
rcccivcs a complctc NO1 pacltage (original signctl NO], vicinity mall, and chcclc). 
Applicant shall also submit copies of [he NO1 and SWPPP to 1hc Cily ror rcvicw and 
approvd. 'I'hrougllout t l ~ c  pro,ject life, the SWI'I'I shall be rcviscd as necessary lo 
accommotlatc sitc changes during to construction. 

18. l 'hc applicant or 17ro11cr1y O W I I C ~  sllall ensure that rcccptaclcs for recycling are provided 
for thc 17ropcrty hy ihc wastc collection servicc provider. (hntainers shall segrcgalc 
glass, plilslic and nluminl~m containcrs and paper. I'ropcrly managcr shall cnsurc thcsc 
materials arc recycled, such as by adding them to thc rcgular i.c.cycle strcam for on-sile 
piclc up by 13FI or 11)) rclul-ning  hem ror redemption. 

19. The owncrlapplican~ shall provide a plan showing a11 thc silc imlvovemcnts and utility 
trcnch locations. 'l'hc plan shall indicatc thc loc;~tion of all thc l~rolccted trces and 
protcclion rcnccs on sitc. No utility trcnch shall cncroach wi~h in  [he protection rcncc 
arcas. 

I). T h c  follo\ving cc~ndilions shall be  met prior lo occupancy except as other\sisc 
specified ill the contlilions. 
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1.  Aflcr Ihc City l>c~-rnils arc approved but bclbrc bcginning construction, the 
owncr lap~~l~can t  shall lholtl a preconstruetion confercncc with 13uilding and Public Works 
Dcpar'tmcnl staff ant1 other interested parties. The dcvelopcr shall arrange Tor the 
aucndancc of the construction manager, contractor, and all subcontractors who are 
rcsponsiblc for grading and crosion and sedimentalion protection c.c,ntrols. 

2. Failure to co~nply with an)' pcrnlit condition may rcsull in a "Stop Work" order (11- otlicr 
penalty. 

3. l'hc propcri). owner shall apply for and obtain an atlrninisll.;lti\,(: cncroachmcnt pcrmit 
from thc 1)cpartmcnt of l'ublic Works (pavers in thc public right-or-way). 

4. Grading shall be pcrhrmcd in accordance with the (:ity Grading Ordinancc. Chaptel- 0 of 
thc City (:ode. Soil or othcr construction materials sh:~ll not bc stockpiled in the public 
right-of-way unlcss an encroachment permit is obtained from the Department of Puhlic 
Works. Grading shall nc:ilher bc initiated nor continuctl between November 15 and April 
15. (iradinp shall bc done bctwccn the hours of 8:00 a.m. and 5:00 p.m.. Monday through 
Friday unlcss othcrwisc specifically authorized by the llircctor of I'uhlic Works. 'l'hc 
Stormwatcr I'ollution I'rcvcntion Program Best Management I'racticcs (RMPs) for 
construction shall bc implcmcnted to protect water quality. 

5. 'rlie owncrlapplicant shi~ll cnsure that applicable 13cst Management Practices (BMl's) 
fro111 the San Matco Stormwatcr Pollution Prevention I'rogram (S'I'OPPP) are followed to 
1,rcvcnl tiischarge of soil 01- any construction matcriz~l into the guttcr, stormdrain systcm 
or crcc1< 

6. 'J'hc o\~nc:l-/;1ppIici111l shi~ll cnsurc that all constructit~n pcrson~icl h l low standard HMl's 
for stor'mwi~tcr quality prolccticlll during construction o r  prt!jcct. 'l'hcse includes, but arc 
not linlitcd lo, thc li)llo\ving: 

7. Storc, handlc and disposc o f c o n s t ~ u c t i o ~ ~  nlalerials ant1 wastcs properly. so as lo prc\.c,nt 
their contact with stormwatcr. 

8. Control and prevcnt thc discharge of all potential pulluta~its. including solid wastes, 
paints, concretc. pctr'~I'u~n products, chemicals. \vashwatcr (11. sediment, and non- 
stormwatcr discharges lo stom1 drains and watercourses. 

9. l l sc  scdimcnt controls, filtration, or settling to rcmove sctlilnent from dewatering 
efflucnl. 

10. Do no1 clcan. fucl, or maintain vchicles on-site, cscrpl in a tlrsig~iatcd area in which 
runoff is containctl ant1 ucatcd. 

11. Delincatc clearing limifs, casements, setbacks, scnsitivc or cri1ic:ll areas, buffer xoncs. 
trecs, and tirainagc courses with field markers or fcncinp,. 

12. Protcct adjacent l,ropcrtics and undisturbed arcas limn construction impacts using 
vcgctativc buffer strips, sediment barriers or filters, dikcs, mulching or othcr measurcs as 
appropriate:. 
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13. Pcrform clcaring ;lnd c;~rlh nio\'ing activities only during dry \\;callier (April 15 ihrough 
Novemhcr 14). 

