TOWN OF PORTOLA VALLEY

REGULAR PLANNING COMMISSION MEETING
765 Portola Road, Portola Valley, CA 94028
Wednesday, June 4, 2014 — 7:30 p.m.

Council Chambers (Historic Schoolhouse)

REGULAR AGENDA

Call to Order, Roll Call

Chairperson Gilbert, Vice-Chairperson Targ, Commissioners Hasko, McKitterick, and
Von Feldt

Oral Communications

Persons wishing to address the Commission on any subject, not on the agenda, may do
so now. Please note, however, the Commission is not able to undertake extended
discussion or action tonight on items not on the agenda.

Reqgular Agenda

1. Public Hearing — Application for Site Development Permit X9H-669 for 128
Escobar Road, Khatod

2. Public Hearing — Application for Variance X7E-136 for House Addition, 20
Russell Avenue, Subramonian

3. Public Hearing — Application for Amendment to CUP X7D-167,
Professional/Personal Office Uses and Zoning Permits for William Crown and Dr.
Sara Gandy, 828 Portola Road, Crown

4. Continued Study Session — Full Draft of the 2014 Housing Element

Commission, Staff, Committee Reports and Recommendations

Approval of Minutes: May 21, 2014

Adjournment:

ASSISTANCE FOR PERSONS WITH DISABILITIES

In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the Assistant Planner at 650-851-1700 ext.
211. Notification 48 hours prior to the meeting will enable the Town to make reasonable
arrangements to ensure accessibility to this meeting.
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AVAILABILITY OF INFORMATION

Any writing or documents provided to a majority of the Town Council or Commissions
regarding any item on this agenda will be made available for public inspection at Town
Hall located 765 Portola Road, Portola Valley, CA during normal business hours.

Copies of all agenda reports and supporting data are available for viewing and
inspection at Town Hall and at the Portola Valley branch of the San Mateo County
Library located at Town Center.

PUBLIC HEARINGS
Public Hearings provide the general public and interested parties an opportunity to
provide testimony on these items. If you challenge a proposed action(s) in court, you

may be limited to raising only those issues you or someone else raised at the Public

Hearing(s) described later in this agenda, or in written correspondence delivered to the
Planning Commission at, or prior to, the Public Hearing(s).

This Notice is posted in compliance with the Government Code of the State of California.

Date: May 30, 2014 CheyAnne Brown
Planning Technician

M:\Planning Commission\Agenda\Regular\2014\06-04-14f.doc



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Karen Kristiansson, Interim Town Planner
Carol Borck, Assistant Planner
Tom Vlasic, Town Planning Consultant

DATE: May 30, 2014 _
RE: Agenda for June 4, 2014 Planning Commission Meeting

The following comments provide an overview of the items on the June 4" agenda.

Public Hearing — Application for Site Development Permit X9H-669 for 128 Escobar
Road, Khatod

This project proposes a new house with attached garage and detached guest house on this
2.5-acre Westridge subdivision parcel, with 2,365 cubic yards of grading as defined under
the Town'’s site development ordinance. Because of the amount of grading, the Planning
Commission is the body responsible for action on the site development permit for the
project.

The enclosed staff report from Assistant Planner Borck dated June 4, 2014 describes this
project and assesses the site development permit request. In particular, the staff report
discusses the issue concerning the potential grading impacts to the 18” and 24" oak trees on
the eastern downhill side of the new residence that was raised by the Commission at the
April 28, 2014 joint field meeting with the ASCC. The staff report also discusses the site
development committee review and CEQA compliance, and provides recommended
conditions of approval for the Planning Commission’s consideration.

Public Hearing — Application for Variance X7E-136 for House Addition, 20 Russell
" Avenue, Subramonian

The enclosed May 29, 2014 staff report from Interim Town Planner Kristiansson discusses
this variance request for a small house addition at this 0.4 acre Woodside Highlands parcel.
Because of the existing house and lot configuration, which predate Town incorporation,
much of the house and a portion of the addition are located in the required 20’ front yard
setback, and a variance would be needed for this project. The Planning Commission
conducted a preliminary review of the project on May 21, 2014, and the ASCC acted to
approve the project with conditions, contingent upon Planning Commission approval of the
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variance request, at its May 27, 2014 meeting. The ASCC also recommended approval of
the variance.

Public Hearing — Application for Amendment to CUP X7D-167, Professional/Personal
Office Uses and Zoning Permits for William Crown and Dr. Sara Gandy, 828 Portola
Road, Crown

The enclosed May 29, 2014 staff report prepared by Town Planning Consultant Tom Vlasic
provides an evaluation of the subject CUP amendment and zoning permit applications. The
report includes a proposed action resolution with recommendations for conditional approval
of the CUP amendment request, should the commission find after the public hearing that
such action is possible. Action on the zoning permits should be considered after the CUP
amendment request action is completed. Based on the record of the May 21st planning
commission preliminary review of the proposals, the staff report does recommend
conditional approval of all three applications. Some additional application clarifications have
been provided since the May 21st meeting. ’

Continued Stddy Session, Full Draft of the 2014 Housing Element

The full draft of the housing element is attached for the Planning Commission to discuss
and finalize. The attached May 29, 2014 staff report from Interim Town Planner
Kristiansson transmits the draft and highlights areas that are new or that have been
edited since the Planning Commission last saw them. After the June 4" Planning
Commission meeting, staff will incorporate any changes into the draft housing element
as appropriate and then forward the element to the Town Council for review at a special
meeting on June 18",

KLK
encl.

cc. Mayor
Town Council Liaison
Town Manager
Town Attorney
Tom Vlasic, Spangle Associates
Assistant Planner



MEMORANDUM

TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Carol Borck, Assistant Planner

DATE: - June 4, 2014

RE: Site Development Permit X9H-669, 128 Escobar Road, Khatod

On June 4, 2014 the planning commission will conduct a public hearing on the subject site
development permit application. This report provides a description of the project, background to
the review to date and recommendations for action on the site development permit application if the
commission finds, after the public hearing, it is prepared to act on the proposal.

This project proposes a new house with attached garage and detached guest house on the 2.5-
acre Westridge subdivision property, with 2,365 cubic yards of grading as defined under the Town's
site development ordinance. This includes 1,230 cubic yards of cut and 1,135 cubic yards of fill.
Overall, 675 cubic yards of earth would be exported from the site. The majority of the cut is
required for new driveway construction and landscaping alterations, while a majority of the fill is
required for portions of the new house pad and in recontouring the slopes around the new house.
As the amount of grading exceeds 1,000 cubic yards, the Planning Commission is the body which,
subject to staff and committee review and recommendations, is responsible for acting on the site
development permit for the project.

As is described further below, the Planning Commission and ASCC held a joint preliminary project
review meeting at the site on April 28, 2014. No specific preliminary comments were offered by the
Planning Commissioners who attended the site meeting. Since the 4/28 meeting, the ASCC
completed its review of the Architectural Review (AR) application for the project and approved it on
May 27 with conditions, contingent on Planning Commission action on the site development permit.
The ASCC supports the site development permit subject to the conditions it placed on the AR
request.

A revised set of plans as conditionally approved by the ASCC is enclosed in the Planning
Commissioners’ packets. The plan sheets are listed below, with the sheets that are most relevant
for the site development permit consideration highlighted.

Civil Plans, BKF Engineers, 5/16/14:
Sheet C2.1, Grading and Drainage Plan
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Landscape Plan, Blanzscape, 4/15/14:
Sheet L1, Landscape Plan

Architectural Plans, John Malick & Associates, 5/15/14:

Sheet A101,Site Plan (includes landscape lighing)
Sheet A201, Floor Plans (includes lighting cut sheets and exterior lighting), dated 5/19/14
Sheet A204, Roof Plan & Guest Unit Plans/Elevations

Sheet A301, Exterior Elevations

In addition, the following supplemental materials are provided for the Planning Commission’s
consideration:

o Transmittal letter from Greg Klein, project architect, dated 5/16/14
e Letter and tree protection guidelines from Kathy Anderson, project arborist, dated 5/14/14

The following comments are offered to assist the Planning Commission in considering the site
development permit application.

1.

Previous consideration and ASCC action. As was noted above, this project has been
discussed and considered by the ASCC at the April 28, 2014 joint field meeting with the
Planning Commission, and at the April 28, 2014 regular evening meeting of the ASCC, and the
May 27, 2014 ASCC meeting. The staff reports from each of those meetings and minutes from
the April 28" meeting are attached. At its May 27, 2014 meeting, the ASCC conditionally
approved the project contingent on Planning Commission approval of the site development
permit. The ASCC conditions of approval are attached for reference. The staff report for the
May 27" ASCC meeting includes the May 19, 2014 letter from the Westridge Architectural
Supervising Committee, conditionally approving the revised project as now before the planning
commission. It is also noted that a number of the immediate site neighbors have offered
statements of support for the project as recorded in the staff reports to the ASCC.

During the preliminary site meeting, the project architect made clarifications regarding the areas
of cut and fill within the building footprint and the extent of fill on the eastern slope. Concern
was expressed regarding the fill in the area of the oak trees on the downhill side of the master
bedroom, as is discussed below, and it was suggested that an arborist report be provided to
ensure that the earthwork would not adversely affect the tree. No other questions or significant
concerns were raised in regard to the proposed site grading, and no preliminary comments
have been offered by those Planning Commissioners in attendance at the site meeting.

Revised grading plans and site development permit committee review., Concern was
raised at the preliminary site meeting over potential grading impacts to the 18” and 24" oaks on
the eastern downhill side of the new residence. The site and grading plans have been modified
to limit proposed fill to a minimum distance of 15 feet from the existing trees per the
recommendations of the project arborist in her attached letter, dated 5/14/14. Earthwork
quantities have been updated in response to these adjustments. Proposed fill has been
reduced by 170 cubic yards, bringing the total amount of grading for the project to 2,365 cubic
yards counted pursuant to site development ordinance standards. Overall, 675 cubic yards of
earth will be exported from the site.

The April 28, 2014 staff report summarized the input from committee members, who in general,
found the project conditionally acceptable. The Planning Commission will be the authorizing
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body for the site development permit for this project, and staff will recommend conformity with
the conditions set forth by the site development permit committee members as part of that
action.

The April 28, 2014 staff report summarized input from site development committee members
who had reVIewed the grading plans and, in general found the project conditionally acceptable,
as shown below.

e The Public Works Director has provided standard conditions for site development permit

approval as well as requiring the removal of existing plantings within the right of way to
ensure proper sight visibility.

e The Town Geologist, in review of the proposed plans, recommends approval of the site
development permit with the condition that a supplemental geotechnical evaluation be
conducted and submitted with the building permit plans. This evaluation concerns
determining the expansion potential of site soils and making project design
recommendations based on the laboratory data.

e The Fire Marshal's review includes all standard conditions concerning fire code and
driveway requirements for conditional approval. No fire truck turnaround is required for the
project and fuel management clearing should not be significant

e Review comments from the Health Officer call for wet weather testing of the site or
evaluation by a hydrogeologist to determine the highest level of groundwater in the
proposed septic drainfield area. The project architect has informed staff that wet weather
testing was successfully completed and that septic design plans are being refined for
resubmittal to the County.

CEQA compliance. This project is categorically exempt from the California Environmental

3.
Quality Act (CEQA) pursuant to Section 15303(a) of the CEQA Guidelines. This section
exempts construction of individual new single-family residences.

Conclusion

Prior to completing its action, the Planning Comm|33|on should consider the above comments and

.any new information presented at the June 4" meeting. If the Planning Commission acts to

approve the site development permit, the following conditions would be recommended, as well as
any other conditions the Planning Commission may find necessary:

1.

2.

All conditions of the May 27, 2014 ASCC approval shall apply.

-The applicant shall comply with the conditions of the Public Works Director as set forth in his

February 28, 2014 memorandum.

The applicant shall comply with the conditions of the Town Geologist as forth in his February
26, 2014 letter.

The applicant shall comply with the conditions of the Fire Marshal as set forth in her April 7,
2014 review.



Architectural Review and Site Development Permit, 128 Escobar Road Page 4

5. The applicant shall comply with the conditions of the Health Officer as forth in his February 18,
2014 review.

6. All finish contours shall be blended with the existing site contours to result in a finished slope
condition that appears as naturally as is reasonably possible, to the satisfaction of the Public
Works Director and Town Planner.
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ASCC Conditions of Approval for the Architectural Review
(contingent upon Planning Commission approval of the Site Development Permit)

1. Colors and materials for the roof, driveway and site retaining walls, interior courtyard fencing,
and paving for the terraces, driveway, and turnaround circle shall be specified (with samples or
cut sheets) prior to building permit issuance. Large samples of the materials (stucco/trim/roof
tiles) shall be provided at the site at the time of rough framing for review and approval by a
designated ASCC member.

2. A final detailed exterior lighting plan shall be submitted with the building permit to the
satisfaction of planning staff. The plan shall eliminate one of the proposed wall lights at the spa
and the first two lights from the driveway entrance on the northern driveway retaining wall.

3. Switching plans for all exterior and landscape lighting shall be submitted and approved by
planning staff prior to building permit issuance.

4. The design of the exterior light fixture shall be subject to review and approval by a designated
ASCC member prior to building permit issuance.

5. A final, detailed landscape planting plan shall be submitted and approved by a designated
ASCC member prior to building permit issuance. The plan shall include a complete plant key
indicating plant species, sizes, and quantities, elimination of the Boston lvy, eliminating the
proposed oaks from the front yard with the exception of one at the location of the existing
driveway, and details for the phased removal of the existing oleanders. Additionally, the four
proposed California sycamores on the eastern downhill side shall be replaced by four 24" box
live oaks.

6. An elevation detail for the proposed “deer fence and gate” will need to be submitted and
approved by a designated ASCC member prior to building permit issuance.

7. A final detailed construction staging and tree protection plan shall be submitted and approved
by planning staff prior to building permit issuance. The tree protection plan shall include all
recommendations of the project arborist as specified in her _5/14/14 letter.



~ Please feel free to contact me at (510) 595-8042 or greg@jmalick.com with any questions.

JouNn MALICK & ASSOCIATES

Architecture . Planning

1195 Park Avenue, Suite 102. Emeryville, California 94608 + Telephone 510.595.8042 « Telex 5105958365 oo
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May 16, 2014

Carol Borck, Planner '
Town of Portola Valley Planning Department, Portola Valley Town Hall

M OF nenTALAVALLEY |
765 Portola Road

Portola Valley, CA 94028
SUBJECT: Response Letter for revisions to ASCC submittal for Proposed Residence at 128 Escobar Road
Dear Carol,

Attached is our revised submittal to the ASCC based on comments received at the April 28 meetings. All proposed revisions are
outlined below, sheet by sheet: :

1) A101 - Site Plan
The grading has been modified the grading around the oak trees to the east of the proposed residence in response to
Arborist recommendations that the grading modifications stop approximately 15’ from the existing trees. We have also
noted that the landscape lighting is to be switched separately from the other porch lighting.

2) A201 —Floor Plans
The plans have been revised with modifications to the exterior lighting, We show one additional Ii ght at the bedroom
balcony per the owner’s request. We also show more clearly the type of exterior lighting proposed so that it prevents
light from spilling beyond the fixture.

3) A204 —Roof plan, Guest unit plans and elevations
The roof plan has been revised to show skylights that the owners would like to incorporate into the design. The
skylights are noted to incorporate tinted glass or interior blinds to shield light from the night sky.

4) A301 — Exterior Elevations .
The exterior elevations have been revised to show the revised proposed colors, which are somewhat darker than
previously proposed. A separate color exhibit showing the exterior colors is being submitted with the drawings.

5) Landscape Drawing (L-1) )
The landscape drawing has been modified to show native species planting and trees in the vicinity of Escobar Road.

6) C2.1 Civil Drawing (Grading and Drainage Plan) .
The grading in the vicinity of the oak trees to the east of the proposed residence has been revised per Arborist
recommendations. The earthwork quantities have been updated accordingly. .

Sincerely,

Greg Klein

Principal, John Malick & Associates

Attachments: 3 sets of revised full-size drawings, 10 half size sets, 1 - 8 4” x 11” size set, (6 sheets per set)
10 copies of the proposed revised exterior colors (2 sheets each)




Kathy H. Anderson
925 Valparaiso Avenue
Menlo Park, CA 94025

(650) 862-4208

TOWN OF PORTOLA VALLEY

May 14, 2014

Ms. Anu Khatod 7
128 Escobar Road
Portola Valley, CA 94028

Dear Ms. Khatod:

At your request, I have reviewed the site plan for your project prepared by Greg Klein of John Malick
and Associates, to determine potential impacts to the 16” and 24” diameter multi-trunk Oak tree by
proposed grade changes. Irecommend that the proposed grading within the dripline of the tree be
modified so that any grade changes on the uphill side of the tree occur beyond 15’ from the face of the
trunk of the tree.

Tree protection fencing should be installed at the perimeter of the dripline or at 15’ from the trunk.
Should construction encroach into the dripline, the fencing should be placed as close to the limit of
construction as practical while maintaining a minimum of 10°. The same protective measures should be
taken for the 16” diameter oak also within the limits of the proposed grading.

Protective tree fencing will serve to protect trunks, roots and branches from mechanical injuries, will -
prevent stockpiling of construction materials or debris within the sensitive dripline areas and will
prevent soil compaction from increased vehicular traffic. A materials storage site should be selected in
an area beyond conflict with tree canopies. No vehicle or equipment parking shall be allowed within the
dripline of protected trees.

I have attached standard tree preservation guidelines, including details for the tree protection fencing. It
is imperative that the fencing be installed prior to any construction activity and maintained during the

course of the project.

Thank you for the opportunity to assist you in your tree protection endeavors. Please feel free to call me
it I can be of further assistance.

Sincerely,

Kathy H. Anderson
Certified Arborist, WC-1048



ECEIVE

Tree Protection Guidelines _ MAY 192014

TOWN OF PORTOLAVALLEY

Protection of Heritage Trees during demolition and construction is mandatory as part of the
construction process per the Town of Portola Valley Tree Protection Regulations. Typical
negative impacts that may occur during construction may include mechanical injury to toots,
branches or trunk, compaction of soil, and grade changes. The following Tree Protection
Guidelines are intended to guide a construction project to insure that appropriates practices will
be implemented to eliminate or mitigate undesirable consequences that may result from

construction activities. The following recommendations are required prior to the issuance of
demolition or building permit issuance.

1.