14. 1,imit and time applications of pesticides and fertilizers lo prevent polluted runoff. 
15. Li~iiit co~islructio~i ~CCL:SS routcs and stabilize designatctl access points. 
16. Do lint track dirt or othcr nialcrials off-site; clean off-site pavrtl arcas and sidcwallts 

using dry swcepi~ig mcthods. 

17. Ifconslruction is not coiiiplclc b!: the start o f the  wcl season (November 15 through April 
IS), p i o r  10 Novcmhcr 15 tlic developer shall iml,lcment a winterization program to 
niinimixc the potential Eor crosion and sedimentation. As approprialc lo thc site and stalus 
oEcons~l-uc~ion, win~c~.i;ration rcquire~ncnts shall inclutlc inspcctin~!/niaintaining/cleaning 
all soil cl.osion and sctlimcntation controls prior to, during, and immediately after cach 
storni cvcnt: scabilizinl: disturbed soils through tcInpol.ary or permanent sccding, 
mulching, matting, tarping or other physical means; rocking unpaved vehicle access to 
I i ~ i i i t  dispersion of 1iiud onto public right-of-way; covcring/tarl)ing storcd construclion 
ma~crials, fucls, and otlicr clicmicals. Plans to inclutlc proposcd mcasurcs to prcvcnt 
erosion and pollutcd runofT from all site conditions. As silc conditions warrant, the 
Dcl~a~.tmcnl of I'oblic Worlts may direct the dcvcloper to implement additional 
wintcrimtion requil.c~~?cnts. 

C O M P L Y  1 ' 1 1  H I  l O l l 0 W l N  CONDITIONS O F  'I'IIE REI,MONT/SAN 
C A R L O S  11'1R15 l)lCl'AI<'I'RIl~:N'I': 

I. An alhpl-ovcd aulomalir lirc. sprinkler syslem meeting thc current ordinancc requircmcnts 
oE thc llclmon~/San C ~ I - l o s  I:irc 11epal.tment sliall be 1pl.ovidcd. 

2. Addrcss ~ i u ~ n b c r s  sliall br illuminatcd and visiblc on all new buildings. Sizc of lettering 
and illuinination sh;ill nicct 13cllnont-San Carlos 1:ire 1)cpartmcnt Slandards. 

3. 111 arcas itlcntificd ;IS Orban-Wildland Interface, a vrgctation m;inagement plan sliall be 
suhniittcd \vitli tlir plalis. Minimum 30' clearance away from all structures. and a 
minimt~iii clcarancc ol lcn fect tioni sides of acccss ro;~ds in hill tcrrain may be requircd 
with irrigalii~n resistant cc~nstri~clion. 

( :OMPLI'  W1'1'1I 'I'H15 I'OI,I,OWlNG CONDITIONS Olc' '1'1~115 l'O1,1(:15 I)EI'AKTMli,N'I' 

1 .  All acti\.ilics shall bc su1,icct to the requirements oEthc IIeln~onI Nowe Ordinance 

2. No dcbris lhoxes or huiltling materials shall be storcd cr l i  thc strccl 

3. ]:lag person\ sliall he posi~io~icd at both ends of blockcd traffic lanes 

4. 24-hour wl.lllcn nolicc 10 Ihc l'olicc 1)cpartmcnt is rccluil-cd bcfol-c any lanc closurc. 

5. Construction vcliiclcs sli;~ll hc parltetl so as not to bloclc any lancs oftrallic. 



Conditions ol'Appro\al PA2008-0075 
2007 Bishop Road 
October 7,2008 
Page 17 

- . - 

o f ' ~ ~ ~ & > ~ d  ljinal (onditions: 

~ - - - -- 
llainon Di1)onalo Ilate 

1 Senior Pla~i~icr -~ ~ - -- ~ - .. I 



Request lor  Exemptionirom Sidewalk Installation 

I am asking one last time for the Public Works Department to consider the 
special circunlstances related to this property and request an exception for the 
new sidewalk. Many nay Area & neighboring Cities have exceptions for 
sidewalks, when a large upslope retaining wall is rc:quired. These 
exceptions allow the existing streetscape to be maintained and not to degrade it's 
appearance 

The following are my rcasons why the City should consider a "sidewalk 
exception" for this project: 
1) The property is locatc:d in the San Juan Hills, which has a 'hillside" & more 
"rural" character. 
2) Bishop Rd has an existing continuous sidewalk on the east side opposite the 
site. 
3) Sidewalk demand from the public is substantially reduced in these low 
density, hillside residential neighborhoods. 
4) The property frontage has a steep upslope averaging 6ft-lOfl from the street 
level except for the two driveway entries. 
5) The property frontage has well established vegetation including trees, 
shrubs, & plants. This existing vegetation provides excellent screening from & to 
the neighboring homes. In fact, if this vegetation is maintained, the three new 
houses will be almost invisible from the street except for thc: openings at the 
driveways. 
6) A new sidewalk will require a 3fl-5ft retaining wall running the entire length of 
the property. The existing grade above this new wall will havc to be cut back at 
a 2 : l  slope to maintain stability. 
7) A new retaining wall higher than 30" will require a guardrail to prevent 
children etc froin falling down. 
8) The property frontage: will have a new fence for security, privacy & deer. 
This fence cal-I be incorporated into to guardrail or it can be setback ... which ever 
design it will unfortunately form an imposing barrier. 
9) The existing natural vegetation will be devastated by il ie excavation & 
grading required for a new retaining wall. It will denude ttie slope, remove 
several large trees, damage roots of other trees etc. In fact, a rcdwood protected 
by the City Arborist will be jeopardized. 
10) 1 am sure the neighbors will not appreciate their "hillside" street being 
converted into a more harsh "urban" environment with a 300 ft long & 3ft-5fl high 
retaining wall and removal of the natural vegetation. 
I am very concerned that the neighbors will strongly object to this new sidewalk & 
retaining wall in the City's design review hearing, resulting in a delay in approval 
of the houses. 



Res1)onsc l'roni 1'1ildic WOI-I{S - 2007 i3ishop Road Sidc\rsallc ICrcmpt/(~n 

Per City Ordinance Section 7-1 3, sidewalk is required on both sides o f a  roadway in the San luan 
I-lill Area. Whcn the eross slopc of the roadway is morc than 20%. sidewalk can bc cli~ninated 
on one side. l'lic applicant has suhmitled a cross slope analysis based on tlic topography ol'the 
existing street. 'l'he rcsult shows that the average cross slope is 20.2% (Attachnient I). 
However. pcr tlic City ordinance, illc cross slope shall bc calculated born a topographic map 
required li)r a grading plan at the time when the roadway was firs1 ronstructcd. Stall' has 
reviewed thc original subtlivision grading plan and determinctl that the cross slope is gentler illall 
20%. Thus. sidc.w:ilk shall bc rccluired on both sides of the strcct. 

The applicant has 11rovidcd thr rollowing reasons to justify a \,;lriancc l i ) r  not installing sidewalk 
fronting tllcir ~ ~ . c ~ l ~ c r t y :  

Applicant 7'11( ~~ro l~er / ) '  i.s locu/ed in /he Sun Juun Ilill.\, iilhich htr.c. u 'hillsicle' and more 
'rtrr(r1 ' churuc/c~r. 

Slafl' 'I'hr l3elniont (:(runtry Club Properlies Suhtlivision was built in the 70s with 
sidc\valks 1;-onling thc majority of the proprrtics. 'I'll(: area is actually well 
dcvcloped uiith singlc family buildings throughout. 

A/?plicunl Ilishop Kocnl ktr.~ rm exisling conlinuous .siclei~~crl/c on /hi, c!cr.s/ siclc 0111~osile /hr si/e 
111hic:h con ],rovirlo,fi~~. /~edeslriuns uccess. 

Staff -- 'l'hc r c q u i r c ~ ~ ~ c n t  ror sidcwalk shall be based on the slope analysis as specilictl in 
City Ordinance Scction 7-13, The ad,jacent properties c;rstcrly o f t h c  suhdi\~isic)n 
also has continuous sidewalk. The installation o r  sidcw:rllts along thc pl.oposctl 
dc\,clopnic11l will closc a gap for pedestrian acccss. 

A p i n  ,Sic/c.ii~ulk do~ncr~?(l Jiom /he public is .slrhsl(~n/icr~/y reduced in /his lo,+ dcnsi~y 
hill,si(le r~e.sicl~~n/icrl neighborhood. 

m' 'l'hc sub(li\,ision is a1 thc westerly cnd ol'tlic llclnionl ('ountry Club l'ropcrtics 
Suhtlivision. SI;ITT bclicvcs that only residents ill this arc8 or people traveling to 
thc Sugar I.oal' opcn space will utilize this new sidc\valk. The vo lu~nc  for 
pedestrian traffic is not substantial. 

. . 
A/,l,licun/ I hc ~~ro~~c r . / , ~~ , Jko r i / t r ge  bus u .sleep slope uiiercrging h ' 10 ',front /I?e slreel lei~el 

c,.xccjl)/ JOr /h(, / ~ v o  clrivewuy c,ntrie.s. The prol,er/y ,fion/(rgc has well esluhlishc!d 
ijr,~y/u/ion inclrrcling /reex, shrubs undplun/s. 7his exi.~/i~tg i~ege/u/ion l~roviclcs 
oxc:r~llen/ a.c~r(~oiing/kom und lo /he neighboring homes. Iri,fit:/. r f ~ h i s  ~~ege/cr/ion 
i.s 1n(rin/ui11(~1, /hi, lhrcc)  house.^ will be ulmo.\./ ini~isihle JOrnt /he s/rcel excep/,/br 
/I?(, o11cning.s (11 /hi, clrh~e1uuy.s. 

'I'hc existing vcp,ctation will provide certain screening to lllc ~leiglihoring homes. 
Ilo\vcver; the vcgctation along the easterly half of tllr subdivisio~l cannot be 
rcmained cvcn \vithout installing sidewalk. 'I'hc ovcr-stccl~cncd slopc is at 1 I/' : 1 
gradc which is crcating an erosion problcni. Staff obscrvcd that dirt liad hccn 
crodcd onto thc roadway and the existing s l o ] ~  shall bc rcgraded to mitigatc this 
problem. As ;I rcsult, vcgetalio~i along thc caslcrly half ol'tlic frontage will have 
to bc rcmovctl cvrn sidcwalk is not going to be installed. 'l'hus, the advantagr to 
lhavc vcgctation srrccning thc property will bc substantially reduced. 