Protective tree fencing shall be erected to establish the Tree Protection Zone (TPZ) in
which no soil disturbance is permitted and activities are restricted. These barricades will
protect trunks and branches from mechanical injuries, will prevent stockpiling of
construction materials or debris within the sensitive dripline (margin of the tree's foliage
canopy) and will prevent soil compaction from vehicular traffic.

a. All trees to be preserved shall be protected with a minimum 4’ high chain link fence or
orange plastic construction fence barrier, installed at the dripline and mounted on 6' angle
T-posts driven at least 12" into the ground. The preferred material is chain link fencing,
as it is not as likely to be removed during the course of the construction.

b. Tree fencing shall be erected before any demolition, grading or construction begins
and shall remain in place until the Planning Director approves the removal. A “Warning”
sign shall be prominently displayed on each fence. Important absorbing roots may be
found 50% further from the tree trunk than the radius of the canopy. It is advisable to
protect root mass area beyond the dripline when possible. No parking or vehicle traffic
may occur over any root zones unless using root buffers approved by the project arborist.
No attachment of signs or other construction apparatus to trees or protective fences is
allowed. Pruning to remove deadwood is recommended prior to cohstructjon activities.

c. If construction is not expected to take place near the margins of a property, the trees
which will be away from any construction should be fenced off as a unit to prevent any
equipment travel into the areas not a part of the construction.

d. All contractors, sub-contractors and their employees shall be informed of the tree
protection plans, tree protection zones and their barriers and all applicable rules
pertaining to them.

e. All neighbor’s trees that overhang the project site and trees in the right-of-way shall be
protected from impact of any kind.

A materials storage site should be selected in an area beyond conflict with preserved tree
canopies and that area be fenced to allow its use during construction, but that the areas
beyond that area, which are not necessary for construction activity, be prohibited to



equipment activity. No stockpiling of excess soil allowed under the dripline of trees to be
preserved.

Wherever it is unavoidable to allow construction travel beneath a portion of a tree
canopy, a 6-8" layer of mulch, or plywood should be laid over the soil surface to reduce
the risk of soil compaction. Clean out of trucks, tools or other equipment is not allowed
within any trees” TPZ. A slurry box shall be constructed for the collection of concrete,
mortar or other toxic materials and the location shall be determined by the project
arborist.

I recommend that all trenches for sewer, power, water and cable be located on the
development plans to avoid trenching between the canopies of trees being preserved.

a. Trenching operations should not encroach closer than four times the trunk diameter

(a 20"diameter tree X 4=80" distance). At this distance, the anchoring/buttress roots
would be preserved and a minimal amount of functional root area would be impacted.

b. If trenching should become necessary within this area, hand digging and/or tunneling
beneath the root is mandatory. Any root severing in this area should be done only after
inspection by a qualified arborist. No roots over 1" diameter shall be severed without
project arborist approval. '

c. If trees are located near foundations, be sure pier and grade beam foundations are used,
and that beams are poured on top of the existing grade. No grade changes should be
planned beneath the tree canopies.

During and upon completion of a any trenching/grading operation within a tree's dripline
should any roots greater than 1" in diameter be damaged, broken or severed, timely root
pruning to include flush cutting and sealing of exposed roots should be undertaken under
the supervision of a qualified arborist within 24 hours to minimize root deterioration
beyond the soil line.

a. Roots should be cut cleanly by pruning shears or hand saw and the stub end covered
with a plastic sandwich bag tied on with tape or rubber bands. This will allow initiation
of new root growth for the cut end. '

b. Any site utilities shall be placed so as not to infringe on the TPZ of trees to be retained.
Trenches for utilities (electric, gas, sewer, water) must not intrude the TPZ or be routed to
sever only a minimum of tree roots. Infringement on any tree’s TPZ requires project
arborist consultation.

A fertilization program by means of deep root soil injection is recommended with
and/or environmental factors, encourage vigor, alleviate soil compaction and compensate
for any encroachment of feeding root areas. Initiation of the fertilization program is
recommended prior to construction activity.

a. Using Greenbelt 22-14-14 fertilizer or equi\}alent at 4 pounds per 100 gallons of water



7.

to apply at least 10 gallons of mixture per 1" of trunk diameter (a 20" tree requires 200
gallons of mixture).

A program of supplemental irrigation is recommended for any Redwoods and other non-

drought tolerant species to be impacted by construction. Exclude Oak species from irrigation
program.

10.

a. Irrigation applications should be accomplished at regular 4 week intervals during the
dry period of May 1st to October 31st. ‘

b. Irrigation is to be applied at or about the dripline in an amount sufficient to supply
approximately 20 gallons of water per each inch of trunk diameter.

c. Irrigation can be provided by means of a solid needle, soaker or permeable hose. Water
is to be run at low pressure to avoid runoff, allowing the water to penetrate the soil to
feeder root depths.

Pruning of the foliar canopies to include removal of dead wood is recommended and
should be initiated prior to construction operations. Pruning will provide any necessary
construction clearance, will lessen the potential for limb breakage, reduce "windsail", and
help to increase vigor.

Periodic inspections by a qualified arborist are recommended during construction
activities, particularly trees impacted by trenching/grading operations. Inspections at 4 -
week intervals should be sufficient to assess and monitor the effectiveness of the Tree
Preservation Plan and to provide recommendations for additional care or treatment. The
project arborist shall through job site visitations monitor and implement the
recommendations of the Tree Protection Plan. Any non compliance shall be reported to
the Town of Portola Valley by the project arborist.

Future landscaping considerations should incorporate measures for protection of
preserved Native Oaks. Altered grades and topsoil removal may cause major damage.
The elimination of irrigation systems and non-impervious surfaces within close proximity
to the mature Oak trees will aid in preserving the trees. Final landscape pland should
include plant species appropriate for planting under native Oaks where applicable.



WESTRIDGE ARCHITECTURAL SUPERVISING COMMITTEE
3130 Alpine Rd. # 288 PMB 164  Portola Valley CA 94028

Rusty Day, Chairman; Walli Finch, Treasurer; Bev Lipman, Secretary;
George Andreini, Trails; and David Strohm

The Committee may be reached by mail at the above address or through:
Bev Lipman 854-9199  bevilipman@sbcglobal.net or Walli Finch 854-2274

May 19,2014

Ravi and Anu Khatod
128 Escobar Road
Portola Valley CA 94028

Re: New Residence, 128 Escobar Road
Dear Ravi and Anu,

The Committee has reviewed the minutes of your April 28 meetings with the Town as
well as the comments of various neighbors submitted to the Town.

As we have previously advised, the Committee unanimously believes that the scale and
massing of your proposed project are not sufficiently sensitive to the topography of the
site, and that the construction of a driveway loop on the hillside in front of the house
exacerbates the downslope impacts of your design. Given the average slope of the
property (31%) and the scale of the proposed project (over 96% of allowable square
footage), we believe it is especially important to respect the natural topography of the
slope by setting as much of the structures as possible within the existing hillside.

At the same time, we respect your desire to build a new home and appreciate the limited
choices and difficult challenges that your property creates. We also appreciate the
changes you have made to address some of our concerns and are mindful that the two,
immediate neighbors facing your hillside either support or do not oppose your proposed
project.

Accordingly, subject to the following, the Committee conditionally approves your
currently proposed design:

1. Please clarify whether the Woodside Fire District has approved the proposed site
plan, whether it requires a fire truck turnaround for the residence and, if so, how
this will impact the site layout and design. ‘

2. Please provide us with a copy of the supplemental geotechnical evaluation to be
submitted to the Town, as well as the Town’s environmental assessment of the
site plan.

3. Atleast 4 relatively mature oaks (48” box or greater) or similar native trees
should be installed downhill from the structures to help screen the exposed



structures from the valley and opposing ridgeline. While the preliminary
landscape plan you provided appears to show four new screening trees close to
the foot of the residence, it does not specify the types of trees you are proposing
or their respective sizes. In any event, in addition to the trees you are proposing,
we believe that additional oaks or similar native trees further down the hill should
also be installed.

. The colors of materials and surfaces for the roof and exterior finishes should be

muted and darkened to downplay the scale and verticality of the proposed
structures.

. Please clarify which of the two estimated numbers for exported soils shown on
drawing C2.1 is your actual calculation for soils export from the site.

. Please provide a construction staging plan that shows where and how construction
vehicles will access the site and park, as well as your proposed start and
completion dates for the project. In general, heavy equipment or dirt haul
vehicles should access the site via Westridge Drive from Portola Road, not Alpine
Road.

We wish you the best of luck in constructing your new residence and look forward to
working with you to complete the approval process.

Sincerely,

Rusty Day, Chairman

Carol Borck, Town of Portola Valley
Tom Vlasic, Town Planner

Gary Klein, Architect

Bev Lipman, Secretary, WASC



MEMORANDUM

TOWN OF PORTOLA VALLEY

TO: ASCC

FROM: Carol Borck, Assistant Planner
DATE: April 28, 2014
RE: Preliminary Architectural Review for New Residence, Detached Guest House,

and Site Development Permit X9H-669, 128 Escobar Road, Khatod

The Planning Commission and ASCC will hold a joint site meeting for preliminary review of this
project starting at 4:30 p.m. on Monday, April 28. The preliminary ASCC architectural review will
continue at its regular evening 4/28 meeting. In light of the fact that additional interaction is
anticipated with the Westridge HOA on this project, the Planning Commission should offer
preliminary comments at the field meeting or in writing to staff following the meeting. Preliminary
comments from the ASCC and Planning Commission will then be provided to the applicant for
consideration during their interactions with the HOA and as they develop plan revisions and/or
clarifications. The ASCC's project review would then be continued to the special May 27" ASCC
meeting, at which time action may be considered for the project.

This preliminary consideration is of plans for residential redevelopment of the subject 2.5-acre
Westridge subdivision property. As is discussed below, this project includes over 1,000 cubic yards
of grading, and the Planning Commission is the approving body for the requested site development
(i.e., grading) permit. The ASCC is responsible for the overall site design and architectural
proposals (i.e., the Architectural Review application) and any final ASCC actions and/or
recommendations would be considered by the planning commission, along with other Town staff
and committee input, during a formal public hearing on the site development permit application.

The following report was prepared to support the preliminary reviews of both the Planning
Commission and the ASCC, and therefore addresses both grading and the overall design elements
of the proposal. :

Overview of Current plans. The property is located within the Westridge subdivision area that is
subject to the CC&Rs of the Westridge Homeowner’s Association (HOA), and the parcel location
and general area conditions are shown on the attached vicinity map. The project proposes
demolition of the existing home, attached garage, and detached studio and related development,
and construction of a two-story with multi-level main floor residence with small basement, detached
garage, detached guest house and new driveway entrance and site access. Existing improvements
have a total floor area of 2,138 sf. The proposed project has a total floor area of 6,801 sf.
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The enclosed plans incorporate a number of design changes that have already been made to
address concerns expressed by the HOA and feedback from Planning staff. Specifically, the
proposal has been modified to break up the downhill massing of the home by creating a master
bedroom wing off the southern end of the family room. Extending the master bedroom space
southward creates a private garden space between the home’s two wings. Modifications to the
proposed guest house were made to eliminate open crawl space within rear arch features and
reduce the structure’s height by two feet. Adjustments to the grading plan have also been made in
order for the project to conform to zoning height limits. For reference, the original site plan
configuration is shown on the septic system design site plan, Sheet A101.

The project proposes a floor area of 5,921 sf in the main structures, which is just under the 85%
limit of 5,988 sf, and therefore, no special ASCC floor area findings need to be made. The total
proposed floor area for the site, including the 750 sf guest house, is 6,801 sf, or 96.5% of the total
floor area allowed for the property.

Story poles have been installed to facilitate the field evaluation. Red tape has been used to mark
ridgelines and plate heights. The outline of the home has been marked in paint, and the new
driveway has been staked.

The plans call for 2,535 cubic yards of grading counted pursuant to site development ordinance
standards. This includes 1,230 cubic yards of cut and 1,305 cubic yards of fill. Overall, 505 cubic
yards of earth will be exported from the site.

The project is shown on the following enclosed plans:

Civil Plans, BKF Engineers, 2/10/14:
Sheet C2.1, Grading and Drainage Plan

Survey Plan, BGT Land Surveying, 9/13:
Sheet 1 of 1, Boundary and Topographic Survey

Septic System Design Plan, Christopher Day, 8/22/13:
Sheet A101, Site Plan (Septic Design Plan)

Landscape Plans, blanzscape, 2/10/14:
Sheet L1, Preliminary Landscape Plan

Architectural Plans, John Malick & Associates, 2/10/14: :

Sheet A101, Septic System Design Site Plan (marked for septic system location
ONLY - this is not the proposed house development plan)

Sheet A101, Proposed Site Plan

Sheet A102, Staking Plan

Sheet A201, Floor Plans

Sheet A204, Roof Plan & Guest Unit Plan/Elevations

Sheet A301, Exterior Elevations

Colored Architectural Representations, John Malick & Associates, received 4/24/14

In support of the plans, the applicant has provided the following materials that are attached unless
otherwise noted:
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e QOutdoor Water Use Efficiency Checklist, 2/11/14

o Cut sheets for the proposed exterior and landscape lighting received 11/25/13

Colors and materials board, received 11/25/13, (to be presented at the 4/28/14
meeting and discussed below)

Build It Green Checklist, received 11/25/13, with 203 points proposed

Letter from Westridge HOA, dated 12/8/13

Letter from Westridge HOA, dated 1/12/14

Letter from Westridge HOA, dated 4/14/14

Letter from Alfred Sanguineitti, 111 Escobar Road, dated 4/2/14

Letter from Kathryn Fitzgerald, 15 Dos Loma Vista Lane, dated 4/8/14

Email from applicant, Anu Khatod, dated 4/10/14 ‘

Letter from Brenda Munks, 737 Westridge Drive, dated 4/15/14

Letter from Elizabeth Gillbrand, 190 Escobar Road, dated 4/16/14

Background/existing conditions and project description. The moderately to steeply sloping
property is located on the east side of Escobar Road one parcel north of the intersection with
Westridge Drive. It is accessed by a relatively steeply sloping asphalt driveway that descends
from Escobar at elevation 576 to the building site at elevation approximately 562, and is lined by
stacked rock retaining walls. The existing house is at the 50 foot front setback line, and the
proposed house would be located further into the property to accommodate desired access and
turnaround space between the new house site and the slope between Escobar and the house
entry.

The site currently contains a ranch style residence with attached garage and a detached art studio
as shown on the existing topographic survey, Sheet 1 of 1. The established building site is on a
graded pad located on the southwest side of the property. Ground elevations on Escobar Road
along the property frontage range from 566 to 580, and the existing building finished floor is roughly
12 feet lower than the elevation of the road as measured at the existing driveway entrance (576). A
majority of the site has been left in a natural condition with oak trees spread throughout the site;
there is little formal landscaping. '

The eastern half of the property is steeply sloped oak woodland. The flow of drainage across the
site is sheet flow to the east, with water runoff directed to the natural swale at the base of the
property. This swale collects water from this site and surrounding properties including those along
Dos Loma Vista and directs the water to the north. Much of the southeastern area of the property
is designated as “Ms” moving shallow landslides, commonly less than ten feet in thickness, on the
Town’s Geologic Movement Potential Map and would not be permitted for development. Much of
the northern half of the property is designated as “Ps” unstable, unconsolidated material, commonly
less than ten feet in thickness, subject to shallow landsliding, slumping, and soil creep.
Development in Ps zones on a property of this size is permitted when the proposal is reviewed and
found acceptable by the Town Geologist. The most geologically suitable site on the property for
development is in the southwest corner, where the existing, and much of the proposed,
development is located. The location of the proposed septic system leach fields (Sheet A101) is
also constrained by geology, steep slopes, location of the proposed home, and the existing trees.
In summary, due to geology and slopes, the building site is largely limited to the area proposed for
development.

- The project includes construction of a predominantly two-story 5,521 Sf Mediterranean style home
with a small basement, a detached two-car garage, a detached 750 sf guest house, and new
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driveway. The proposed basement comprises an area of less than 400 sf, meets the definition of a
basement as regulated by the zoning ordinance, and is exempt from floor area limits. Proposed
house floor plans on Sheet A201 identify an upper, main, and lower level; however, the maximum
number of stories at any location in the structure is two. The front elevation of the new home is
proposed to be situated between 14 and 30 feet further back into the site in relation to the location
of the front elevation of the existing residence.

The proposed residence is designed in somewhat of an angular “U” shape that serves to break up
the apparent massing of the structure. Initially submitted project plans presented a house design
that included more massing at the eastern end of the main level, with the master suite located at
the eastern end of the family room. The current design pulls this area of the home further into the
building site by placing the master suite on the southern end of the family room, reducing the linear
projection of the structure down the hillside. lllustrations of this change are indicated by dashed
lines on the north and south elevations on Sheet A301. The proposed design includes hipped roof
forms with 4:12 pitch over the main level and 3:12 pitch over the upper level. Window shutters and
wood panels provide some interest and variation to the elevations.

The finished floor of the main level of the new residence varies from-approximately 553 at the
master suite to 557.5 at the guest bedroom adjacent to the entry. This is accomplished with as
much as six and a half feet of cut at the garage and as much as nine feet of fill at the master suite.
The new home’s main level finished floor will be approximately six and a half to 11 feet lower in
elevation than the existing home.

Roof ridge heights vary over the structure, and help to provide some relief relative to the potential
for visual massing. The highest roof ridge is over the second floor level at elevation 578, or six feet
above the street level at the proposed new driveway entrance (572). In comparison, the roof ridge
over the new garage is at 571.5, and the ridges over the rear portion of the house vary from 567 to
569. Large areas of terraces are proposed on the northern end of the home, including
approximately 755 sf of roof terrace accessed from the upper level. This roof terrace would be at
an elevation of 565.5.

The existing detached studio would be removed and the existing driveway demolished and the area
landscaped. The new driveway access would be located just north of the existing access.
Contours would be graded and fill used to moderate the downward slope into the property. No
trees would be removed with this work other than a grouping of shrubs/oak “bushes” located nearer
to the property line. In the area where the new driveway approaches the proposed garage, cuts
would be as deep as approximately six feet. Contours to the west of the driveway would be
adjusted to smooth the slope to a maximum of 2:1 as it approaches the street.

The driveway surface would be asphalt or concrete. Retaining walls required for driveway
construction would have a maximum height of four feet within the 50-foot front setback and five feet
beyond the setback. A decomposed granite (DG) pedestrian path would lead up from the new
driveway to the front property line just south of where the existing driveway access is located. A
brick or stone-surfaced turnaround circle with water feature is proposed in front of the house entry
and would provide space for two guest parking spaces. The third required guest parking space
would be accommodated by a turnout area in front of the proposed guest house. While the circular
turnaround provides required guest parking on this constrained site, it is a more formal feature and
consideration should be given to reducing its prominence. Town Design Guidelines support the
keeping of the rural character of the Town, and elimination of the water feature or substitution with
planting may be options to blend the circle more effectively with the site.



Preliminary Architectural Review and Site Development Permit, 128 Escobar Road Page 5

The site is primarily visible from the parcel’'s Escobar Road street frontage and from neighbors to
the east on Dos Loma Vista Lane. There is no development on the neighboring property to the
north, and established vegetation provides screening between the subject property and neighboring
property to the south. The proposed development does not obstruct any views of neighboring
properties. A letter, dated 4/8/14, from the neighbor at 15 Dos Loma Vista is attached expressing
her support for the project, and while this neighbor states she has no concern over potential light
spill from the proposed residence, it is an important consideration of the project. Staff understands
that the applicants have also shared their plans with neighbors at 25 Dos Loma Vista and that
concerns were limited to potential light spill (email from applicant dated 4/10/14). While proposed
fenestration on the eastern elevation appears typical for the areas of use, the project team should
provide details of interior lighting schemes and how exterior light spill will be minimized.