Staff 

Applicanl .1 neiv side~r~ulk i4jill require u 3 ' 10 5 ' reruining wull rimning rhe enlire len~rh of' 
I r o p e / .  7 % ~  exis~irig grode ohove  hi.^ 17eiv u!(~ll u~ill hove lo cul hock o1 rr 
2.1 slol~e lo ~i~(~ir?loi~i s~ohilir)~. The exislifig nolurol i~e~elol ion will he devos~oied 
I J ~  lhr exc(ii!c~/ion ond grading required,for /he new reruining wall. 11 u~ill dentide 
ihc slol~e, rrriioilr sei~erol large rrees, duniagc. roo~s  ofo1hc.r Irees e/c. In J u ~ I ,  o 
rc~rii~~oodprole~:lo(/ hy /he C'ily Arhorisl will hc ;c!irpordizt!~l. 

l'lic applic;int lias submitted grading plans for tlic two sccnarios with arid without 
11ic sidewalk. l'lic diffcrence in grading quanlity is 550<:Y. Ilowevcr, as shown 
above, tlie castcrly half of tlic propcrty has to bc regratletl hecause of the erosion 
problem. Staff estimated the difference for grading rcquired with the two 
sccnarios slinll hc about 400CY. 'The grading plan also shows that seven trees on 
tlic westcrly liall'ol'thc propclly will be impacted if sidewalks are to be installcd. 

Applicanl A nc!if! reloining ~ ~ ~ I - J I I  higher lhan 30" will rey~rir~! rr guclrdroil lo prevenl children 
PI(:.  porn J~llir7g (lou'n, lnsleod, o neu~,fencc, (.(In he ins/(~llc,d,for securily, privc~c:)~ 
(117fl (leer.. 7'hi.vJonce run he incorporuled irilo /he g~l~r(Ir(ril or il c(ln he se1htrt:k 
/!owever, 1hi.s ioi///or.nl an inlposing horrio 

Staff l'lic applicanl has tlie option to install a fencc in place of Ilic guardrail on tlic top 
of thc retaining wall. l'lie City Ordinance docs not rcquirc a pcrmit for installing 
rcnccs 6' tall within private propcrty. Thcrc ;IYC already cxisting fcnces installcd 
altr~i~: tlic south side of 13ishop Road. The ncw rcnce proposcd shall conforni to 
tlic i.nvironmcrital sctlirig in this area. 

Staff is reques~ing the l'lanning (:ommission lo evaluate tlic impacts for installi~ip, sidewalk and 
provide rccommcndations lo tlic ( : i t )  (:ouncil whether an csccption shall bc granted. 
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DRAFT 

Chair Parsons called the meeting to order at 7:00 p.m. at Onc Twin Pincs Lane. City Hall Council 
Chambers. 

I. ROLL CALL 

Commissioners Prcsent: I'arsons. llorton, Mercer, Mayer McKenxic, Recd. l:~.autschi 
Commissioners Ahsent: Nonc 

Staff Present: ('ommunily i)cvclopmcnt Director dc Mclo (CIII)), Senior Planncr DiDonato 
(SP), City Attorney Zafferano (CA), Recording Sccrctary ilores (RS), Scnior 
Civil kcnginccr Yau (SCE) 

2. AGENDA AMEN1)MENI.S - Nonc 

3. COMMUNITY FORUM (I'ublic Comments) - Nonc 

4. CONSENT CA1,ISNDAIl 

4A. Minutes of September 2,2008 

MOTION: By <:ornrnissioncr Mcrccr, seconded by Commissioner lh-autschi, to accept the 
Minutes of Septembcl- 2,2008, as presented. 

Ayes: Mcrccr, Frautschi, Mayer, McKcnzic, Rccd, I'arsons 
Noes: None 
Abstain: l Iorton 

Motion passed 6/0/1 

5. PUBLIC FIEAlllNGS 

SA. PUBLIC HEARING - 2007 ]%ishop Road 
'h consider a Singlc Family Dcsign lleview to construct a new 4,400 square-foot singlc-family rcsidencc 
on a vacant 86,254 sq. f ,  lot that is hclow thc ~naxi~num permitted ~1,500 squal-c feet for thc site. 
(AI'PL. NO. PA 2008-0075) 
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APN: 043-010-240; Zoncd HI<O- I 
CICQA Status: (:ategorical Excml~titrn per Section 15303, Class 3 
APPLICANT: I<ichard 'l'app 
OWNER: Rancho I3clmont, I . I  .(: 
PROJECT PLANNI:I<: I )amc>n I )il)onato, (650) 637-2908 

SP DiDonato notcd ilia1 tlicrc arc [ \+a  items to bc reviewed: One is thc sin~1,lc-family design rcview as 
noted in thc agenda ant1 the otlicr is a mnrc informal sidewalk rcview rcclucsting that the Commission 
recommend to City Conncil wlictlicr an exemption should be permitted thal there be no sidcwalk installed 
along three lots ol" the subdivision on Rishop Road. He summarized thc Stal"f Report and also refcrrcd to 
comments from C:ommissioncr Mcrc.cr rcccived that day indicating tliat she (lid not think that the color 
choscn for tlic walls o r  tlie structtlrc would blend into the hillsidc and that the entire structure is not 
screened by trccs kom all vantagc points. Pictures provided and narrated by (:ommissioner Mercer were 
reviewed. Stall' recommended that revised color and landscapc plans bc returned to the Planning 
Coniniission lor rcvicw at a Iatcr dale. 