Although the earlier design for the project included more massing at the eastern end of the home,
staff still has concerns over the visual presence of the project resulting from the scale and massing
of the east elevation. While the proposal complies with all height, floor area, and setback
requirements, and incorporates varied rooflines and offset facades which help to break up the
apparent massing, we wonder if any further reductions in the height of the structure can be
accomplished. This would provide some additional relief to the visual presence of the east
elevation. Additionally, the projection of the roof terrace element could be visually softened with the
use of horizontal elements, such as wood beams, so that it blends more effectively with the site.
The ASCC will need to consider these potential visual massing issues, and the site meeting will
provide an important opportunity to understand the site conditions and constraints and the changes
that would result from the proposal.

Westridge Architectural Supervising Committee (HOA) review. The Westridge HOA has
reviewed both the initial project submittal and the current proposed plans (letters dated 12/8/13,
1/12/14, and 4/14/14 attached). The HOA states that they appreciate the modifications that were
made to reduce the linear projection of the main living structure from the hillside by moving the
master suite to the southern side of the family room. However, the HOA continues to express their
concern with the apparent massing of the design when viewing the eastern elevation (reference to
a “three-story presentation” in the HOA letter dated 1/12/14). The HOA also noted their preference
for a color palette that will allow the structures to blend into the natural site conditions and requests
a detailed construction staging plan with project schedule. Other concerns focus on the scope of
grading and off-haul of graded materials.

For perspective, the HOA review at this point does not suggest an approval is close at hand. As
stated in the past, the Town does not enforce the Westridge CC&Rs, nor can it condition Town
approval on HOA approval. At the same time, the Town has consistently sought to allow sufficient,
reasonable time for any differences to be worked out between a Westridge resident and the HOA
before the Town takes final action. Discussion during the preliminary review process may help to
focus the time that appears necessary for the HOA to reach a final position on the project.

Grading and Site Development Committee review. Recontouring of the downhill side of the
home to a maximum 2:1 slope is proposed to be accomplished with the placement of fill (from
excavated spoils) as deep as eight feet at the master bedroom. This fill serves to bring the
proposal into compliance with the Town’s maximum building height limit of 34 feet, which is
measured from the lowest point of building contact with finished grade to the highest ridge point of
the structure. The challenges of designing the two-story home on the existing slope while
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complying with Town height regulations are best illustrated by the building elevations on Sheet
A301.

Grading and fill is limited to .the area west of the proposed septic leach fields as grading is not
permitted by County Environmental Health in the septic field zone. Slopes adjacent to the septic
field may not exceed 50%; otherwise, a 50-foot setback would be required. The location of the
proposed septic system leach fields is constrained by existing slopes exceeding 50% in the eastern
area of the property, unstable geology, as mentioned above, existing trees, and the location of the
proposed buildings.

To date, written comments have been received from the Public Works Director (attached report
dated 2/28/14), Town Geologist (attached reports dated 1/6/14, 2/14/14, and 2/26/14), Fire Marshal
(attached reports dated 12/9/13 and 4/7/14), Health Officer (attached reports dated 12/9/13 and
2/18/14) and Conservation Committee (attached report dated 2/26/14). There is no trail easement
on the property, and no comments have been received from the trails committee.

e The Public Works Director has provided standard conditions for site development permit
approval as well as requiring the removal of existing plantings W|th|n the right of way to
ensure proper S|ght visibility.

» The Town Geologist, in review of the proposed plans, recommends approval of the site
development permit with the condition that a supplemental geotechnical evaluation be
conducted and submitted with the building permit plans. This evaluation concerns
determining the expansion potential of site soils and making project design
recommendations based on the laboratory data.

e The Fire Marshal's review includes all standard conditions concerning fire code and
driveway requirements for conditional approval. No fire truck turnaround is required for the
project and fuel management clearing should not be significant

e Review comments from the Health Officer call for wet weather testing of the site or
evaluation by a hydrogeologist to determine the highest level of groundwater in the
proposed septic drainfield area. The project architect has informed staff that wet weather
testing was successfully completed and that septlc design plans are being refined for
resubmittal to the County.

e The Conservation Committee appreciates the large areas left natural on site and the
absence of any proposed turf.

In general, none of the site development committee reviews raise significant issues.

Compliance with floor area (FA), impervious surface area (IS), height and yard setback
limits. The total proposed floor area, including the detached guest house, is 6,801 sf and under
the 7,045 sf FA limit for the property. The proposed floor area of the main house, including the 400
sf of the detached garage, is 5,921 sf and just under the 5,988 sf 85% limit.

The total proposed impervious surface (I1S) area is 7,893 sf and well under the 11,473 sf IS limit.
The bulk of site IS area is for the driveway, auto court, and terraces.
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The building elevation sheet A301 for the main residence demonstrates conformity to the 28- and
34-foot height limit standards, with the maximum height of the building reaching the 34 foot limit.
The guest house, shown on Sheet A204, reaches a maximum height of 24 feet on the north
elevation where it extends out over the downhill slope and will need to be approved by the ASCC.
The maximum permitted height of a guest house under Town regulations is 18 feet unless
approved by the ASCC.

Compliance with required yard setbacks is demonstrated on Sheet A101. The proposed house is
set back an additional 20 to 27 feet into the site from the required 50-foot front setback.

Second unit design and compliance with Town regulations and the accessory structures
provisions. The proposed guest house would be situated northwest of the new residence with
access immediately off of the new driveway. Proposed finished floor elevation of the structure is
561 and level with the proposed driveway. The guest house is designed so that the occupants
(applicant’s parents) will not be required to use stairs to access the building. This design draws the
structure out over the hillside rather than having it tucked down into the contours, which gives it
more visual presence when viewed from the street. Town design guidelines support the integration
of structures with the natural topography of the site, and staff has encouraged the project team to
continue working to develop a design solution that would both comply with Town guidelines and
accomplish the applicants’ access goals.

The Towns’ Accessory Structures Policy is attached. The floor area limit for a guest house is 750
sf, and the policy statement provides clarity as to what is considered a guest house. The 750 sf
guest house has been designed as a second unit and to match the character of the proposed new
residence. The structure would be served by the new driveway, and the required additional parking
space for the guest house would be located in a pull-out immediately in front of the structure.

Town zoning regulations require guest houses to be 18 feet in height or lower over adjacent grade
with a maximum height of 24 feet, low point of contact with finished grade to the highest ridge,
unless additional height is found acceptable and approved by the ASCC. The guest house is
proposed to be as high as 24 feet relative to adjacent existing grade and therefore exceeds the 18
foot height limit. Thus, the ASCC will need to review this request for a higher structure. Given the
concerns noted above, it may be difficult to find a basis for the added height, but this should be
discussed in detail with the project applicants and architect during the preliminary review process.

Outside of the special height consideration, the proposed structure is accessory to the main house,
and based on the guest unit design and site plan, the structure location and architecture appear to
. be consistent with Town zoning standards as well as Town policies for accessory structures. This
assumes that final design details, materials and colors are found by the ASCC to blend well with
the more native site conditions and to adhere to Town light reflectivity standards.

Project design and exterior materials. The architecture for the proposed house is of a
Mediterranean style that incorporates the use of shutters and wood panels to provide interest to the
elevations as well as varying ridge heights, hipped roof forms, and a non-linear footprint to break up
the mass of the structure.

In staff discussions with the project applicants and architect, we have expressed concern over the
scope and scale of the north side upper level terrace, how it potentially adds to the mass of the
project, and the architectural detailing associated with it. We have encouraged consideration of
adjustments to ensure that final design maintains a residential scale and character. The ASCC
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should consider this along with the concerns noted in the transmittals from the Westridge
Architectural Supervising Committee in developing preliminary comments on this project.

The proposed finish treatments for the house and guest house meet Town reflectivity guidelines
and include:

e Cement plaster siding in “Clay” finish (light muddy tone) with a light reflectivity value (LRV)
of 40%

e Cement plaster for window and door surround in “Santa Fe” (sand with a subtle peach tone),

LRV 50%

Aluminum clad windows/doors in dark bronze, LRV less than 20%

Shutters in “Spanish olive”, LRV approximately 45%

Bronze painted steel railings for stairs and balconies

“Two-piece” Roman pan clay tile roofing in “Café Gold Flash Sandcast” and “Moss Green

Flash Sandcast”, LRV 20%

The submitted color board will be available at the field meeting, and the ASCC will need to consider
the proposed colors and design in relation to site conditions. While the proposed plaster colors’
manufacturer's specifications indicate that the colors meet the Town’s reflectivity requirements,
they appear 5% - 10% lighter when compared to the Town’s color wheel. Given the size and style
of the proposed house, consideration should be given to darker or muddier plaster colors that will
allow the home to blend more into the site.

Project elements that will need to be specified and/or color/material samples provided include the
brown stain or paint for wood panels, the trellis between the house and garage, fencing/trellis/gate
at interior courtyard, driveway and site retaining walls, and paving for the terraces, driveway, and
turnaround circle.

Landscaping, fencing, and construction staging. The proposed landscape plan Sheet L1 is
preliminary and does not include a detailed plant key with sizes, numbers, and identification
symbols. A preliminary plant list is provided and does not include any sod lawn, but does include
Boston vy, an invasive that should be eliminated from the proposal. There are four screening trees
proposed for the eastern elevation; however, the specific trees (and all proposed plants) and sizes
need to be specified in a final, detailed planting plan. Proposed landscaping and planting is, in
general, kept close to the proposed house with the majority of the site remaining in the native oak
savannah. The Conservation Committee, in their attached report, makes recommendations for
preserving and enhancing the undisturbed areas of the site. Control of invasives within the site’s
disturbed areas is also a concern.

The project proposes the removal of a six-inch and a 12-inch oak as indicated on Sheet A101. The
six-inch oak must be removed with construction of the septic system, and the 12-inch oak lies very
close to the master bedroom wing. There is also a clumping of shrubs/oak bushes that will be
removed with the development of the new driveway. The existing chicken coop in the rear yard is
proposed to remain. Decomposed granite paths are proposed from the home's terrace downslope
to access the chicken coop and a small gathering area at the 24” oak.

There is existing four to five-foot high wood and wire fencing along the side property lines, and it is
proposed to remain. This fencing is not in compliance with Town regulations which permit only four
foot high horse fencing to be located within setbacks in this 2.5-acre zoning district. The ASCC will
want to consider if the existing fencing should be removed and/or brought into compliance with the
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fence ordinance. Fencing around the existing front yard garden will be removed with the project.
The only new proposed fencing is noted on the site plan as “deer fence with gate” that would
enclose the interior courtyard of the home. An elevation detail with colors and materials for this
fence and gate will need to be submitted.

Escobar Road is a narrow street with limited opportunities for off-site parking. A detailed
construction staging and tree protection plan will need to be submitted that includes proposed
locations for on- and off-site parking and/or shuttling.

Exterior lighting. The proposed exterior lighting for the main residence is shown on Sheet A201
and cut sheets are attached. The proposed sconces have a black rust finish, accommodate one
75-watt max bulb, and have seeded glass. The building code requires that any door leading to
grade have one light, and the plans reflect this requirement. This is of particular importance on the
home’s eastern elevation facing neighbors on Dos Loma Vista Lane so that potential off-site
exterior lighting impacts are kept minimal. There is one proposed light at the upper terrace for the
art studio (front elevation), however, that is not required by code and could be eliminated.

Regarding the sconce fixture glass, although it is seeded, cut sheets appear to indicate that the
source of light will still be visible. In order to comply with the lighting guidelines, the glass should be
frosted or acid washed so that the bulb will not be visible. The dark bronze, eye-lid style step/wall
lights for the home’s exterior stairs will accommodate up to a 50-watt bulb and appear in
compliance with Town lighting guidelines. Proposed guest house lighting is identified on Sheet
A204. One sconce is proposed at the entry as required by building code, and one is proposed at
the rear balcony where it is not required by code.

Proposed landscape lighting is presented on Sheet A101 and includes step/wall lights and
pathlights. The proposed pathlights have a copper finish, accommodate a 10-watt bulb, and
appear located in compliance with lighting guidelines. There are only three proposed pathlights in
the rear yard facing neighbors on Dos Loma Vista. Other pathlights are strategically placed along
side and front yard paths. Nine wall lights are proposed on the driveway retaining walls, with most
facing into the site. While the proposed fixture conforms to Town guidelines, the Town typically
discourages lighting along driveways.

"Sustainability” aspects of project. As noted above, a Build It Green checklist has been
completed for the new house project and the total targeted BIG points is 203, whereas 168 points
would be required under the Town'’s previous Green Building Ordinance. As you are aware, the
Town’s Green Building Ordinance is in flux, and as of January 1, 2014, the Town began enforcing
the CalGreen 2013 code. Staff will be working with the Town Council to determine if a new green
building ordinance should be developed.

Conclusion. The Planning Commission and ASCC should conduct the 4/28/14 preliminary review,
including the site visit, and offer comments, reactions and directions to assist the applicant and
project architect in making any plan adjustments or clarifications that members conclude are
needed before both commissions consider any formal actions on the applications. Project review
should then be continued to the special May 27, 2014 ASCC meeting to allow adequate time for the
revised plans to be developed in response to ASCC direction.



Architectural and Site Control Commission April 28, 2014
Special Joint ASCC/Planning Commission Site Meeting, 128 Escobar Road,
Preliminary Architectural Review for New Residence with Detached Guest House and
Related Site Improvements, and Site Development Permit X9H-669

Chair Koch called the special site meeting to order at 4:30 p.m. at 128 Escobar Road.

Roll Call:
ASCC: Breen, Clark, Harrell, Koch, Ross
ASCC absent: None
Planning Commission: Gilbert, Hasko
Planning Commission absent: Targ, Von Feldt
Town Council Liaison: None
Planning Commission Liaison: McKitterick
Town Staff: Town Planner Vlasic, Deputy Town Planner Kristiansson, Assistant
Planner Borck

Others present relative to the proposal for 128 Escobar Road:
Anu and Ravi Khatod, applicants
Greg Klein, project architect
Kathy Fitzgerald, 15 Dos Loma Vista
*Others may have been present during the course of the site meeting but did not
formally identify themselves for the record. ‘

Borck presented the April 28, 2014 staff report on this preliminary review of the proposed
new residence and site improvements. She noted the modifications that had been made
from the original proposal in response to feedback from the Westridge HOA and Planning
staff, although the HOA had not yet approved the project. Borck stated that the proposal
met all setback and height limits as well as the 85% floor area concentration in the main
structure.  Additionally, she advised that the plans had been reviewed by all site
development committee members and no significant issues had been raised.

ASCC and Planning Commission members considered the staff report and the following
plans:

Civil Plans, BKF Engineers, 2/10/14:
Sheet C2.1, Grading and Drainage Plan

Survey Plan, BGT Land Surveying, 9/13:
Sheet 1 of 1, Boundary and Topographic Survey

Septic System Design Plan, Christopher Day, 8/22/13:
Sheet A101, Site Plan (Septic Design Plan)

Landscape Plans, blanzscape, 2/10/14:
Sheet L1, Preliminary Landscape Plan

Architectural Plans, John Malick & Associates, 2/10/14:

Sheet A101, Septic System Design Site Plan (marked for septic system location
ONLY - this is not the proposed house development plan)

Sheet A101, Proposed Site Plan

ASCC Meeting Minutes — April 28, 2014



Sheet A102, Staking Plan

Sheet A201, Floor Plans

Sheet A204, Roof Plan & Guest Unit Plan/Elevations
Sheet A301, Exterior Elevations

Also available for reference were the following materials submitted in support of the
proposed plans:

Outdoor Water Use Efficiency Checklist, 2/11/14 ,

Cut sheet for proposed stucco color light reflectivity measurements, received 11/25/13
Cut sheets for the proposed exterior and landscape lighting received 11/25/13
Colors and materials board, received 11/25/13

Build It Green Checklist, received 11/25/13, with 203 points proposed
Letter from Westridge HOA, dated 12/8/13

Letter from Westridge HOA, dated 1/12/14

Letter from Westridge HOA, dated 4/14/14

Letter from Alfred Sanguineitti, 111 Escobar Road, dated 4/2/14

Letter from Kathryn Fitzgerald, 15 Dos Loma Vista Lane, dated 4/8/14

Email from applicant, Anu Khatod, dated 4/10/14

Greg Klein, project architect, presented the project proposal to the ASCC. He explained the
site constraints, the various design schemes explored based on input from the Westridge
HOA, and the currently proposed design strategies for the house, guest house, and
driveway. Mr. Klein clarified that there were two steps down proposed at the guest house
entry and that the proposed tile roofing colors had changed. He also stated that no skylights
were currently proposed, but that the applicants were still considering them as an option.
Mr. Klein explained that with the custom design of the proposed exterior lantern-style fixture
" that the bulb would sit up within the top cap and not be visible.

In response to a question, Mr. Klein indicated that the driveway material would be asphalt
and/or concrete.

Commissioners walked the site and viewed the story poles. Mr. Klein explained the areas of
cut and fill within the building footprint and the extent of fill on the eastern slope. Concern
was expressed regarding the fill in the area of the oak tree on the downhill side of the
master bedroom, and it was suggested that an arborist report be provided to ensure that the
earthwork would not adversely affect the tree. Mr. Klein clarified that one oak tree had been
removed previously and that no other trees were proposed to be removed on the downhill
side or in the area of the new driveway.

Commissioner McKitterick left the meeting at approximately 5:00 p.m.

Mr. Klein discussed the various alternate designs for the driveway and the guest house that
had been considered, but would be difficult to accomplish. He clarified that the applicants
were considering removing the proposed fountain from the driveway turnaround and that the
existing guy wire at the street would be relocated with the new driveway construction.

Kathy Fitzgerald, 15 Dos Loma Vista Lane, offered support for the project and stated that
she was impressed with the applicants’ responsiveness to the Westridge HOA.

ASCC Meeting Minutes — April 28, 2014



. e trellis at the barn would be the dark wood color noted on the materials sample

e The proposed new\(iveway alignment with access from Westridge Drive appears
acceptable. If the CalW(ater property is abandoned and returned to this parcel, that
would allow for a better dfweway entrance location.

e The site has spectacular oak™ges, and tree protection throughout construction will
be important. Removing additiond pine trees would help to restore the oak woodland
on this property. :

e Pulling the perimeter fences further into ¥e property would be appreciated.
e The project should switch the path lights to té barn separately.
¢ The stone above the windows on the south eleva¥gn should be removed.

e The proposed roof material feels less natural than ¥Qe other materials and colors
proposed for the project, and a material which would weder would be preferable.

o Commissioners would support adjusting the location of theNgedroom wing to pull it
further away from the trees on the east side of the house. T reen markings on
the site were sufficient to consider this realignment and changiNg, the story poles
would not be necessary.

The project was continued to the regular May 12, 2014 ASCC meeting.

Preliminary Architectural Review for New Residence with Detached Guest House and
Related Site Improvements, and Site Development Permit X9H-669, 128 Escobar
Road, Khatod

Borck presefted the April 28, 2014 staff report on this preliminary review of the new
residence and proposed site improvements. She reviewed the events of the afternoon site
meeting and the comments offered at that meeting. (Refer to above site meeting minutes
that describe that meeting and include a listing of project plans and application materials.)