Comments receivcd from neighbors on Skymont Drive regarding drainagc issues were provided. SP 
DiDonato added tliat slaff had explained to the neighbors that concentrated drainage is controlled fro111 
one property to anotlicr and tlic alil~licant's civil engineer addressed tlie qucsiions and tlie Puhlic Works 
Department was satisfied with tlic answers. Thc applicant's drainagc plan will be rcviewed by I'ublic 
Works when it is suhniitted and also by thc City's and applicant's gcoteclinical engineers to insure that 
therc will 1101 he drainagc impacts on tlie adjacent properties. 

Anothcr neighbor's lcilcr concerning dcbris from the landscapc arcas had hccn placed on the dais. The 
applicant lias addrcsscd tliat issnc anti tallccd to that neighbor ant1 it seems that lie is satisfied with the 
reslx)~ise. Landscaping will hc irrigalcd and will bc maintained. 

Staff ~.ecomniendcd al,proval ol" tlic project \vitli the recommendation that tlic final I .andscape I'lan return 
with lines of sight ol" various public vantage points. 

Regarding the sidcwalk issue, Sl' 1)il)onato showed photos of Risliop Road. noting that the applicant had 
requested that they hc cxelnptcd kom tlic sidewalk requirements, indicating tliat they have a cross slope 
on their section of the road which is greater than 20%. Public Works diffcl.cd with that conclusio~i so the 
applicant requested that City Council bc asked review that qucstion aftcr rcceiving a reco~nmendation 
from tlie Commission. 

Commissioner Maycr asked if ;I 1,ossible altcrnativc could be to rcquire the owncr to repair and bring up to 
gradc the sidewalk on tlie othcr sidc of tlic street instead of building a ncw sidewalk. CA Zafferano 
responded that tlic finding tlic Commission would have to makc is that thcrc is a ncxus hetwccn the 
side\valk that is not adjacent to ilic propcrty and the proposed dcvclopment. 

As an aside, Commissioner Maycr co~iimcnted that, prior to rcvicw of projccts at future Commission 
meetings. Commissioners could liavc ;icccss to large vacant lots tliat arc gatcd and chained off, 
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Co~nlnissioncr Merccr adted for clarilicatiol~ of the mitigation rcquirc~nents for nesting birds as refcrred to 
on page 13 in tlic I~nvironnie~ital clca~~ancc. SP Dinonato respondccl that it would be up to the Biologist to 
recommend what conslruction activily would be appropriate to kccp nesting birds, if any, in the ncst. 

SCE Yau of the Public Worlts I)epar1111ent, stated the City Ordinance requircs a sidewalk on both sides of 
thc street in the S;ln Inan arca if the t,ross slope of the street is lcss than 2096, and that after looking at the 
subdivision maps ofthc. original dcvrlopmcnt it was determined tlxit it was ori~~inally lcss than 20%. Staff 
also ~notcd that 00% ofthe l,rolxrtics in thc surrounding area in thc subdivision already have sidewalks. In 
addition, the San Juan Area I'lan rcclt~ircs the sidcwallts, wliicli is why stafr has made the determination 
that sidewallts shoul(l bc installctl i n  this area. He added, howcvcr, that tllc applieant pointed out that 
withont the sidewalk [licre will bc lcss grading and loss of landscaping tlial provides scrccning ofcxisting 
properties. The City Ordi~ia~icc docs not allow staff to make an) variancc or cxcmption based on thosc 
benefits; it has to comc fron~ tlie Council, which is why staff is requesting a recommendation from the 
Planning Coln~nissiotl. Responding to Commissioner Merccr's questions, SCE Yau indicatcd that, 
including a possiblc crosion prohlcm, 400 cubic yards of additional grading and a 3- to 4-foot rclaining 
wall would be rcquircd ifthe sidcwalk were to be installed. 

Co~nmissioner I<ecd asltcd if thc root traffic warrants a sidewalk on both sidcs of thc street. SCt; Yau 
responded that is not a busy pctlcstrian area: it is at the end of thc subdivision and only residents of that 
area and pcoplc going to thc Sugar I .oafarca would be using thc sidcwalk. 

Richard I'app, applicant and architect. addressed the Commission, making thc following ltey points: 
The propcity owncr rcgrcttcd that shc could not be at thc mccting but had autho~ ized him to speak 
on her behalf. 
Nesting raptors arc the c111ly birds at issue, and they mate ant1 ncst in c:~rly spring and should not bc a 
prohletn during slmmcr and lilll. 
'l'hc owner will hr living ill tht: housc undcr discussion on l.ot #3 and hoped that hcr brolhcr and 
possibly a niccc \vould cvc~ltu;~lly build on the other two lots. 
He believed th:it ifthcy tin not havc to denude the front slopc to build ;I sidewalk, thc neighbors on 
Ilishop Road will not even scc thc house, and that the adtlitional trccs proposed in thc 1,andscapc 
Plan will mitigatc Ihe views linm Sugar Loaf. 
No Varianecs arc rcqueslcd for location. setback. size or I~cight. 
Me passed al-ountl a photogl.aph of a Mediterranean-style l~ousc that the owner woultl like to 
replicate and mentioned that changing the roof tile color would not be ;I problem. 
He described his crforts at neighborhood outreach. 

Virgil Galura, \with MacCloud and Associates, discussed the grading plan, ~ioting that thcrc will hc 845 
cu.ft. of cut which will i l l1  hc distrihutcd on thc sitc. Discussion cnsucd rcgartling its placement; from 6" to 
1 '  will bc outsidc ol'lhc gravel path ;I[ a location specified on thc dr;iwings. 

Rrucc Mcl)onaltl, lantlscapc :irchitcc.~. statcd that he will bc returning with a rcviscd 1,andscapc Plan as 
stipulated in the C:on\litions of Al~proval. primarily addressing prcscrvation of' existing trccs and adding 
additional scrccning in thc no~.tliwcst slopc utilizing pri~uarily nativc vcgetation wid Coast I ivc Oak. 

Discussion ensucd regarding thc ncctl for a second sidewalk. 
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Chair Parsons asked MI.. Mc1)onaltl how hc would deal with ilic sluffagc 111ilI currently appears on the 
road. Mr. Mc1)onald rrspolidcd that hc would apply an erosion control net and then intcrplant will1 native 
species and ground covcr to p~.ovitlc 100% coverage in that area. Ile said that there is no landslide or 
slippage; it's just s~~rS;lc:c matcl.iwl. If ilicy liave to change it the), will try to inininiize the slope and apply 

native vegetation. 

Responding lo questions from (:o~nmissioncrs I~rautschi ant1 Mcl<cnzic. 1\11.. l'app explained how they 
would treat the area if (:ouncil rcquircs the sidewalk, and Mr. (ialura stated that an additional 550 cubic 
yards of grading would be required which would have to be haulcd away. I t  would affect a lot of t~.ces, a 
hydrant would have to be relocated and a rclainilig wall would have 10 be pushed back. I f  the sidcwalk is 
not required they do no1 cn\,ision ;illy new retaining walls. 

Chair Parsons opcncd the Puhlic Ilcaring. 

Iies~dent Andrew Williams statctl 1h;h lie saw thc proposed pro,jcc.t :IS a "blcssing" and an improvcmcnt for 
the neighborhood and the City. Ilc notcd tliat Marsten is only 18' wide and ~ u t t i n g  25' back to build a 
wall for the last housc did not ~iialcc scnsc. He believed that the hill is fairly stable and a buffer, and trecs 
is all the neighbors ask for; hc suggcstcd tliat if they leave the walls alone c\~crybody would hc satisfied. 

MOTION: Hj. Commissioner l~~ .a t~ t sch i ,  seconded by Commission Mrl<cnzie, to close the l'ublic 
Ilearing. Motion passctl 710 by a show of hands. 

Commissioner I<ectl: 
Concern is for I I IC  \ i c w  ol'thc: I(11oll from all around. 
Beautiful housc hut would shy wa!. from the mustard color. 
People who hikc up Sugar I .oaf arc surrounded on all sides hy liomcs: i t  is not a pristine wilderness 
environment. but R sn~al l  hill i l l  a suburban area. 

Concurred will1 Mr. Willi:~ms' comments that the project would he an asset to the neighborhood 
and the City ofllclmont. 
Very tastefully done and ucll  chosen for the hillside 
Not feasihlc to m;~ltc thc houac invisihlc on the knoll and t h a ~  should not bc expecled to happen. A 
home belongs 1llc1.c and il will hcncfit cvcryone. 

Vice Chair Horton: 
Agreed thal i i  is a vcry well dcsigned home and 1,andscapc I'lan. 
By putting the house on lop of 111c hill they don't liave to cut and fill and i t  is a stable localio~i. 
l'hc house is vcry well sited on ;I large lot and an improvcmcnl of an institutional use. 
Color will loolc liglitcr on 1lic house i ~ ~ ~ c l  is the right color l'or a Meditcrl.ancan house. 
'l'lic baclc side of thc  housc :is vicwcd from 1)eAnza in Sa11 Matco will bc atlractive. 
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Bclieved that a few more trccs wouldn't hurt but shc dic! not think ihc C:ommission should be 
requiring peoplc tci Iosc tlicir vicw or to completely cloak tlicir houscs. 