Anu and Ravi Khatod, applicants, and Greg Klein, project architect, were present to discuss
the project with ASCC members.

In response to a question, Mr. Klein clarified that the site walls would have a plaster facing
to match the stucco on the residence. He stated they would also have plantings around
them to help them furth'er blend into the site.

Ross suggested that the gathering place under the large oak tree be positioned such that it
does not damage the tree roots. Mr. Klein confirmed he had discussed the improvements
with Borck and that the area would be field-located so as not to impact the tree roots. '
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Harrell inquired about the proposed railing meeting building code requirements. Mr. Klein
stated that the design would likely include a metal grid or glass to retain the visual openness
of the railing.

Koch asked Borck if Woodside Fire Protection District could approve a turnaround with a
fountain. Borck advised that the District had reviewed the plans and approved them. Vlasic
noted that due to the driveway length, a fire truck turnaround was not required.

Public comments were then requested.

John and Kathy Lannin, 25 Dos Loma Vista Lane, stated they were likely the most
directly impacted by the proposed project. Mr. Lannin noted that there were numerous trees
between the two properties, but that the area of the proposed new residence appeared
“parren,” and he wondered if additional trees would be planted to provide screening.
Additionally, he asked for clarification of the column features and exterior lighting.

Mr. Klein confirmed that the landscape plan proposed some additional screening trees and
that the columns were on the lower level patio. Regarding possible exterior lighting impacts,
- he explained that there was one light at the family room that might be visible, but that other
lighting consisted of downlights and step lights that would have less of an impact towards
their property.

ASCC members then discussed the proposal and offered the following preliminary
comments:

e Members concurred that the proposed colors, materials, house design, and siting
were acceptable, and some preference was expressed for darker stucco tones.

e Landscaping in the front yard areas closest to the street should remain as native and
natural as possible, with ornamentals pulled in against the house. A final, detailed
landscape plan will need to be submitted that brings less formality to the front yard
areas. The plan should also be well-thought out regarding the proposed screening
trees so that no future topping of the trees is desired to open views. It was also
suggested that the existing eucalyptus near the proposed guest house be removed,
and that management of invasives on site begin as soon as possible. Breen
suggested that consideration be given to the existing redwoods near the property line
and how they could potentially impact the oaks in the future. She also stated that the
existing oleanders should be phased out.

e It was generally ‘agreed that the proposed guest house height and design was
acceptable; however, lowering the height of the guest house if it could still be
designed to meet the needs of the applicants was supported.

e Members were generally supportive of the proposed light fixtures. Breen suggested
that the north elevation porch lights be placed within the railings if possible and
stated that all existing up-lighting on the site would need to be removed with the
project. She also expressed concern over the path lights leading to the chicken coop
and that they should be on a separate switch.
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Following discussion, project consideration was continued to the special May 27, 2014
meeting.

Architectural Review for Additions to Existing Guest House, 130 Meadowood Drive,
dfson

Borck Wesented the April 28, 2014 staff report on this proposal for approval of plans for a
396 sf Addition to an existing 480 sf detached guest house on the subject 1.2-acre
Arrowhead\Meadows subdivision property. She advised that the project was before the
ASCC for detgrmination of compliance with the Town’s second unit policy as it involved both
a bedroom addtion to the existing guest house and the addition of an attached exercise
room to the struciyre. She stated that the common wall between the guest house and the
exercise room wouly be six-inch concrete block construction, the exercise room floor would
be lower than the gusst house floor, and the exercise room would only be accessed from
separate exterior doorsy, Based on these design elements, she stated that the proposal
appeared to conform to %he Town's second unit policy, and that if the ASCC found the
proposal generally consisteN with the policy, that a deed restriction was recommended as a
condition of project approval. \

ASCC members considered the aff report and the following project plans prepared by Mark

Pearcy and dated 3/25/14:

Sheet A1, Project Information & Sjte Plan

Sheet A2, Existing Floor Plan \

Sheet A3, Guest Bldg Floor Plan & Ryof Plan (includes proposed exterior lighting)
Sheet A4, Guest Bldg Exterior ElevatioNg '

the exercise room from the guest house. He advised that he had ditgussed the construction
design with several contractors and was informed that the proposeg concrete block wall

ASCC permit the exercise room and guest house floor levels be the sdme elevation. In
regard to exterior lighting, he stated that the applicant would like to retain &l five proposed
downlights, as the intent of the design is that the deck is an expansion of the xercise room
space. He offered that he could reduce the fixture to a 6-watt max LED.

Breen asked for clarification on the oak tree being removed. Mr. Pearcy indicated X was a .

15-gallon oak planted with the 2004 construction of the guest house and that essentlly, it
had not grown, possibly due to the shady conditions in the yard. He advised that scigen
planting in this area was not needed.

In response to a question, Mr. Pearcy confirmed that the only reason for the initial proposal
of a lower floor level in the exercise room was for conformity with the second unit policy, and
that keeping the floors at the same level would be more cost effective.

ASCC Meeting Minutes — April 28, 2014
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MEMORANDUM

TOWN OF PORTOLA VALLEY

TO: ASCC

FROM: Carol Borck, Assistant Planner

DATE: May 27, 2014

RE: Architectural Review for New Residence, Detached Guest House, and Site

Development Permit X9H-669, 128 Escobar Road, Khatod

On April 28, 2014, the ASCC held a joint site meeting with the Planning Commission on the
subject project and continued its preliminary review to the regular evening 4/28 meeting. The
site and evening meetings were for preliminary review of this proposal for residential
redevelopment of the sub}i_.ect 2.5-acre Westridge subdivision property. The staff report
prepared for the April 28' meeting is attached, and the minutes are enclosed. At the
conclusion of the April 28" evening ASCC meeting, after offering preliminary input, project
consideration was continued to the special May 27" ASCC meeting.

In response to the preliminary input and ASCC reactions and directions, the revised plans and
materials listed below have been provided. The hope is that at the conclusion of the May 27"
project consideration, the ASCC can complete action on the architectural review request and
provided recommendations to the Planning Commission concerning the grading, i.e., site
development permit.

The following enclosed revised plans and materials have been submitted for ASCC
consideration and action:

Civil Plans, BKF Engineers, 5/16/14:
Sheet C2.1, Grading and Drainage Plan

Landscape Plan, Blanzscape, 4/15/14:
Sheet L1, Landscape Plan

Architectural Plans, John Malick & Associates, 5/15/14:

Sheet A101, Site Plan (includes landscape lighting) ‘ :

Sheet A201, Floor Plans (includes lighting cut sheets and exterior lighting), dated
5/19/14

Sheet A204, Roof Plan & Guest Unit Plans/Elevations

Sheet A301, Exterior Elevations
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» Transmittal letter from Greg Klein, project architect, dated 5/16/14

e Letter and tree protection guidelines from Kathy Anderson, project arborist, dated
5/14/14

o Revised colors/materials sheets, dated 5/16/14
e Approval letter from Westridge HOA, dated 5/19/14

The following plans that were considered at the 4/28 meeting are not included with the enclosed
revised plan set, but are still part of the application before the ASCC for action. These plans are
available at town hall and will be at the 5/27 meeting for reference as needed:

Survey Plan, BGT Land Surveying, 9/13:
Sheet 1 of 1, Boundary and Topographic Survey

Septic System Design Plan, Christopher Day, 8/22/13:
Sheet A101, Site Plan (Septic Design Plan)

Architectural Plans, John Malick & Associates, 2/10/14:

Sheet A101, Septic System Design Site Plan (marked for septic system location
ONLY - this is not the proposed house development plan)

Sheet A102, Staking Plan

The materials listed below are also still part of the application. Unless noted, however, these
materials are not included with this report, but are available at town hall and will be available for
reference as needed at the 5/27 meeting:

Outdoor Water Use Efficiency Checklist, 2/11/14

Cut sheets for the proposed exterior and landscape lighting received 11/25/13
Build It Green Checklist, received 11/25/13, with 203 points proposed
Letter from Westridge HOA, dated 12/8/13

Letter from Westridge HOA, dated 1/12/14

Letter from Westridge HOA, dated 4/14/14

Letter from Alfred Sanguineitti, 111 Escobar Road, dated 4/2/14
Letter from Kathryn Fitzgerald, 15 Dos Loma Vista Lane, dated 4/8/14
Email from applicant, Anu Khatod, dated 4/10/14

Letter from Brenda Munks, 737 Westridge Drive, dated 4/15/14

Letter from Elizabeth Gillbrand, 190 Escobar Road, dated 4/16/14

The following comments are offered to assist the ASCC in completing consideration and
possible action on the architectural review request. The ASCC should also forward any
comments to the Planning Commission relative to grading plans as the Planning Commission is
scheduled to consider the site development permit application at a public hearing scheduled to
take place at its June 4, 2014 meeting.

1. Revised architectural plans and proposed colors/materials. In response to the
direction provided by the ASCC to consider darker toned stucco, a revised colors and
materials sheet has been submitted and is enclosed. The proposed stucco siding “Charro”
is a light brown with light reflectivity value (LRV) of 39% and the proposed stucco trim
“Graystone” is a medium tan with LRV of 51%. Although the “Graystone” is specified by the
manufacturer as having an LRV of 51%, it appears to meet the 50% limit on the Town’s
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color wheel test. New shutter and wood trim colors, in “Burnished Pewter” (LRV 18%) and
“Oxford Brown” (LRV 6%), respectively, have also been provided. All  proposed colors
comply with Town guidelines. The elevation plan, Sheet A301, has been updated to reflect
these new proposed colors and materials. Windows will remain a dark bronze as originally
proposed. Proposed roof tiles have been modified to a mix of brown and orange tones, and
physical samples of these tiles will need to be submitted to ensure that the finish glazing is
non-reflective.  Other project elements that will need to be specified or for which
color/material samples provided include driveway and site retaining walls, interior courtyard
fencing, and paving for the terraces, driveway, and turnaround circle.

At the preliminary ASCC meeting, the project architect advised that the applicants were
considering proposed skylights on the main residence. Sheet A204 identifies seven
proposed skylights and specifies that these skylights will either be tinted or have automatic
blinds installed. The proposed skylights are located over the entry stairs leading to the
home’s upper level, art studio, hallway at the childrens’ bedrooms, family room, and master
bathroom. The skylights with proposed light spill reduction options and their locations
appear to have minimal potential for off-site impacts.

2. Revised exterior and landscape lighting plans. Exterior lighting for the house is shown
on Sheet A201. The proposed lighting has been modified from the original submittal with
the addition of one sconce light at the daughter’s roof terrace, two wall lights on the roof
terrace, two wall lights in the spa area, two wall lights at the view terrace, and two wall lights
at the deck off of the kitchen. Cut sheets for proposed exterior lights are also presented on
this sheet and clarify that the sconce and pendant fixtures will be manufactured such that
the bulb will sit up within the top canopy of the fixtures and not be visible. As suggested at
the 4/28 meeting, the applicants did consider placing the north elevation porch lights within
the railing; however, their preference is to propose the lighting on the exterior wall as
shown. While the proposed exterior lighting plan appears to be in general conformance with
Town lighting guidelines, consideration should be given to reducing the newly proposed wall
lights in the terrace and deck areas to one light in each area, rather than two.

The landscape lighting plan (shown on Sheet A101) has been modified to note that all
landscape lights will be switched separately from house lighting. A switching plan should be
provided with the building permit application for both exterior lighting and landscape lighting.
As noted in the 4/28 staff report, nine wall lights are proposed on the driveway retaining
walls, with most facing into the site. While the proposed fixture conforms to Town
guidelines, the Town typically discourages lighting along driveways.

3. Revised grading plans and site development permit. Concern was raised. at the
preliminary site meeting over potential grading impacts to the 18" and 24" oaks on the
eastern downhill side of the new residence. The site and grading plans have been modified
to limit proposed fill to a minimum distance of 15 feet from the existing trees per the
recommendations of the project arborist in her attached letter, dated 5/14/14. Earthwork
quantities have been updated in response to these adjustments. Proposed fill has been
reduced by 170 cubic yards, bringing the total amount of grading for the project to 2,365
cubic yards counted pursuant to site development ordinance standards. Overall, 675 cubic
yards of earth will be exported from the site. :

The Westridge HOA, in their conditional approval letter dated 5/19/14, requested
clarification concerning Woodside Fire District’'s review of the proposed plans and soil
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5.

export calculations. As discussed in the preliminary staff report, the Fire Marshal has
reviewed the proposed plans and conditionally approved the site development permit
without the requirement for a fire truck turnaround. As noted above, the total export of soil
from the site will be approximately 675 cubic yards.

The April 28, 2014 staff report summarized the input from committee members, who in
general, found the project conditionally acceptable. The Planning Commission will be the

- authorizing body for the site development permit for this project, and staff will recommend

conformity with the conditions set forth by the site development permit committee members
as part of that action.

Revised landscape plans and fencing. At the preliminary meeting, the ASCC directed the
project team to develop a less formal and essentially native planting scheme for the yard
area along Escobar Road. The revised plan notes that planting in the area of the driveway
entry shall be informal and include only California native plants. The plan also calls for infill
of natives and the removal of existing invasive species along the street frontage. The
ASCC also supported the phased removal of the existing oleanders, and this should be
included in the final landscape plan. Although the planting key does not include numbers or
sizes of proposed plants, it appears that eight live oaks are proposed as screening trees
within the front yard area between the new driveway and the southern property line. The
ASCC will need to determine if the number and locations of these proposed trees is
appropriate. The Conservation Committee has reviewed the revised landscape plan and
takes no exception to the proposed oak trees. Additionally, the planting key specifies the
use of Boston lvy which is an invasive that should be eliminated from the proposal. The
proposed planting plan remains somewhat conceptual, and a detailed planting plan will
need to be submitted with the building permit.

As discussed in the 4/28 staff report, the only new proposed fencing is noted on the site
plan as “deer fence with gate” that would enclose the interior courtyard of the home. An
elevation detail with colors and materials for this fence and gate will need to be submitted
with the building permit.

Westridge Architectural Supervising Committee (HOA) review. Attached is the
Westridge HOA conditional approval letter, dated 5/19/14. The committee states that while
they have continued concern over the scale and massing of the proposal, they appreciate
the challenges and constraints of the property. Condition #3 suggests the planting of four
large oaks or other native trees for screening on the eastern downhill side of the proposed
residence. The current landscaping plan proposes four California sycamores. The
Conservation Committee, in their review of the revised landscape plan, suggests that live
oaks may be more appropriate for the site. The ASCC should consider these trees and
provide direction on appropriateness of the selected species and sizing.

6. Construction staging and tree protection plans. Final, detailed construction staging and

tree protection plans will need to be submitted with the building permit application that
includes proposed locations for on- and off-site parking and/or shuttling. Tree protection
plans should include the recommendations of the project arborist as outlined in her attached
letter. The Westridge HOA specified review of the proposed construction staging plan in
their conditional approval letter, and therefore, this plan will need to be shared with them for

input prior to building permit approval by the Town.
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Conclusion

Prior to completing its action, the ASCC should consider the above comments and any new
information presented at the ASCC meeting. The ASCC action for this project would have two
parts:

1. Action on the architectural review plans;

2. A recommendation to the Planning Commission concerning the grading, i.e., the site
development permit for the project.

If the ASCC acts to approve the architectural review for the project, staff would recommend the
following conditions:

1. Colors and materials samples for the roof tiles, driveway and site retaining walls, interior
courtyard fencing, and paving for the terraces, driveway, and turnaround circle shall be
submitted and approved by a designated ASCC member prior to building permit issuance.

2. Switching plans for all exterior and landscape lighting shall be submitted and approved by
Town staff prior to building permit issuance. '

3. A final, detailed landscape planting plan shall be submitted and approved by a designated
ASCC member prior to building permit issuance. The plan shall include a complete plant
key indicating plant species, sizes, and quantities, elimination of the Boston Ivy, and details
for the phased removal of the existing oleanders.

4. An elevation detail for the proposed “deer fence and gate” will need to be submitted and
approved by a designated ASCC member prior to building permit issuance.

5. A final detailed construction staging and tree protection plan shall be submitted and
approved by Town staff prior to building permit issuance. The tree protection plan shall
include all recommendations of the project arborist as specified in her 5/14/14 letter.
Additionally, the plan will need to be shared with the Westridge HOA for input prior to Town
approval of the building permit.



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 29, 2014

RE: Continued Consideration of Variance X7E-136 for House Addition at 20 Russell

Ave., Subramonian Residence

The Planning Commission will hold a public hearing on June 4™ on this variance request for
a 427 square foot addition to an existing 928 square foot home, a portion of which is in the
required front yard setback for the property. At its May 21, 2014 meeting, the Planning
Commission held a preliminary review of this item. The ASCC has also reviewed the
project, providing preliminary comments at their May 12" meeting and approving the
architectural review for the prOJect contingent on Planning Commission approval of the
variance request, on May 27". The ASCC also recommended approval of the variance
request.

The project involves a small addition to the rear of the existing home on this 0.4 acre lot in
the Woodside Highlands. The house was built in 1935, prior to town incorporation or
adoption of the Town’s zoning regulations. Because of this, and the unusual configuration
of the lot and the private road right of way for Russell Avenue, much of the existing house is
located within the required 20’ front yard setback, and a portion of the proposed addition
would come to within 16’ of the front property line, even though the addition is at the rear of
the house. As a result, a variance is needed for the project.

The proposed addition complies with all town standards other than the required front yard
setback, including height, floor area, and impervious surface. In fact, the house with the
addition will use only 37% of the allowed floor area for the lot. A more detailed description
of the proposed project is provided in the attached May 8, 2014 staff report which was
prepared for the preliminary review of the project.

The project has been revised by the addition of four trees and a gravel parking area, as
discussed below, and the revised project is presented on the following enclosed plans
prepared by F. John Richards, Architect, and dated as shown below:

Sheet A1.01, Title Sheet, dated 3/24/14

Sheet A1.02, Site Plan, dated 5/20/14

Sheet A1.03, Floor Plans and Exterior Elevations, dated 5/20/14
Sheet A1.04, Greenpoints, dated 3/24/14
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The following comments are offered to assist the Planning Commission in considering the
variance request:

1. Neighbor Concerns and Previous Reviews of the Project. Preliminary
discussions of the project at both the ASCC and the Planning Commission focused
primarily on concerns raised by neighbors. One such concern was the screening of
the addition by adding vegetation to the bottom of the lot along Leroy Avenue. The
applicant has been working with the affected neighbors and has added four trees to
the site plan in response to the neighbor's concerns (two toyon and two Prunus
lyonii).

The second concern was with on-street parking and the existing non-conforming
driveway gate. Planning Commissioners expressed concern about this gate during
their preliminary review, and a detailed analysis of the gate is provided on pages 2
and 3 of the attached May 22, 2014 staff report to the ASCC. Since the Planning
Commission's preliminary review of this project, the applicant has added a small
gravel extension of the on-site parking north of the house, enough to provide a turn-
around or parking for a smaller car.

On May 27, 2014, the ASCC acted to approve the architectural review for this
project, subject to the following conditions and contingent upon Planning
Commission approval of the variance request:

¢ Any adjustments to the landscaping shall be subject to review and approval
by planning staff and a designated ASCC member.

e A vegetation protection and construction staging plan shall be provided and
implemented to the satisfaction of planning staff. In particular, the plan shall
ensure that all construction parking and staging shall. be provided on the
property or in an approved off-site location, but not along streets in the
Woodside Highlands neighborhood.

At the same time, the ASCC recommended Planning Commission approval of the
variance findings. ASCC members also said that they would like to see the property
owners modify the existing gate to bring it more into conformity with the Town’s
regulations, but they did not make this a condition of their approval.

2. Variance Action. In order to approve a variance, the Planning Commission needs
to make the six findings set forth in Section 18.68.070 of the zoning ordinance.
These findings are listed in the May 8, 2014 staff report together with a brief
discussion of each one. For the reasons indicated in that discussion, it appears that
the Planning Commission can act to make the findings and approve the variance
request for the proposed project.

3. CEQA compliance. This project is categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15303(a) of the CEQA
Guidelines which exempts single-family homes.

Conclusion
After considering the information in this staff report and its attachments, as well as any new
information presented at the June 4" Planning Commission meeting, the Planning
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Commission can complete its action on this variance request with any conditions of approval
it deems necessary and appropriate.

Enc.
Att.

Cc:  Town Council ASCC Liaison
Planning Commission ASCC Liaison
Applicant ’

John Richards, Project Architect



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: ASCC and Planning Commission

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 8, 2014

RE: Preliminary Consideration of Variance X7E-136 and Architectural Review for

House Addition for 20 Russell Ave., Subramonian Residence

At its May 12, 2014 meeting, the ASCC will conduct a preliminary review of plans for a 427
square foot (sf) addition to the existing 928 sf house, and new 161 sf deck, on this 0.4 acre
parcel in the Woodside Highlands. As is discussed below, much of the existing house and
part of the addition is within the 20 foot required front setback for the property, and therefore
a variance is needed for this project. The Planning Commission is scheduled for preliminary
review of this project and, specifically, the variance request at its May 21, 2014 meeting, and
the ASCC’s comments will be summarized and provided to the Planning Commission for
consideration at that meeting. The following report was prepared to support the preliminary
reviews of both the Planning Commission and the ASCC and therefore addresses both the
variance request and the design elements of the proposal.

This parcel is located in the lower Woodside Highlands and includes steep slopes and a
number of existing retaining walls. The house fronts on Russell Avenue and slopes steeply
down to the rear property line, which is adjacent to Leroy Avenue. The existing house was
built in 1935, well before town incorporation and adoption of zoning standards, and much of
the house is located within the front setback. As a result, although the house addition is at
the rear of the house, a portion of the addition is nonetheless located within the front
setback area and would be within 16 feet of the front property line instead of set back by the
required 20 feet, as shown on the site plan on Sheet A1.02.

The addition includes a height increase of approximately five feet at the tallest point, and a
change in roof form, although the house will comply with the Town’s height limits. Story
poles have been erected at the site and show the proposed roof configuration.
Commissioners should view the story poles from both Russell Avenue and Leroy Avenue
prior to the meeting.

The project is presented on the following enclosed plans prepared by F. John Richards,
Architect and dated as shown below: .

Sheet A1.01, Title Sheet, dated 3/24/14
Sheet A1.02, Site Plan, dated 3/24/14
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Sheet A1.03, Floor Plans and Exterior Elevations, dated 3/24/14
Sheet A1.04, Greenpoints, dated 3/24/14

In support of the plans and application, the following additional materials have been
submitted: :

* Outdoor water use efficiency checklist, John Richard, dated 3/18/14 (attached)

» Color board, dated 3/18/14 (not attached; will be available at the meeting)

The following comments are offered to facilitate the preliminary review process.

1. Background and project description. This project involves remodeling the interior
of this house, adding a 427 square foot addition to the rear of the house, and
building a small deck near the house entry and great room. The addition will allow
for reconfiguring and significantly enlarging the kitchen and the master suite, as well
as adding one bathroom.

The addition will be located behind the house on land that is currently paved and
which includes the existing covered patio. The project would not include removing
any frees or other vegetation, and grading would be minimal. As a result, a site
development permit is not needed for this project. ’

The property slopes fairly steeply from an elevation of about 674’ at Russell Avenue
down to about 634’ at Leroy Avenue. There are a couple of redwoods and oaks on
the north end of the property, as well as a garden structure which was added with a
permit in 2010. There are no trees on the southwestern slope of the property
between the house and Leroy Avenue, and the existing septic leach field that serves
this property appears to be located in this area. Because the number of bedrooms is
not increasing, no changes are needed to the septic system. '

Because of the relatively small size of the lots in this area and the topography, this
project will be visible from several neighboring homes and from both Russell Avenue
and Leroy Avenue. Several neighbors have visited Town Hall to view the plans, and
the neighbors at 6 Leroy, across the street from what is considered the rear of the
property, have expressed concern about the visibility of the addition and height
increase due to the location of this house at the top of the slope on the parcel. They
have asked that some screening be incorporated into the project, and the project
architect has met with them and is working to address their concemns.

2. Parking. The property provides sufficient space for two off-street parking spaces,
but these spaces are not covered as is required by the zoning code. As a result, the
owners originally applied for a variance for that as well, as stated on the cover sheet
of the plans. However, the Town has applied the off-street parking zoning standards
to only require additional parking or covered parking when a project is increasing the
number of bedrooms, since the amount of parking is determined by the number of
bedrooms. Because this project would not increase the number of bedrooms,
providing the covered parking would not be required. In effect, this property has a
legal non-conforming parking situation and would not need to bring the parking into
conformity with this project. As a result, a variance would not be needed for the lack
of covered parking. If, however, a new house were proposed on the site, then full
compliance with zoning standards would be required.
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3. Floor area, impervious surface, and height limit compliance, Build It Green
points, and outdoor water conservation. With the addition, the floor area on the
property will increase from 928 sf to 1,355 sf, which is about 37% of the Adjusted
Maximum Floor Area for this parcel (3,664 sf). The project will decrease the amount
of impervious surface on the site from 3,950 to 3,470, both of which are below the
impervious surface limit of 4,050 sf.

At its highest point, the house with the addition would have a height of 21’ 3", well
below the 28’ height limit. With the deck, the maximum height of the project would
be 29’ 3" from the lowest point of the cladding under the deck to the highest point of
the roof. This is below the maximum height limit of 34’ as well.

The attached required Build It Green (BIG) GreenPoint rated single family checklist
targets 49 points. For reference, the Town’s Green Building Ordinance would require
50 points for this addition project, although it cannot currently be required. As you
know, the Town began enforcing the 2013 CalGreen code in January, and staff will
be working with the Town Council this spring to determine if a new green building
code should be developed.

The completed outdoor Water Use Efficiency Checklist (attached) indicates that the
project includes no landscaped or irrigated areas, and the project complies with the
town’s Water Conservation in Landscaping Ordinance.

4. Architectural design, exterior materials and finishes. The project involves a fairly
straightforward addition to the rear of the existing small ranch-style house on the
property. The addition includes a vauited roof which extends up to a peak that is five
feet higher than the peak of the existing roof and is oriented perpendicular to the roof
peak on the existing house. As part of the addition, the existing glass sliding doors
will be removed, and the east elevation will instead include a set of windows
concentrated in the great room and extending up towards the roof peak.

The exterior materials for the project will include a dark gray composition shingle roof
to match the existing roof; a medium tan color for the siding, and a dark brown color
for the trim. All of the proposed colors comply with the Town’s policies relative to
light reflectivity values (LRV). The existing house will be repainted as part of the
project, which will bring the house into compliance with the LRV policies as well.

The color of the Trex for the deck has not yet been determined and will need to be
specified. The deck will include a vinyl-coated cable railing with dark steel posts and
top rail, to match the existing railings on the property. The underpinning of the deck
will have siding to match the house.

5. Lighting and skylights. The project will include removing the existing light by the
entry door and replacing it with a new fixture with a 15 Watt CFL. Other existing
lights on the house do not meet the Town’s standards and would be removed as part
of the project. Two new LED step lights will be added at the entry steps.

The project also includes four sun-tunnel skylights over the great room. Because of
the tunnel design and the location on the western side of the roof, these skylights
should have minimal potential for visual impact.
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6. Variance Request. The Planning Commission, sitting as the Board of Adjustment,
will need to consider the variance request at a public hearing and act on it in light of
the findings required under Section 18.68.070 of the zoning ordinance. Each of
these findings is listed below, along with a brief discussion. -

1.

There are special circumstances appIiCable to the property, including, but not
limited to, size, shape, topography, location or surroundings that do not apply
generally to other properties or uses in the district.

Discussion: This property includes steep slopes and an existing septic system
which constrain changes in the lot configuration. The house was built in 1935
and is located almost entirely within the front setback, such that even an
addition to the rear of the house will be partially within the front setback. This,
in particular, is a special circumstance which does not generally apply to other
properties within the district.

Owing to such special circumstances the literal enforcement of the provisions
of this title would deprive such property of privileges enjoyed by other property
in the vicinity and under identical zoning.

Discussion: If the Town did not allow an addition at the rear of the house, the
house would need to be completely reconfigured or rebuilt in order to provide
the owners with a similarly functional home. Other property owners in the
district would not face such constraints. Additionally, constructing an addition
elsewhere on the parcel would require much more site disturbance.

The variance is subject to such conditions as are necessary to assure the
adjustment authorized will not constitute a grant of special privilege
inconsistent with limitations on other properties in the vicinity and zone in

. which such property is situated.

Discussion: The variance would be for a small (427 sf) addition, such as other
property owners might build for their homes. As such, the variance would not
provide a special privilege but would allow the property to be used similarly to
other properties in the vicinity and zone. The house with the addition will still
utilize only 37% of the maximum allowed floor area for the property.

The variance will not be materially detrimental to the public welfare or injurious
to propertles or |mprovements in the vicinity or in the district in which the
property is located.

Discussion: The variance will allow a small addition at the rear of the existing
home, but still within the required front yard setback. The house with the
addition would include less than half of the allowable floor area for the site and
is well under the basic height and maximum height limits. The addition would
be more visible from Leroy Avenue than the current house because of the
height increase and location of the house and addition at the top of a slope,
but the visual impact would be no more than what would be considered normal
in this zoning district.

A variance shall not be granted for a parcel of property which authorizes a use
or activity which is not authorized by the zone regulation governing the parcel
of property.

Discussion: The variance would be for an addition to a single family home,
which is authorized in the zoning ordinance.
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6. That the granting of such variance shall be consistent with this title and the
general plan.

Discussion: The variance allows a small addition to the rear of an existing
single family home in a part of town that is zoned for and has general plan
designations for single family residences. As was described above, the
addition complies with zoning standards other than the front yard setback,
including height and floor area. Additionally, the house is located within the
portion of Woodside Highlands that is designated Sbr-on the Town's Ground
Movement Potential Map, which is the most stable slope designation. As a
result, the variance is consistent with the zoning ordinance and the general
plan.

Conclusion

Commissioners should visit the site prior to the May 12" meeting and view the story poles
from both Russell Avenue and Leroy Avenue. Based on the visit to the site, this staff report,
and comments offered at the meeting, the ASCC should conduct a preliminary review and
~ offer comments, both for the architectural review and for the Planning Commission to
consider in terms of the variance request.

Project consideration should be continued to the May 27, 2014 special ASCC meeting for
“action after the Planning Commission conducts its preliminary review. This will allow for the
applicant and the ASCC to address any specific concerns the Planning Commission may
have before final ASCC action is taken and a final ASCC recommendation is forwarded to
the Planning Commission.

Enc.
Atft.

Cc:  Town Council ASCC Liaison
Planning Commission ASCC Liaison
Applicant
‘John Richards, Project Architect



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: ASCC

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 22, 2014

RE: Continued Consideration of Variance X7E-136 and Architectural Review for

House Addition for 20 Russell Ave., Subramonian Residence

This project proposes a 427 square foot (sf) addition to the existing 928 sf house, and new
161 sf deck, on this 0.4 acre parce!l in the Woodside Highlands. As is discussed below,
much of the existing house and part of the addition is within the 20 foot required front
setback for the property, and therefore a variance is needed for this project. The ASCC
conducted a preliminary review of the application at its May 12, 2014 meeting (the staff
report for that meeting and the draft minutes are attached). The Planning Commission
provided preliminary comments, which are summarized below, at its May 21, 2014 meeting.

Since the May 12 preliminary ASCC review, the applicant has provided a revised site plan
and revised floor plan. The revised project is presented on the following enclosed plans
prepared by F. John Richards, Architect and dated as shown below:

Sheet A1.01, Title Sheet, dated 3/24/14

Sheet A1.02, Site Plan, dated 5/20/14

Sheet A1.03, Floor Plans and Exterior Elevations, dated 5/20/14
Sheet A1.04, Greenpoints, dated 3/24/14

In support of the plans and application, the following additional materials have been
submitted and are part of this application:
e Outdoor water use efficiency checklist, John Richards, dated 3/18/14 (not attached;
. was provided for the May 12" ASCC meeting)
o Color board, dated 3/18/14 (not attached; will be available at the meeting)

The following comments summarize the changes that have been made to the plans and the
preliminary comments that were offered on this project at the May 21, 2014 Planning
Commission meeting.

1. Changes to Project Plans. The project is described in detail in the attached May 8,
2014 staff report which was provided for the 5/12 and 5/21 preliminary review
meetings. Two changes have been made to the project since that time; both of
these are discussed below.
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First, the site plan on Sheet A1.02 now shows the landscaping which is proposed for
the lower part of the lot to provide screening as requested by the neighbors at 6
Leroy. This consists of two new Toyons and two new Prunus lyonii. The plans have
been shared with these neighbors and the applicant is continuing to work with them.

Second, the existing parking area north of the house is proposed to be extended
further to the north, as was suggested at the May 12, 2014 ASCC meeting. The
extension would be a gravel area that would be 17 feet long and would vary in width
from 8 to 14'. The location and size of this area was developed to respond to soil
and slope conditions on the site, as well as the locations of existing retaining walls.
The applicant needs to confirm that no additional grading would be needed for this
gravel parking area, and, as shown on the plans, the parking area would be kept at
least 10’ from the existing oak north of the driveway. Although the proposed parking
extension is slightly smaller than the 9' x 18’ dimensions set forth in the zoning
ordinance for off-street parking spaces, this area would increase maneuverability on-
site as a turn-around and could also be used for parking by a smaller vehicle. As
was discussed in the May 8, 2014 staff report, the existing paved area is large
enough to accommodate the two required parking spaces for a single family home in
this zoning district, although they are not covered. Because the number of bedrooms
is not increasing with this project, no additional parking improvements are required
under the ordinance. The applicants are proposing to provide this gravel parking
extension to address the concerns expressed by neighbors and at the preliminary
ASCC and Planning Commission meetings.

The revised plan sheets also include one correction to Sheet A1.03, where the east
elevation now shows the siding that is proposed for under the deck. The siding
would be the same medium tan color that is proposed for the siding of the house.

2. Planning Commission Preliminary Review Comments. Planning Commissioners
conducted a preliminary review of this project at their meeting on May 21, 2014. In
general, Commissioners agreed that the variance request appeared to be
reasonable and could be supported. Discussion focused on the existing driveway
access gate on the property and whether the gate should be required to be removed
as part of the project. The concern was expressed that much of the house, and part
of the proposed addition, are located within the required front yard setback, and the
question was raised whether removal of the existing gate, which is also located in the -
front yard setback, would be appropriate since it would help to bring the overall
development of the property more into compliance with the Town’s land use goals
and standards. To consider this question, the following section of this staff report
focuses on the gate.

3. Gate. The property is located within the R-1/20M zoning district, which permits
fences and gates on all property lines. In front yards, these must meet the 50%
opacity limit and must be no more than four feet in height. The existing gate meets
the opacity limit but is slightly over five feet tall and therefore does not meet the
height limit. In addition, the gate is located only partially on the property, with a
portion of the gate on the private right of way for Russell Avenue.

Based on information and pictures from the applicant which will be available at the
meeting, it appears that a gate was historically located in the current location, next to
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the existing stone pillar. A stone pillar was previously located on the other side of the
driveway as well, but was removed by the current owners because of its condition.
The original gate, as shown in the photos from the applicant, was an ironwork gate
taller than the current gate. The applicant has offered to replace the existing gate
with the older ironwork gate if necessary.

The gate is located approximately 16" — 24’ in along the driveway from the roadway
surface, and it is possible for one small car to park between the road and gate
without extending into the road. The gate was likely located where it is historically
because of the way the right of way for Russell Avenue jogs at the front of this
house, as shown on the attached vicinity map. In addition, the right of way for much
of Russell Avenue is approximately 30’ wide, while in front of this house the right of
way ranges from 75’ to over 90’ in width. Given this situation, the existing gate does
not appear to pose a safety hazard.

In order to have a conforming gate, the gate would need to be moved approximately
29" down the driveway. This could allow two cars to park in tandem in front of the
gate and would make the gate less visible from Russell Avenue. On the other hand,
the existing gate appears to be in the historic location for a gate for this property and
could be considered a legal nonconforming structure. This location is likely due to
the unusual shape of the lot and the unusually wide right of way. Other homes in the
area could legally install gates that would have a similar visual impact, although they

. would be required to be no more than four feet tall. In a brief drive around the
neighborhood, staff noticed three such gates.

In terms of the architectural review, Section 18.43.080.C.2 of the zoning ordinance
specifies that the ASCC “shall consider and may require modifications to existing
fencing on a property if the ASCC determines that there is a substantial modification
to an existing residence or the site improvements to the property.” In general, the
ASCC has often used a standard that fences and gates should be brought into
conformity when 25% or more of an existing fence is damaged or voluntarily
removed. In this case, the existing fence is not proposed to be modified as part of
the project, and the gate therefore would not usually be required to be removed or
brought into conformity.

The Planning Commission would have jurisdiction over conditions related to the
variance request, although the ASCC can and does provide recommendations. In
terms of the variance request, the existing gate and the proposed house addition are
both located partially within the required front yard setback. The Planning
Commission could therefore require removal of the gate in order to bring the property
more closely into compliance with Town standards and ordinance regulations, and
will need to consider whether this would be appropriate for this project.

As an alternative, the owners could consider whether modifying the existing gate
could address the Town’'s concerns, at least in part. Changing the gate from a
manual gate to an electric one, for example, could potentially allow the owners. to
open the gate more easily and might therefore encourage more on-site parking. Any
issues related to the fact that the gate is partially located in the private right of way
for Russell Avenue would need to be resolved between the Highlands homeowners’
association and the property owners.
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Conclusion

Prior to completing its action, the ASCC should consider the above comments and any
additional information presented at the ASCC meeting. Any ASCC action would be
contingent upon Planning Commission approval of the variance request for the project,
which will be considered at the June 4, 2014 Planning Commission meeting.

If the ASCC acts to approve the architectural review for the project, staff would recommend
the following conditions:

1. Any adjustments to the landscaping shall be subject to review and approval by
planning staff and a designated ASCC member.