Commissioller Maycr: 
Did not disagl-cc with any prcvious connncnts. 
Comparcd to what was t l ~ c ~ ~ c  hcfore this is a huge plus and hcncfit to Hclmont. 
Thanlted thc owner for talcin:: i t  seriously and exercising a grcai deal o f  care and attention to detail 
i n  making this ;r rcally outstitndiny development. 
Struck by tlic fact that t l ~ c  la.c\:ious building was substantiillly the sanlc bullc as what's going to be 
put there and i \  was no1 icrrihly visible from other areas. i)ocs not scc a visual impact, hut if there 
is. this is R WCII-~Iesig~~ccI Iloilsc 011 all sidcs and he saw n o  rcilson to cliangc or inodify the pt-c!ject. 

Co~nmissioner 1:rautschi: 
Asked that pagc 9 of thc staff rcport be corrected to show "llclmont-Sari Carlos Fire I)epar~tnent," 
page 10 under thc San Juan I fills Plan Area Policy 1 be changed from "Ilap" to "Map" and that tlie 
spelling of l i isl~op Road in thc ilesolution title be corrected. 
A wcll thought-out dcsign and a 1,andscape Plan that cnhanccs the dcsign and the setting. Liked 
thc semicirculnr approach of tlic footprint and the fact tliat only 820 square feet are on the second 
story. That and ilic landscape will minimize the view from tlic knoll. 
I.il<ed ihc stonclstucco hasc cornhination, especially since it is a fire prone arca, tlie details, the use 
of native plants and 57 1rccs. Illc balanced cut and f i l l  so iliat thc1.c is no haul away and the 9.64 
hardscal~e ratio. 
Concurred with tlic addition;~l geological recommendations in thc rcport and as conformance with 
the Gcncral I'lan. 
It will be an added benefit to ilic neighborhood. 

Commissioner Mcrccr: 
Agreed that i t  the j~roposcd home is beautiful, a tremendous improvement to the neighborhood, that 
tlie footprint is chnl~ning and lilccd that they kept the grading to a minimum and will Iteel, the f i l l  
o n  sitc. 
Regarding 1:intiinp A, shc had difliculty claiming tliat thc house is aplwopriatc for the location. Slic 
believed tliat the sitc is not the lciviera but California Oalc woodland and tliat surrounding 
propertics are much lnorc of i! California ranch or craftsman stylc. Shc thought it could be made to 
fit if the colors were vcry, vc1.y toned down, suggesting \vIici~t and brown as opposed to mustard 
and terracotta. 
Was pleased that thcy proposc to rcplace the 20 trees that have to hc ~ .c~noved  with about 6 0  trees, 
but belic~cd that the proposcd Palm trees are more consislcnt with 111c lliviera and are off base in 
the Calitbrnia Oak woodlands. She stated that she woultl not want to sit 011 an adjacent hill and 
look at a grove of Palm trees on that knoll. 
Apprecia~cd that the ~ ~ i i ! i ~ ~ . i t y  of the property is going to bc lcft as open space, but asked that the 
l.andscalx J'li111 considcl. usin!: an animal friendly fencc that can bc traversed by the animals rather 
than the proposctl 6' fc~lcc. 

Chair Parsons: 
Liked the Palm trccs and suggesting that thcy do grow nativr i n  thc arc;!. 
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• Thanked thc architect 101. a bc ;~u~i l i~ l  design and a great piccc of archilccture thal will fit inlo the 
liillside. 
Concerned ahout landscal>ing ;lnd colors; the colors from thc providcd photograph are bettcr than 
the mustard colo~. on thc dl-swings. 
Apprecialcd tliai thcy arc ;~ttc~nl>ting to replace thc trees. 
The issuc of thc  tlccr ncctls to hc addrcsscd in thc I.andscal>c I'lan. 
Could m;iltc all tlic findings hut asked that thc Landscallc I'lan conlc hack with modifications 
especially adclrcssing any slul'liigc on the front that \uill afkcl  the nciyhborhood and tlic drainage. 

MOTION: By Coallnissioncr McKcnzic, seconded by <:o~nmissionr~. Maycr,  to adopt thc  
Rcsolution approving ;I Singlc-Family Design lIcvic.\v for 2007 Bishop Road (Al~pl.  No. 
2008-007$), and  cc~~~ t l i l i ons  attachcd that  call for a I ,andsral~c Plan t o  comc back for  
final ~.n,ic\v, incll~diog i~ rcvised color schemc ant1 considcralion of t l ~ e  animal friendly 
fencing. 

Aycs: R4cKenzic, Rlayer, Mercer, Frautschi, Rcctl, Horion, I'arsons 
Nocs: Nonc 

Chair Parsons announccil that ihis ilcm may be appealed to thc City (:ounc.il within 10 calcndar days 

1)iscussion ensucd regarding ihc issuc ortlic sidewalk 

Chair Parsons ~-c:fcrr~ti lo a simil;~~. ~prqjcct on San Juan Boulc.vard that h;ld caused a stir scver;iI ycars 
earlier becausc thc (:ommission prol>oscd ilia1 a sidcwalk bc put on thc opposiir side o r thc  slrcct fiom tlic 
pro,ject since tlicrc \vi~s no sidc\uwllt on illc slrcet. They tliouglit I'uhlic Worlts' policy rcquircd a sidewalk 
but there is now n o  sidc\valk on cithrr sidc o r t l ~ c  street in that location. 11'. thought it would bc a travesty 
to try to put a sidewalk on that uitlc (~Sthc  hill at the end o r  the strccl. l l e  docs not believc therc is ;I safety 
issue at this sitc and no necd fol. ;I sidcwallc on both sides of thc slrcct. In his opinion, to have to do more 
grading does 1101 makc an! sensc, csl>ccially since it would recluirc taking out some Rcdwoods that do not 
appear to be distl.csscd, other than li.cim tlic lack of rain. His recommendatici11 to Council would lie that 
there be 110 sidc\vallc 011 lllc sidc oftlic road in question. 