2. A vegetation protection- and construction staging plan shall be provided and
implemented to the satisfaction of planning staff. In particular, the plan shall ensure
that all construction parking and staging shall be provided on the property or in an
approved off-site location, but not along streets in the Woodside Highlands
neighborhood. :

The ASCC should also provide a recommendation to the Planning Commission relative to
the variance request and could include, as part of that, a recommendation concerning the
gate.

Enc.
Att.

Cc:  Town Council ASCC Liaison
Planning Commission ASCC Liaison
Applicant
John Richards, Project Architect



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Tom Vlasic, Town Planning Consultant

DATE: May 29, 2014

RE: Request for Amendment to Conditional Use Permit (CUP) X7D-167,

Professional Office Uses and Personal Offices, and Zoning Permits for
Personal Office {(Crown) and New Psychiatric Care Use (Gandy),
828 Portola Road, Crown

Request, Background, Preliminary Planning Commission Review, Application
Clarifications

On June 4, 2014, the planning commission will conduct a public hearing on this request for
approval of an amendment to the subject existing Conditional Use Permit (CUP) fo allow for
some expansion to the range of permitted professional office uses on the subject .49 acre,
21,200 sf, Portola Road property (see attached May 17, 2014 staff report for vicinity map).
In addition, pursuant to existing CUP provisions, the commission is being asked to approve
two specific zoning permits for office occupancy at the site as follows:

4/23/14 Zoning Permit application for Mr. William Crown’s personal office use (either
suite A1, 172 sf or A3, 163 sf)

4/12/14 Zoning Permit application, including April 18, 2014 clarlfylng letter, for Sara
Gandy, M.D., psychiatric care (Suite B, 195 sf).

Action is necessary on the CUP amendment for consideration of the personal office zoning
permit, but not for the zoning permit request by Dr. Gandy, as psychiatric care is an
authorized use under the existing CUP.

On May 21, 2014, the planning commission conducted a preliminary review of the three
requests considering the data presented with the enclosed May 17, 2014 staff report.
Attached to that staff report are the above referenced specific CUP amendment and zoning
permit applications, as well as the proposed 4/22/14 floor plan for suites in the existing
1,400 sf main, front building on the property where the uses proposed for the two zoning
permits would be conducted.

As explained in the May 21St‘staff report, no changes to site conditions or the external
conditions of the two site buildings, which total 1,600 sf, are proposed with this application,
and the buildings were upgraded after the 2007 CUP approval. Further, the site and
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existing buildings have been maintained in good condition consistent with CUP conditions
since the 2007 approvals.

At the conclusion of the May 21% preliminary review, commissioners raised little issue with
the proposals and where generally supportive of the requests. Some commission
comments also suggested that current CUP conditions might be somewhat burdensome
given the relatively small scale of site conditions and available floor area. It is also noted
there was no public input offered relative to the proposals at the May 21% commission
meeting. The draft minutes from that meeting are enclosed for reference.

As noted in the May 17, 2014 staff report, staff suggested that the applicant should offer
some additional clarifications as to any specifics for the alternative professional office uses
that are intended with the CUP amendment request. This was discussed further with Mr.
Michael Bialas, applicant representative, and in a May 23, 2013 email from Mr. Bialas, the
following additional application clarifications were provided relative to the spaces noted on
the April 22, 2014 proposed floor plan:

Dr. Gandy will be leasing suite B and Bill Crown will use either suite A1 or AS.

This would leave suite A2, B, and either A1 or A3 available for other tenants.

The suites are all similar in size, approximately 150 sf to 185 sf. The

common area is not set up to be occupied by anyone, rather, it's set up as a

small waiting area with a couple of seats and small table. Common A

potentially could be set up to accommodate an administrative assistant for
one of the A suite tenants, however, nothing along those lines is currently
planned. Finally, our focus is filling the main building with another tenant or
two and nothing is currently in the works for the improved garage (i.e., the

rear building).

Thus with the proposed CUP amendment and zoning permits, two of the five specific office
suites in the 1,400 sf front building office building would be occupied, i.e., Crown personal |
office, and Dr. Gandy Medial/psychiatric care office. Three additional suites would be
available for lease to future tenants for professional office or medial office use, with one of
the three also available for a personal office use. Spaces A1, A2 and A3 could be
considered for personal offices with this amendment, but only two of these suites could be in
such use. Further, the 200 sf in the rear building can currently be used for a medical office
use and with the amendment could alsoc be considered for professional office use as
permitted in the A-P district and, again, subject to the issuance of a zoning permit.

As to the range of professional offices, the possible uses would be limited to those allowed
by zoning code Section 18.22.020.C..D.,G., and |. These are administrative and
professional offices (C), medical, dental and psychiatric care offices (D), real estate and
insurance offices (G), and personal offices (l). All would be subject to the floor area limits
and other standards for such uses in the A-P zoning district and all would need to receive a
zoning permit detailing the use and local service prior to any occupancy.

Assuming the planning commission can make the required use permit findings and also find
the specific uses acceptable, as evaluated below, the commission should first act to approve
the CUP request and then act on the zoning permit applications. Further, based on the
preliminary planning commission discussion, we have developed the proposed attached
action Resolution 2014-2 for the CUP amendment request. It includes modification to some
of the existing reporting conditions to be less burdensome and also returns the zoning
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permit review and approval authority to the Town Planner. The Town Planner can, if there
are any concerns with a specific proposed zoning permit, refer the permit to the commission
for discussion and recommendation, or action.

June 4, 2014 Applicant Public Hearing Attendance

In the May 23" email from Mr. Bialas, it is explained that on June 4, 2014 the applicant, Mr.
William Crown, a town Westridge resident, will be traveling and Mr. Bialas is in Chicago and
cannot easily attend the June 4™ public hearing. Staff offered that given the lack of issues at
the preliminary review, we did not believe this would be a problem. We also noted,
however, that should issues arise at the hearing that were not anticipated, planning
commission public hearing consideration and any formal action might have to be continued
to a future planning commission meeting. It is possible the Dr. Gandy might, however,
attend the 6/4 hearing.

Ordinance Requirements

Section 18.22.030 of the zoning ordinance permits the proposed uses in the A-P zoning
district subject to the granting of a conditional use permit. In order to grant a conditional use
permit or an amendment to a conditional use permit, the Planning Commission must make
findings in support of the following requirements of Section 18.72.130 (zoning) of the
Municipal Code: ‘

1. The proposed use or facility is properly located in relation to the.community as a
whole and to land uses and transportation and services facilities in the vicinity. -

2. The site for the proposed use is adequate in size and shape to accommodate the
proposed use and all yards, open spaces, walls and fences, parking, loading,
landscaping and such other features as may be required by this title or in the opinion
of the commission be needed to assure that the proposed use will be reasonably
compatible with land uses normally permitted in the surrounding area and will insure
the privacy and rural outlook of neighboring residences.

3. The site for the proposed use will be served by streets and highways of adequate
width and pavement type to carry the quantity and kind of traffic generated by the
proposed use. ‘

4. The proposed use will not adversely affect the abutting property or the permitted use
thereof.

5. The site for the proposed use is demonstrated to be reasonably safe from or can be
made reasonably safe from hazards of storm water runoff, soil erosion, earth
movement, earthquake and other geologic hazards.

6. The proposed use will be in harmony with the general purpose and intent of this title
and the general plan.

7. When this title or the town general plan specifies that a proposed use shall serve
primarily the town and its spheres of influence, the approving authority must find that
it is reasonable to conclude, based on the evidence before it, that the proposed use
will meet a need in the town and that a majority of the clientele of the proposed use
will come from the town and its spheres of influence within the near future, normally
no more than two years. In general, in making such finding, the approving authority
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shall, in addition to other information, explicitly take into consideration all similar uses
in the town and its spheres of influence.

Review and Evaluation

The following comments are offered to assist the Commission in evaluating the request in
terms of compliance with the provisions of Municipal Code (zoning) Section 18.72.130:

1.

Proper Community Location. As evaluated in the September 24, 2007 report to the
planning commission on the original CUP request, the A-P use of the property and
existing buildings is in general conformity with the provisions of the town’s general plan
and A-P zoning district. It is adjacent to other professional and commercial uses and
immediately southeast of the parcel approved for development of higher residential
density seniors housing and office uses, i.e., the Sausal Creek, project (CUP X7D-139).

. These adjacent conditions remain as they were in 2007. Thus, it appears that proposed

amended CUP can still be found to be properly located to serve the community.

Adequate Site. As concluded with the 2007 CUP evaluation and action, the site is
adequate for the currently allowed medical uses, and the proposed personal office
spaces and request to allow other professional offices should result in little change or
impact relative to the adequacy of the site. Specifically, it is noted that if the entire site
floor area of 1,600 sf area were devoted to professional office use, other than medical or
dental, the required parking would be 1 space for each 200 sf, or 8 parking spaces. The

-original CUP site plan identifies space for 26 parking spaces. If the site accommodated

even up to four doctors and one personal office, the required parking would be five
spaces for each doctor and one to two spaces for the personal office (i.e., taking into
account maximum occupancy), or a total of 21-22 parking spaces. Thus, there is
sufficient parking to accommodate the site floor area and likely any mix of professional
office, personal office or medical office use.” Further, as evaluated in 2007, the previous
site dental uses, including demands on the septic system, were more intense than the
2007 authorized medial/ psychiatric care uses. The current possible mix of uses as
presented in the April 23, 2014 letter from Mr. Bialas, clarified with the 5/23 email from
Mr. Bialas, and including the descriptions with the proposed zoning permits, should
result in even less intense use than the 3 medial practices authorized with the 2007 CUP
approval, that were in place on the site until March of this year.

In addition to the above, it is noted that Section 18.54.052 of the zoning ordinance sets
floor area limits by use that were adopted to, in part, help define the scale of use that
would be more tailored to local service. For an individual professional office, the
maximum for any one office is 1,500 sf and for a single medical office, the limit is 2,000
sf. For a personal office, the office ¢an be no smaller than 150 sf and no larger than 350
sf and occupied by no more than two persons. Again, as presented with the CUP
amendment request, both the zoning permit requests and the residual office spaces with
common areas do not come close to conflicting with any of the zoning ordinance floor
area limits.

Thus, given the above and history of site use without issues, we believe the site can be
found adequate relative to the proposed CUP amendment.

Adequate Local Streets. The site has frontage on Portola Road, an arterial street, and
is adequately served by this Road. In fact, the general plan and Village Square Area A
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plan provide for professional office uses of the proposed density at this location and
identify no need for road improvements to serve the anticipated intensity of use.

4. Impact on Abutting Property. There should be little if any change from existing
conditions in terms of impacts on abutting property. Further, the intensity of activity
associated with the proposed scope of uses should actually be less than the level of site
activity authorized with the zoning permits issued in 2007. Thus, considering the history
of site use it should be possible to conclude the proposed use permit amendment and
the requested zoning permits should have little potential for impacting abutting property.

5. Safety from Natural Hazards. As evaluated in 2007, the site is partially within the San
Andrea Fault setback zone, and it appears that neither of the existing structures is within
the 50-foot setback zone from the mapped known fault trace. This is the setback area
were buildings for human occupancy are prohibited. Both structures are single story and
of typical residential construction and such structures are permitted within the 50 foot to
125 foot setback area from the mapped known trace. The site is not within a mapped
floodplain. There has, however, been flooding in the general area, but most of the
flooding has been downstream of the site. Thus, it appears that the site is generally safe
from natural hazards.

6. Conformance with the Zoning Ordinance and General Plan. Based on the foregoing
analysis, and the evaluation contained in the record of the 2007 CUP application review
and approval, it appears that the current requests can be found to conform to the
provisions of the general plan and zoning ordinance

7. Services to the Town and its Spheres of Influence. As presented in the use permit
amendment request, the list of proposed uses including existing allowances for medical,
dental and psychiatric care, and proposed professional office (e.g., attorney, wealth
management) and personal offices, would be, at least in concept, viewed as those the
zoning ordinance would deem consistent with local service needs. Further, considering
the floor area restrictions that apply to the parcel, the uses would have to be rather
limited in size. In addition, the proposed personal office use, and related Crown zoning
permit, meet the zoning ordinance tests for local service, by definition. Also, the data
provided by Dr. Gandy, including the April 18, 2014 clarifying letter, include the type of
information the town would normally expect receive to allow for a conclusion that the use
does meet the test of service to the local community. Any other specific zoning permit
request for professional office or a medical office use would need to provide similar
demonstration before any permit were issued.

Environmental Impact—CEQA Conclusions
The project is categorically exempt as not héving a potential for a significant affect.on the

environment under Section 15301., Existing Facilities, and Section 15305., Minor Alterations
~inland Use Limitations, of the California Environmental Quality (CEQA) guidelines.
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Recommendations for Action

Unless information presented at the public hearing leads to other determinations, the
following actions are recommended:

1.

Environmental Impact. Move to find the project categorically exempt pursuant to
Sections 15301 and 15305 of the CEQA guidelines.

CUP Amendment Request. Move to approve attached Resolution No. 2014-2, making
required CUP findings and conditionally granting the requested Conditional Use Permit
amendment. (The recommended permit conditions include those for ensuring proper
site maintenance over time. They are basically an “on-going” extension of the original
permit conditions and are not intended to reflect or suggest any site problems or issues
at this time or the need for any corrective actions. They are only to provide a basis for
the town and the permit holder to have ongoing communication and for the town to
ensure compliance with town standards over the long term of site occupancy and use.)

Zoning Permit for Dr. Gandy psychiatric care. Move to approve the zoning permit for
Sara Gandy, MD, for the uses described in the April 12, 2014 zoning permit application,

. as clarified in the April 18, 2014 letter to then Deputy Town Planner Karen Kristiansson.

The use shall be for Suite B.

Zoning Permit for personal office use by William Crown. Move to approve the
zoning permit for Mr. Crown, for personal office use as described in the April 14, 2014
zoning permit application. The use shall be for either Suite A1 or A3, with the suite
selection to be identified for the zoning permit record prior to occupancy to the
satisfaction of the Town Planner.

TCV

Attachments
Encl.

CC.

Interim Town Planner

Town Attorney

Mayor

Public Works Director
Town Council Liaison

Town Manager '
Applicant



RESOLUTION NO. 2014-2

RESOLUTION OF THE PLANNING COMMISSION OF THE
TOWN OF PORTOLA VALLEY GRANTNG MR. WILLIAM
CROWN AMENDMENT TO CONDITIONAL USE PERMIT X7D-
167 FOR MORIDIFCATIONS TO THE RANGE OF PERMITED
PROFESSIONAL, PERSONAL AND MEDICAL OFFICE USES AT
THE EXISTING FACILITIES AT 828 PORTOLA ROAD ROAD

WHEREAS, Mr. William Crown, a Portola Valley resident, has applied for
amendments to Conditional Use Permit X7D-167 regulating office uses in the existing two
office buildings, totaling 1,600 sf, located on the .49-acre A-P (Administrative Professional)
zoned property at 828 Portola Road (APN: 076-261-060); and,

WHEREAS, the requested amendments are to specifically expand the allowed
scope of office uses beyond the currently identified medical, dental, and psychiatric care
uses to include professional offices and personal offices as defined in the A-P zoning
provisions of the Portola Valley Municipal Code; and

WHEREAS, the amendments were preliminarily considered at publicly noticed
Planning Commission meeting on May 21, 2014; and

WHEREAS, the Planning Commission conducted a duly noticed public hearing on
the amendment applications at the regular Commission meeting of June 4, 2014; and

WHEREAS, the during the course of the public hearing, the Planning Commission
heard and considered reports from the Town Planner and public lnput and evaluations of
the amendment application; and

WHEREAS, based on the evaluations in the staff reports it has been determined
that the project is a minor change to the existing facilities and includes, with new use
permit conditions, minor changes to land use limitations, the project can be found to be
Categorically Exempt from the provision of the California Environmental Quality Act
(CEQA), pursuant to CEQA Sections 15301 (existing facilities) and Section 15305 (minor
alterations to land use limitations); and

WHEREAS, at the June 4, 2014 public hearing, the Planning Commission
considered the information presented with the May 29, 2014 report from the Town Planner
and public comments and closed the public hearing.

NOW, THEREFORE, be it RESOLVED that the Planning Commission:

1. Finds the project Categorically Exempt from the provision of the California
Environmental Quality Act (CEQA), pursuant to CEQA Sections 15301
(existing facilities) and Section 15305 (minor alterations to land use limitations;
and

Planning Commission Resolution No. 2014-2, CUP X7D-167 Page 1



2. Makes the findings to support the use permit amendments as set forth in in the
May 29, 2014 staff report; and

3. Approves the amendment to Conditional Use Permit X7D-167 subject to the
Conditions set forth in attached Exhibit A to this Resolution.
PASSED AND ADOPTED at the regular meeting of the Planning Commission of the Town
of Portola Valley on June 4, 2014.
For:
Against:

Absent:

By:

Chair Gilbert

Attest:

Karen Kristiansson, Interim Town Planner

Planning Commission Resolution No. 2014-2, CUP X7D-167 Page 2



ExHiBIT A. PLANNING COMMISSION RESOLUTION NoO. 2014-2
Conditions of Approval
Crown Professional Office Uses, 828 Portola Road
(APN: 076-261-060)
Conditional Use Permit X7D-167
As Amended June 4, 2014

. The existing two buildings, totaling 1,600 sf of floor area, on the subject .49 acre parcel
may be used for medical, dental and psychiatric care offices and for professional and
personal office uses consistent with the A-P Administrative Professional, zoning
provisions or the Portola Valley municipal code (i.e., Section 18.22.030.C., D., G. and I)
and as generally described in the following documents:

March 23, 2014 CUP Amendment application and April 23, 2014 letter from applicant
representative Michael Bialas describing intended uses, and as further clarified
by Mr. Bialas in a May 23, 3014 email from Mr. Bialas with the clarifications
recorded in the May 29, 2014 staff report.

April 22, 2014 floor plan for the suite layout for the 1,400 sf site building

Site Survey, Lea & Braze Engineering, Inc., 9/17/07

September 17, 2007 site plan depicting the on-site parking layout.

Subject to the other conditions and limitations of this permit, two of the three suites
identified as A1, A2, and A3 on the April 22, 2014 floor plan may be used for personal
offices.

. This amended conditional use permit is issued to William Crown. The permit, however,
shall run with the property and be binding on any future owner. If there is any change in
ownership, the town shall be notified as soon after the ownership change as possible but
no later than 60 days after a new owner is in place. Mr. Crown or any future owner of
the property shall be responsible for any town costs associated with the periodic review
of the CUP permit or any other town reviews required by permit conditions.

. Zoning permits shall be required for all individual uses proposed for the site. Such
"permits shall be evaluated by the Town Planner for conformity with the provisions of this
permit and the general plan and zoning ordinance requirements for service to the local
community. The Town Planner may refer any zoning permits application to the planning
commission for review and approval.

. This permit shall be reviewed periodically by the planning commission, but no less
frequently than every five (5) years. The permit holder shall be responsible for all town
costs associated with such review. ‘

. Any exterior changes to the buildings on the property, including repainting, shall be
subject to ASCC review for conformity with this permit and the provisions of the zoning
ordinance, general plan and town design guidelines. Any signage or exterior lighting
proposals shall be subject to prior review and approval by the ASCC. Further, exterior
lighting shall be at all times maintained in conformity with town exterior lighting standards
" and policies to the satisfaction of the Town Planner.

. Within six months of approval of this amendment an up to date detailed site plan, with
complete up to date floor plan data for the two buildings and site parking data, shall be

Exhibit A. Planning Commission Resolution No. 2014-2,CUP X7D-167 Page 1



provided to the satisfaction of the Town Planner. (Note: the infent of this condition is to
only provide a more accurate, up to date record of site conditions with the sale of the
property and changes in site uses.)

7. The site shall be maintained at all times in good condition. In particular, the drainage
course along the property shall be maintained and managed to avoid any conflicts with
town drainage and water quality control standards and the site shall be monitored to
identify and remove any invasive plant materials. A plan and program for such site
management and maintenance shall be provided to the satisfaction of the Town Planner
within three months of the first occupancy of the building and shall include a process and
timeframe for regular reporting to the Town. This process shall be complied with to the
satisfaction of the Town Planner.

8. The septic system on the property shall continue to be maintained in good order and
periodically the permit holder shall have the system professionally inspected to verify it
remains in proper condition. Reports from such inspections shall be provided to the
Town Planner upon request. [f the system encounters problems these shall be
corrected in accord with applicable town standards and regulations.

Karen Kristiansson, Interim Towh Planner

Exhibit A. Planning Commission Resolution No. 2014-2,CUP X7D-167 Page 2



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Tom Vlasic, Town Planning Consultant

DATE: May 17, 2014

RE: Preliminary Review, Request for Amendment to Conditional Use Permit

(CUP) X7D-167, Professional Office Uses and Personal Offices, and
Zoning Permits for Personal Office (Crown) and New Psychiatric Care Use
(Gandy), 828 Portola Road, Crown

Background and Request

This is a preliminary review of the subject application to amend CUP X7D-167 that regulates
professional office uses on this .4-acre, 21,000 sf, Portola Road property (see attached
vicinity map for location and attached survey of the property relative to the existing
buildings). The property is in the A-P, Administrative Professional, zoning district and the
property and existing structures, with specific uses, were afforded zoning conformity with
issuance of the subject CUP on December 5, 2007. The total floor area is approximately
1,600 sf. The staff report considered by the planning commission prior to the 12/5/07 action
is attached, as is the December 18, 2007 letter to the then property owner Dr. Robert
Conlon, confirming the planning commission CUP approval.

The 2007 planning commission action limited the professional offices uses to medical,
dental and psychiatric care. With the CUP action, three zoning permits were issued for
doctors specializing in psychiatric care and a floor plan for the offices was included with the
permits. The CUP permit was exercised and the buildings upgraded to serve the new uses
and meet contemporary building code provisions. The three doctors occupied the building
until March 8 of this year.

The property was purchased by Mr. Bill Crown, a town resident, in October 2013. Some
background on the current ownership and termination of the previous doctors’ leases is
explained in the attached April 13, 2014 létter from Mr. Michael Bialas, the property owner
representative. The letter also explains the current request to amend the CUP to expand
the possible range of professional office uses and to also allow for personal offices as
defined in the zoning ordinance. Also requested is approval of two zoning permits, one for
Mr. Crown’s personal office use and the other for a specific psychiatric care use. In addition
to the April 23, 2014 letter, the following materials have been submitted in support of and to
clarify the request: -
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-Floor Plan, 4/22/14 (attached), identifying the office suites referenced in the 4/23/14
letter from Mr. Bialas

CUP Amendment Application, 3/23/14

4/23/14 Zoning Permit application (attached) for Mr. Crown’s personal office use (163
sf or 172 sf)

4/14/14 Zoning Permit application (attached) for Sara Gandy, M.D., psychiatric care
(195 sf or 203 sf). To clarify the application, Dr. Gandy has provided the
attached April 18, 2014 letter.

With the CUP amendment application, i.e., in the 4/23/14 letter from Mr. Bailas, the
proposed additional professional offices are identified as an attorney serving local investors
and companies and a “wealth manager.” Specific tenants are not identified at this time, nor
are the office spaces for such uses.

The applications propose no external changes to the buildings or site. The buildings were
improved to serve the previous CUP authorized tenants. Further, the existing parking was
found adequate for the uses. It is also noted that the site is served by a septic system that
has been maintained and was found acceptable for the previous, historic dental use of the
site and for the previous psychiatric uses. The applicant has advised that there have been
no issues with the existing septic system and there is no need for changes to the system
and there are no plans to connect the property to the sanitary sewer in Portola Road.

It is likely that with any new use, new signage would be considered and any signage plan
would need prior review and approval by the ASCC. Other exterior changes are not
planned, but if any were, they would also need, at a minimum ASCC review and approval.

It is also noted that when the 2007 CUP and zoning permits were approved, staff had
advised that for future zoning permits typical review and approval, pursuant to the zoning
ordinance, would be by the Town Planner. The commission, however, determined that all
zoning permits for the site should be reviewed and authorized by the planning commission.
Thus, irrespective of the current use permit amendment request and personal office
amendment and zoning permit applications, the zoning permit for Dr. Gandy could be
considered and acted on by the planning commission without the need for any CUP
amendment.

Preliminary Evaluation

The subject property is within the A-P, Administrative Professional zoning district. Medical
and other office uses are permitted within this district subject to the granting of a conditional
use permit (Section 18.22.030 C. of the zoning ordinance). This section includes the
requirement that the proposed use demonstrate that it would meet the domestic needs of
the residents of the town and its spheres of influences or would provide services to other
business or institutions in the town or its sphere of influences meeting local domestic needs.
The uses must also conform to the floor area limits in the zoning ordinance.

The following preliminary review comments are offered for planning commission
consideration: :

1. Floor area and general CUP limits. The total floor in the main, front, building is 1,400 sf
and the rear building has an area of 200 sf. Currently the buildings are vacant, but with
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a zoning permit could be occupied by medical, dental or psychiatric care uses found to
be consistent with zoning ordinance community service standards and the specific use
floor area limits in Section 18.54.052 of the zoning ordinance. The floor area limit for a
medical or dental office is 2,000 sf, thus the suites in this building and the total floor area
face no constraints relative to the floor area limits.

2. Proposed Dr. Gandy zoning permit. As noted above, the commission can consider and
act on this permit for psychiatric care office use whether or not the requested CUP
amendment is granted. The total proposed floor area for the psychiatric care is 203 sf or
less and well under the 2,000 sf limit for one medical office. Due to the small size of the
practice, its focus and character (refer to 4/18/14 letter from Dr. Gandy), it would seem
possible to issue the permit as requested. It has overall low impact potential and the
scope of the uses and proposed office hours seem to create minimal potential for site or
neighborhood impacts.

3. Proposed CUP Amendment relative to professional office uses. The scope of possible
professional office uses, beyond those medical and dental offices currently authorized, is
limited by the provisions of Section 18.22.030.C. of the zoning ordinance relative to
conditional uses allowed in the A-P district. This section states that the professional.
offices must be found to meet the domestic needs ‘for the residents of the town and its
sphere of influence or provide services to other businesses or institutions in the town or
its sphere of influence meeting such domestic needs. The section also mandates
conformity to the floor area limits in Section 18.54.052 of the zoning ordinance. For uses
like an attorney, wealth manager or other professional office that is not a medical or
dental type use, the floor area limit is 1,500 sf. Any individual use proposed for the
subject buildings would likely not come close to this limit.

The floor area limits were placed in the ordinance to help further identify the scale of a
use that would likely be tailored to serve local needs. It is also noted that CUPs for
office uses don’t have the same “test” as the zoning ordinance requires for office uses in
the C-C district. In that district a CUP request must be very specific as to the proposed
office use, as an office use is not viewed as the primary use for a space in a
“commercial” building. (See also discussion on this matter in the May 16, 2014 staff
report on CUP application X7D-175, Douglas.)

The above notwithstanding, the commission might want the applicant to clarify how
much space is likely to be leased to an attorney or wealth manager. The key matter,
however, will be the demonstration of service to the community, likely through the zoning
permit process that, with the current CUP, must be judged by the planning commission.

4. Proposed CUP Amendment relative to personal office uses. Zoning ordinance Section
- 18.22.030.1., by reference to Section 18.20.030.G., sets the provisions for personal
offices. These provisions state that personal offices can be no larger than 350 sf or less
than 150 sf. Limitations are included on occupancy and parking. Also, section
18.20.030.G.3 states that the spaces for personal offices need to be identified with the
.CUP approval. Section 18.20.030.G.5., however, provides that specific occupancies
shall be reviewed through the zoning permit process.

The proposed CUP amendment with the requested Crown zoning permit indicates that
only one office suite, either 163 sf or 172 sf, would be used for a personal office for Mr.
Crown. This size is just over the minimum for a personal office. The proposed
occupancy is well within the zoning ordinance standards and, since the zoning permit is
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for a resident of the town, there is no requirement for demonstration of service to the
local area, but the potential traffic impacts need to be considered. Given the scope of
the proposed use, traffic should be less than for the medical uses that were found
acceptable for the site and buildings with the existing CUP.

In general, the proposed CUP amendments and zoning permits seem to be consistent with

the reviews and required findings that were achieved with the 2007 CUP actions. We

. would, however, request somewhat more detail as to the scope of the “other” professional
offices uses intended, especially if the desire is to have more than law or wealth
management uses. :

Next Steps

The planning commission should conduct the May 21, 2014 preliminary review and offer any
comments and reactions for consideration by the applicant and staff in process of readying
the proposals for public hearing. Thereafter, the application would be circulated for other
staff members and planning staff would work with the applicant to clarify application details
as noted above. Depending on the preliminary planning commission review, and further
consideration by town staff and committees, it appears that the formal commission hearing
on the applications could be conducted at the regular June 4, 2014 meeting.

TCV
Attach:

cc. Nick Pegueros, Town Manager
Leigh Prince, Town Attorney
Karen Kristiansson, Interim Town Planner
Ann Wengert, Mayor
Craig Hughes, town council liaison
Applicant '
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Karen Kristiansson
Deputy Town Planner
Town of Portola Valley
765 Portola Road
Portola Valley, CA 94028

April 23, 2014
RE: 828 Portola Road ~ CUP & Zoning Permit Application

Karen,

| represent Bill Crown, a Portola Valley resident and owner of the property at 828 Portola Road. Based
on interest from certain tenant prospects, on March 26", we submitted for your review a Conditional
Use Permit Application that would expand the current CUP to allow for business offices and professional
offices. Today, | ask that the CUP be further expanded to meiude personal offices, but first, some
background.

Bill purchased the property in October 2013. At that time, the office suites were occupied by tenants in
the psychiatric and medical fields pursuant to month-to-month leasing arrangements established by the
previous owner. Unfortunately, we were unable to agree on terms for a longer term, more formal
leasing arrangement. The tenants moved out on March 8™,

Bill's involvement in the PV community has resulted in a number of promising leads for replacement
tenants. Sara Gandy is a psychlatrist who treats adolescents and adults and it would seem her use is
consistent with our existing CUP. She will office either in suite B (195 SF) or suite C (203 SF). It's my
understanding Sara has applied for her zoning permit and separately, you'll find Sara’s letter providing
more detail about her practice and planned use at 828 Portola. Two other prospects have shown an
interest in leasing at 828. One prospect is an attorney who considers himself very entrepreneurial,
catering to many local investors and companies, both in the tech and medical area. Another prospect is
a wealth manager who performs sophisticated financial planning to business owners and start-up
founders and employees. In both cases, a low volume of client visits are anticipated. Clients are busy
people often with full travel schedules. After an introductory meeting or two, subsequent interaction is
usually handled over the phone or even at the client’s home. Once we finalize lease terms with these

prospects, they will complete their application for a zoning permit for approval by the Planning
Commission.

Finally, Bill intends to use either suite A1 {172 SF) or suite A3 (163 SF) as a personal office. Bill spends a
great deal of time at our offices in Chicago and he travels a great deal, as a result, he wouldn’t expect to
be at 828 Portola often...perhaps one or two hours a week. He intends to use the office as a guiet
retreat to catch up on his personal matters or make a phone call. Bill will not be employing anyone at
this location nor will there be many visitors to this office, so on most occasions, only one parking stall
will be required for his use.

The property has eleven striped parking spaces on an asphault surface {including two handicapped
stalls} and a gravel area in the rear of the property that could accommodate an additional six parking
stalls.” As a result, the current parking appears adequate, in fact, the aforementioned, low volume uses

would seem ideal for the property and community. :




Both the interior and exterior of the property are in good condition and we're currently not anticipating
any changes,

At this time, we ask your consideration to-amend the current CUP to add administrative-professional
offices and personal offices as allowed uses for the property. Further, we're hopeful the CUP
amendment could be processed at the same time as the zoning permit applications for both Sara Gandy
and Bill Crown.

| welcome any guidance you can provide allowing this matter to move efficiently through the

‘appropriate channels.

M)
. Bialas
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- TOWN OF PORTOLA VALLEY
CONDITIONAL USE PERMIT APPLICAT?ON

FEE _ $39(0  DEPOSIT __ 47,520 !m L
e — | ' HAR 2?20
APPLICATION NO. TOWN OF PORTOLAVALLEY

The uhdersigned hereby makes application for a Conditional Use Permit in accordance with the
provisions of the Zoning Ordinance (Ord.1067- 80) and any amendments thereto, and submxts tha
following information for consideration: . !

1) APPLICANT: NAME: 88" /er‘izﬁé? LLC
STREET ADDRESS: 224 M. LoSlle Steet. Siite 000 C%/cm,«:;, IZ é/(?é;é/
MAILING ADDRESS IF DIFFERENT: ___ .
TELEPHONE: Work: Bl TG0 576, Home:

Fax: ' ' Email: Mézoé?'féﬁfﬁwf/? 6’4/&?@{:}/(0;&1
Authanzed Agent of Owner ___ X ___(If agent, complete item 2)

Applicant is Owner

2) PROPERTY OWNER: 528 /%#a/c e

STREET ADDRESS: 2 _4). Lol Freet-, Suite 1002 ﬁxw{?a 7%y,
MAILING ADDRESS:

TELEPHONE: D T50) 5 /2 Fax:
Email: méraév ;& o0k~ C/{/r:wm oM

3) DESCRIPTION OF PROPERTY: STREET ADDRESS: 828 fbrfple. ?cm? /g»mlwé Zé// Py
SUBDIVISION NAME LOT NO. _ BLOCK NO.
ASSESSOR'S PARCEL NO. O'%s -3¢/ -6 ZONING DISTRICT

4) PROPOSED USE OF PROPERTY: _See_allached narrat7e.

5) ADDITIONAL INFORMATION: List each additional item submitted as part of thi's éppiit_:aticn:

(application continued on reverse side)
N:ATown Forms\CUP Permit App.doe




I, the undersigned, do hereby ceriify that the facts and information contained in this application
are accurate and complete to the best of my knowledge. | declare uncfer penalty of perjury that
the foregoing i zs true and &ec‘t -

Executec7 /7 califomiaon__2/ 'V?’// 7 _ (date).
b ‘7@ —

ignature of agem{ej’ fowner

4} The current conditional use permit for 828 Portola Road allows for “medical, dental, and
psychiatric care offices”. Leases for the previous tenants have expired and they have moved from the
property. Several local prospects have indicated an interest in leasing at 828 Portola; however, in both
instances it would appear necessary fo expand the conditional use permit to allow for “business offices
and professional offices”. One prospect is an attorney who considers himself very entrepreneurial,
catering to many local investors and companies, both in the tech and medical area. Another prospect is
a wealth manager who performs sophisticated financial planning to business owners and start-up
founders and employees. In both cases, a low volume of client visits are anticipated. Clients are busy
people oftenr with full travel schedules. As a result, after an introductory meetmg or two, subsequent
interaction is usually handled over the phone or even at the client’s home.




TOWN OF PORTOLA VALLEY
g@NlNG PERMIT APPLICATION

 FEE DEPOSIT

APPLICATION NO,

'APPLICANT NAME: M‘//,g:},w Crown

ADDRESS: __ 092 A caSull Skree? , Suihe LK, (’Kicz;i}w NPT e Pk
TELEPHONE: Work: 318 - F58 - Yo Home:

Fax: Email:

OWNER NAME: BR8Pkl L

MAILING ADDRESS: 2 M. Lo Salle. Skieet, Suite s, Chico 250 . I cleo!
- TELEPHONE: TIA - TE7D 657 ' Fax; :

Email: méza/«m? LA - u(/wcac:} <o

ﬁESCRiPTiON OF PROPERTY: STREET ADDRESS: &8 /mé.ég @oad’, /Zuré/a M;;//gy
APN: ZONING DISTRICT:

PROPOSED USE: Locsoned 07/742:@

HOURS OF OPERATION:

NUMBER OF EMPLOYEES: e

PRESENT USE: __ f/ﬁi?f(f’*ﬁ/?%f'

|, the undersigned, do hereby certify that the facts and information contained in this apphcatlon are
accurate and complete to the best of my knowledge. | declare under penalty of pex’;ury that the
foregoing is true and correct. Executed at : , Galifornia on

T (sl gnamre of owner or agent)

Ni\Town Forms\ZoningPermitApp.doc




I assume full responsibility for all costs incurred by the Town in processing this application
including, but not limited to charges by the Town Engineer and outside consultants including,
but not limited to, the Town Geologist, the Town Planner, and the Town Attorney. | understand
that | am responsible for payment of the costs involved with this application even though the
property or project may be sold or assigned to other parties. it is my responsibility to have this
agreement replaced by a new agreement if payment responsnbmty is to be transferred to another

party.

The following are examples of billable tasks performed by various staff or consultantpersonnel.
This list is not intended to be complete.

- informal meetings - scheduling

e formal meetings - action letters

- posting - - counter or tE|E.‘phOﬁe explanations

- neighbor inquiries . consultant review of issues and
documents .

- report preparation _ - consultant preparation of documents

- noticing e condition enforcement

- permit issuance - site visits - :

- referral Inquiries ‘ o actions related to vuo;at;ons

- plancheck - building mspectlons, '

NAME AND CURRENT MAILING ADDRESS OF PERSDN TO BE BILLED:
DATE: *‘//2 3 // y
PRINT NAME: /f//?fém / %ﬁé’?f

SIGNATURE: 4/‘///?/\/

ADDRESS: C’C ,Ana/w%fyef an: -
AL A Z'G\SG// - Street, SW/P 05
- Mé‘f\i‘»’;/ﬁf e W‘ v:/\/}{
PHONE: | KD FET . (o7

N:ATown Forns\Statement of Understanding.doc




TOWN OF PORTOLA VALLEY

ZONING PERMIT APPLICATION

A o - A
FEE 210 DEPOSIT &:m%uw S0 - %Qn‘p%d' 1,00
APPLICATION NO.