Vice Chair 11orlo11 and C'ommissioncr McKcnzic agreed with Chair I'arsons' comments 

S1' 1)iIlonato clal-ificd for thc (:ommission Lhat thc sidewalk discussion apl>lics lo all thrcc lots. 

Co~nmissioner Rccd dicl not bclicvc thc root traffic warrants a sidc\uallc 

Commissioner Maycr also agrccd hut was concerned about thc bat1 condition of the sidcwallc on thc other 
side of the strect and wondcrcd if thcrc was some way they could tie repi~il. of that sidcwalk into this 
project. Chail. I'arsons suggcstcd 11ii11 pcrhaps thc ncxus could bc 1hat thc ('onlmission bclieves that there 
should bc somc sidc\v;~llc in Ihc ncil:Iihorliood on one side and ]>c~-haps thc al>piicant could contribute to 



repairing the cxis~ing sidcwalk. ('A Zal'l'erano said that he and star( coultl loolc at tliat before this itcm 
gocs to Council. 

Commissioner I:raotscl~i stated thi~t the rcasons  he Commission would not want to put a sidewallc on thc 
side o f  the street undcr discussion arc rollows: 

The sidewallc on t l ~  other sidc oTthc street is sufficient, though it is in b;~tl repair. 
It would he hard Tor him to,iustily additional cut of 400 to 540 sq.ft. I ~ t h c y  could not put thc dirt on 
site, they would hc looking at 50 truck loads going out ofthal ncighhorhood. 
Thc cost to thc applicant .just Sor tree rcmoval would be 59,500 additional. 
Could not slll>liorl tlic possibility that thc City would end up losing thc wonderful stand of Rcdwood 
trees. 

llis recommendatio~i was that, though thc San Sua11 Plar is well intcndcd, it hics to bc loolcctl at logically 
and using conimon sensc, and IIC  hclicvcd it would he common srnsc not to put in the sidewalk. Iklowever, 
hc would support an in-licu fcc o r  some kind and suggested that a pcrmancnt schcdule lo he set up so that 
applicants could pay inlo a fund ;und I'ublic Works could use thc moncy on sidcwalk repairs. 

Ile would like to know the linal tlccision and how the applicant is going to treat the area bcfo1.c thc 
Landscape Plan comcs hack to lhc (:ommission ror approval, i.e., if i t  is not going to bc a sidewalk how 
they plan to stabilize, \what is thc planned material and additional trccs; ctc. 

Co~nmissioncr h4crcrr 'oncl~rrcd irnd thought they would hc hcttcr ofl' without ihc sidcwallc if the 
applicacit stahili;/.cs the hillsidc with li~ndscaping. Shc raised a sal'cty conccrli hecausc pedestrians are out 
of sight of onconling i~cstbound cars hccause it is on a ridge. She suggested ihc possibility ol 'a "sidcwalk 
ends here p l c a s e  cross" sign ant1 perhaps tlic addition of a crosswalk to cncolcragc people to cross over to 
the other sidc o r  tlic strcct, or ~>ossihIy "no parking" on that sidc ol'thc strcct. llecausc it is a hli~id curve 
she was conccrncd aboul peoplc walking on the street. She did not want to scc a sidewallc therc; i t  \would 
just create morc prohlcms with drai~iegc and slippage. 

Vice Chair llorlon c:ilctl that olhcr reasons for not putting in a sitlcwalk \voultl be that the llydr;cnt, light 
polc and other utility hoxcs ivould hauc to hc movcd. 

Rcsident Jim I<osen adtlrcssed thc ('cimmission, stating that thc sidcwalk on the other side oT thc street is 
at his property but that hc did not I,now who should repair it. I lc  said that hc had plantcd trecs Trom thc 
Sierra there that raiscd the sidcwalk and he would appreciate somconc coming out and tclling him what he 
needs to do. Chair I';~rsoiis rcspondctl that i t  is his understanding that thc repairs would bc Mr. I<osen's 
responsibility. Mr. I<oscn addctl that if a sidewalk is added ~ ~ c o j > l c  will pwrlc on it, as thcy d o  r)n othcl- 
sidewalks in tlic ncigllhorhood. 

Rcsidcnt Kristcn Sw;~nson-l'urlicy iiddresscd ihe Cornmission just to thank thcm Tor being so cfficicnt and 
thorough, and cspcciall), Commissio~icr Mcrccr for her concern about thc cnvironmcnt. 

CDD d e  Melo i-cporietl as follo\r,s: 
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