APPLICANT NAME: __odara) oty D
ADDRESS: __ ' ‘3’2'53 “PW-&QA ‘éﬁﬂa{ ‘-F’ Yo . 9402
TELEPHO!‘;)NMK __-ée%-e (’41*«55 999-2363 ‘Home: “Nebl 4= - 994 - 230,73

naw m{: Fax: %:@sa%:& @wd% Email: qu&) teloud, o
# "*"‘F"-’“’W”% Bt in s my oo haadlu ek

OWNER NAME: _ “ 1200 (?,mu—m
~ MAILING ADDRESS: |
TELEPHONE: __.__ ° - Fax:
+ Emall: ' s |

DESCR!PTION OF PROPERTY: STREETADDRESS $22 Posdals Hoad LY. 04
APN: ZONING DISTRICT:

PROPOSED USE: L@g{cﬁ;ﬁng& ¢ W )

PRESENT USE:

I, the undersigned, do hereby certify that the facts and information contained in this applscatron are
. accurate and complete to the best of my knowledge. | dec] arj under penalty of per;ury @at the
forégoing is true and correct. Executed at . 2 & A , Cahforma on,

(siate)

(signature of ownéfor ageht) -

Wuwi» 5;;4 C;Cgé,wbd“ﬁl@

| TEETVE

APR 142014

TOWN OF PORTGLAVALLEY

NATown Forms\ZoningPermitApp.doc




GOWN of PORTOLA VALLEY

. ‘Town Hall and Offices: 765 Portola Road, E’orto , if?; 94028 Tel: (415) 851-1700 Fax: (415) 8514677

Information Required to Accompany chinqpermit Application

2. Number of amplayees gA;;,Q%

3. Flmor p!an and srie pla \..é&chmdw( %@ EIKW %J.Aﬁajwm

4'. Narrative:

D Houfs of operation QM“ 2"‘,?{“.

-Describe in detail how your bus;ness can serve the >
“frequently recurring needs” of Pormla Valley residents. M
Weed oo + S ables (Biortts 1ould

Address the Town requirement that at Eeast 50% of your

business be derived from area residents. gﬂ)) \F’W& Vaﬁb’j’

-Provide a detailed description of the ﬁa'ture of your

business. J ‘ﬁ(b ;Z_U
beruggr Wg W“"?f who. ;Q%




SARA GANDY, M.D.

April 18,2014 ,

Karen Kristiansson E @ E ﬂ w E
Deputy Town Planner

Town of Portola Valley APR 2 42014

765 Portola Road |

Portola Valley, California 94028 § TOWH f‘*ff TONTO VAL Y |

i

wend

Dear Karen Kristiansson,

My family resides in Portola Valley and my children attend Portola Valley schools. This
letter is being provided in support of the zoning permit application for use of the
property at 828 Portola Road.

| am a psychiatrist who treats adolescents and adults. | do not require any addidonal
office staff. The practice is 2 concierge type of practice such that | carry 25 active cases
of which, at any one time, 50-75% or say 12-18 of the individual patients or families .
come from the PortolaValley area and its spheres of influence. My practice is quite
similar to the practices that have been at 828 Portola Road in years past, with the
exception that | provide longer appointments and only see at most 5-6 patients in a day.
My practice requires 3 parking spaces, One for myself, one for the patient currently
being seen and lastly, one for the patient who is arriving. My referrals come from local
schools and medical practices within the PortolaValley sphere of influence. Currently, |
anticipate seeing patients in PortolaValley from 9 am until 2 pm on Thursdays and
Fridays. Occasionally,| may need to see a patient after the patient gets out of school in
the later afternoon. Higher profile patients from our community often appreciate a
Saturday appointment to help protect their privacy and | do offer those times when
needed. Although my current practice is on Thursdays Fridays and occasionally
Saturdays, | request approval for more standard hours of operation Le.%am to 5 pm
Monday through Friday and Saturday 9 am to 5 pm in the event that my schedule
changes or should a patient need arise. Thank you in advance for your consideration of
this application.

. Sincerely yours

Sk 2 W\O,

Saréx Gandy, M.D.

Work Straee Worl Clty, Work StareWerk ZIP - T'Work Phone  ¥Work Fax Phone W Work URL




December 18, 2007

Dr, Robert Conlon
828 Portola Road
Portola Valley, CA 94028

Re: Conditional Use Permit X7D-167, 828 Portola Road
Dear Dr, Conlon, |

The Planning Commission of the Town of Portola Valley at their regular meeting of
December 5, 2007 voted fo unanimously to take the following actions:

1. CEQA Compliance. Moved to find the project categorically exempt pursuant to
Section 15501 and 15305 of the town's CEQA guidelines,

« 2. Conditional Use Permit (CUP) application. Moved to make the findings required
by Section 18.72.130 (zoning) of the Municipal Code and approved the CUP
request for professional office uses on the subject site subject as described in the
following application documents; '

October 19, 2007 revised application submlttal letter from Robert D, Conlon,
D.D.5 setting forth the list of desired/possible professional office uses as
being limited to medical, dental and psychiatric care activities.

Site Survey, Lea & Braze Engineering, Inc.,

September 19, 2007 letter from Dr. Conlon, with site plan depicting the on-site
parking layout and floor plan of the existing bulldings that are In medical
use. . :

The approval CUP approval Is subject to the following conditions:'

a. Zoning permits shall be required for all individual uses proposed for the site.
Such permits shall be evaluated by the Planning Commission for conformity
with the provislens of this permit and the general plan and zoning ordinance
requirements for service to the locele community, If the existing part time
psychiatrist use In the rear building Is planned to continue, a zoning permit
shall be requested for the use within three months of the approval of this use
permit, '

b. This permit shall be reviewed periodically by the planning commission, but no

less frequently than every three years. The applicant shall be responsible for
all town costs associated with such review.
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. Any exterior changes to the buildings on the property shall be subject to

ASCC review for conformity with this permit and the provisions of the zoning
ordinance and general plan. Further, any signage or exterior lighting
proposals shall be subject to review and approval by the ASCC,

. Within six months of use permit approval, a professionally prepared, detalled

site plan shall-be provided to the satisfaction of the ASCC that clearly defines
all site conditions, including landscape areas, and provides for enhanced

* landscaping over time as determined necessary by the ASCC. The site plan

and landscape plan shall provide for protection of the conditions atong the
drainage course are removed and replaced with approptiate native plant
materlals. Further, the site plan shall provide for organization of the parking
areas -so that, to the extent possble; the scope of Impervious surfaces
assoclated with the existing rear parking aréa can be reduced. Once the
accurate and detalled site plan is approved by the ASCC, it shall be
implemented within six months of the approval to the satisfaction of planning
staff.

. A plan showing all existing and any proposed exterior lighting shall be

prepared to the satisfaction of the ASCC within six months of use permit
approval. The plan shall provide for removal or replacement of any existing
lighting that Is inconsistent with town lighting policies and regulations and
such removal shall be completed within six months of lighting plan approval

“to the satisfaction of planning staff, '

Within six months of use permit approval, a plan identifying actions that can
be taken to enhance the sustainable, i.e., “Green,” aspects of site use and
improvement shall be developed 1o the satisfaction of the ASCC. This plan
shall include a timetable for Implementing the identified sustainable actions.

. Within six months of use permit approval, a site drainage plan shall be

prepared to the satisfaction of the public works director. The plan shall
identify provisions for protecting the drainage course along the west side of
the property and for ensuring proper site dralnage and compliance with town
water quality and eroslon control standards. The drainage plan shall include
a timetable for any necessary improvements and once the plan is approved it
shall be implemented to the satisfaction of the public works director,

. Within three months of use permit approval, the applicant shall provide for a

review of the existing bulldings by the town's bulilding official to determine if
any of the existing improvemerits made without bullding permits. need to be
corrected to conform to code requirements. This inspection and any
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necessary corrective actions shall be completed, with appropriate building
permits, within six months of use permit approval to the satisfaction of the
building official, If, however, internal changes to the building are proposed
to accommodate any new town authorized use, the time frame for
compliance with this condition may be extended as determined appropriate
by the buillding official, '

3. Zoning Permit for psychiatric care. Moved to approve the zoning permit for
David Brian Wexler, MD, Bao Chang, MD, and Daniel Cole, MD for the uses
described in the statements from the doctors dated September 13, September 16
and November 7, 2007. The approval Is granted subject to the condition that

. after two years of the uses being In place a report shall be provided to the
planning commission demonstrating that the majority of the client base is from
the town and its spheres of inflience or that at least there had been significant
progress toward this service Jevel. Based on this report and other adjustments
determined necessary for compllance with the provisions of the general plan and
zoning ordinance. The applicants shall be responsible for all town costs
assoclated with this two year review,

If you have any questions or comments regarding the above, please do not hesitate to
contact me. You can reach me directly at (650) 851-1700 extension 12.

Sincerely,

P anning Manager

cc:  John Conlon
David Brian Wexler, MD. Inc.
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428 Portola Rd,

Portola Valley, CA 94078
650 831t

650 B51-8754

Robert D. Conlon, D.D.S,, 0oy,
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10/19/07 : 0T 10 g
Leslie Lambert ' REC&:! VED
Planning Manager ‘
Town of Pottola Valley .

765 Portola Rd. ‘
Portola Valley CA 94028

Dear Ms. Lambert:

T wish to update my letter of 8/13/07 for the use permit application. T request
the property at 828 Portola Road be designated as 2 professional building with
the professional uses to include medical, dental and psychiatric care.

Robert . Conlon, I‘).D.S.
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November 29, 2007
MEMORANDUM |
To :  Planning Commission
From : Tom Vlasic, Deputy Town Planner

Subject : Conditional Use Permit X7D-167, Professional Offices for Medical, Dental, and
Psychiatric Care, and Zoning Permit for Psychiatric Care Uses,
828 Portola Road, Conlon :

Request, Background, Preliminary Planning Commission Review & ASCC Consideration

This request is for Conditional Use Permit (CUP) approval to allow for continued
professional office use on the subject .49 acre, 21,200 sf, Portola Road property {see attached
vicinity maps for location). The proposal requests permission to continue to use the two
existing site buildings and other improvements on the subject property, essentially as they
currently exist, for professional medical, dental and psychiatric care activities. Such uses
haveexisted at the site since prior to town incorporation, but without benefit of a use
permit. The following attached materials describe the CUP application as it is currently
before the planning commission:’ ' .

October 19, 2007 revised application submittal letter from Robert D. Conlon,
D.D.S. setting forth the list of desired/possible professional office uses as
being limited to medical, dental and psychiatri¢ care activities, '

Site Survey, Lea & Braze Engineering, Inc, '

September 19, 2007 letter from Dr. Conlon, with site plan depicting the on-site
parking layout and a floor plan of the existing buildings that are in
medical use

In addition to the use permit request, a concurrent request has been made for approval of a
zoning permit for psychiatric care uses that are proposed to occupy most of the building
space under the terms of the new use permit, when granted. The specific uses requested
under the zoning permit are for David Brian Wexler, MD, Bao Chang, MD, and Daniel Cole,
MD. The uses are described in the following three attached statements from the doctors
dated September 13, September 16 and November 7, 2007. The three doctors would occupy
the larger of the two buildings on the property. At this time the rear building is used part
time by a psychiatrist. Whether or not this use would continue should the use permit be
granted and the new uses are in place has, according to statements from the applicant, yet to
be determined,

Assuming the planning commission can make the required use permit findings and also
find the specific uses acceptable, as evaluated below, the commission should first act to
approve the CUP request and then act on the zoning permit application.

On October 3, 2007, the planning commission condtcted a preliminary review of the
proposals. The attached September 24, 2007 staff report prepared for the 10/3 meeting
provides a review of the applications and of existing and proposed site conditions. The
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report also describes conformity of the, existing and proposed conditions with the general
plan, Village Square Area Plan, and zoning ordinance, including the provisions of the A.P,
Administrative Professional, zoning district, in which the subject property is the located. As
pointed out in the report, the proposal is to preserve the site in essentially its current
condition and the existing improvements are, for the most part, within the basic zoning
limits for such uses in the A-P district. In fact, the only non-conformity is with respect to
building encroachment into the required side yard setback area. This is a condition that can
remain, but the non-conformity cannot be  increased. Further, if the buildings were
remodeled or renovated to an extent exceeding 50% of their value, they would then be
required to conform to the ordinance standards existing at that time.

During the course of the 10/3 preliminary review meeting, commission discussion focused
for the most part on the proposed new psychiatric care uses and also on the list of uses
i

proposed in the initial application submittal. As noted above, the applicant provided the
attached 10/19/07 letter limiting the proposed uses as suggested by the commission at the
10/3 meeting. In addition, the attached November 7, 2007 statement from the three doctors
has been provided to respond to questions and comments from commissioners offered at
the preliminary review meeting,

At the conclusion of the 10/3 preliminary review, commissioners appeared to indicate that,
with some additional clarification of the proposed uses, it might be possible to find that in
time the proposed psychiatric care services could meet the 50% test relative to local clientele.
It was noted, however, that the commission would likely want to reserve the right to review
the client base in two years to ensure that in fact the 50% service was achieved or at least
there had been significant progress toward this service level. Commissioners also indicated

“that the proposed intensity and character of site use, as explained at the meeting and
confirmed in the 11/7/07 statement, appeared low and with little potential for traffic or
other site or area impacts, '

On November 26, 2007 the ASCC reviewed the design aspects of the proposal. In this case,
the only plans are to leave the conditions outside of the two buildings essentially as they are
today. Thereis likely to be some interior work to accommodate the new doctors should the
zoning permit be approved. The ASCC considered the attached staff report dated
November 21, 2007 and concurred with the recommendations in it relative to phased
development of detailed plans to address site plan, landscapihg, drainage, sustainability
and building code matters. The applicant was at the ASCC meeting and appeared agreeable
to the recommendations in the 11/P 21 report, but did clarify that the most recent survey of
the property demonstrated that the parcel area was actually .49 acres and not 41 acres as
shown in previous town file documents. The applicant also commented that most all site
landscaping is with native materials, but that tlgere are some invasive plants along the
drainage course that are to planned be removed and replanted with appropriate natives. It

was agreed that this would be addressed with the landscape plan recommended in the

11/21 staff report. The matters set forth in the staff report are included in the recommended
conditions of use permit approval presented at the end of this report.

Ordinance Requirements

Section 18.22.030 of the zoning ordinance permits the proposed uses in the A-P zoning
district subject to the granting of a conditional use permit. In order to grant a conditional
use permit, the Planning Commission must make findings in support of the following
requirements of Section 18.72.130 (zoning) of the Municipal Code:




Conditional Use Permit A7D-167, Conlon, 828 Portola Road, November 29, 2007 Page 3

1. The proposed use or facility is properly located in relation to the community as a
whole and to land uses and transportation and services facilities in the vicinity.

2. The site for the proposed use is adequate in size and shape to accommodate the
proposed use and all yards, open spaces, walls and fences, parking, loading,
landscaping and such other features as may be required by this title or in the opinion
of the commission be needed to assure that the proposed use will be reasonably
compatible with land uses normally permitted in the surrounding area and will
insure the privacy and rural outlook of neighboring residences.

3. The site for the proposed use will be served by streets and highways of adequate

width and pavement type to carry the quantity and kind of traffic generated by the
proposed use, '

4. The proposed use will not adversely affect the abutting property or the permitted use
thereof. ' '

5. The site for the proposed use is demonstrated to be reasonably safe from or can be
made reasonably safe from hazards of storm water runoff, soil erosion, earth
movement, earthquake and other geologic hazards.

6. The proposed use will be in harmony with the general purpose and intent of this title
and the general plan.

7. When this title or the town general plan specifies that a proposed use shall serve
primarily the town and its spheres of influence, the approving authority must find
that it is reasonable to conclude, based on the evidence before it, that the proposed
use will meet a need in the town and that a majority of the clientele of the proposed
use will come from the town and its spheres of influence within the near future,
normally no more than two years. In general, in making such finding, the approving
authority shall, in addition to other information, explicitly take into consideration all
similar uses in the town and its spheres of influence.

Review and Evaluation

The following comments are offered to assist the Commission in evaluating the request in
terms of compliance with the provisions of Municipal Code (zoning) Section 18.72.130:

L

Proper Community Location. As evaluated in the September 24, 2007 report to the
planning commission, the use is located in conformity with the provisions of the town’s
general plan and A-P zoning district. It is adjacent to other professional and commercial
uses and immediately southeast of the parcel approved for development of higher
residential density, seniors housing, i.e., the Sausal Creek, Lodato project (CUP X7D-
139). Thus, it appears that proposal can be found to be properly located to serve the
community, ‘

Adequate Site. The site is adequate to accommodate the existing and proposed uses as
evaluated in the September 24, 2007 staff report. The buildings that exist are within the
floor area limits for the property and the site {s adequate to accommodate required

access and parking. It was noted at the 11/26 ASCC meeting that with development of

the staff recommended detailed and accurate site plan, it should be possible to actually
better organize the existing parking area so that some impervious surface areas could be
decreased and more land opened for on-site percolation of storm water and landscape
additions. Thus, it appears possible to find the site adequate for the proposed uses.
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3.

Adequate Local Streets. The site has frontage on Portola Road, and arterial street, and
is adequately serve by this Road. In fact, the general plan and Village Square Area plan
provide for professional office uses of the proposed density at this location and identify
no need for road improvements to serve the anticipated intensity of use.

Impact on Abutting Property. There should be little if any change from existing
conditions in terms of impacts on abutting property. Further, the intensity of activity -
associated with the psychiatric care uses should actually be less that the current level of
site activity. Thus, considering the history of site use and with the conditions outlined in
the 11/21 report to the ASCC, it should be possible to conclude the proposed use permit
and the requested zoning permit should have little potential for impacting abutting
property, _

Safety from Natural Hazards, The site is partially within the San Andrea Fault setback
zone, and it appears that neither of the existing atructures are within the 50 foot setback
zone from the mapped known fault trace. This is the setback area were buildings for
human occupancy are prohibited. Both structures are single story and of typical
residential construction and such structures are permitted within the 50 foot to 126 foot
setback area from the mapped known trace., The site is not within a ma ped flood

lane. There has, however, been flooding in the general area, but most of the flooding

as been downstream of the site. Thus, it appears that the site is generally safe from
natural hazards.

Conformance with the Zoning Ordinance and General Plan. Based on the foregoing
analysis, and the evaluation contained in the September 24, 2007 staff report, it appears
that the requests can be found to conform to the provisions of the general plan and
zoning ordinance '

Services to the Town and its Spheres of Influence, As presented in the use permit
request, the list of proposed uses, i.e,, medical, dental and psychiatric care would be, at
least in concept, viewed as those the zoning ordinance would deem consistent with local
service needs. Further, considering the floor area restrictions that apply to the parcel,
the uses would have to be rather limited in size. The existing dental office use has been
at this location for a very long time and has obviously been of significant service to the
local community. This use could continue under the proposed permit and would
appear to meet the test of local service. If, however, the use is changed as proposed with
the psychiatric care zoning permit, then the commission needs reach consensus that the
new uses, in a reasonable period of time, will be able to meet the test of majority local
service.. As discussed above, the three doctors have clarified the use in the 11/7/07
statement and with this information and the commission suggested, two year review
period, it may be possible for the commission to make the necessary findings regarding
service to the local community.

It is also noted that apiiicant has made no decision yet regarding the continuance of the
existing part time Esyc: iatrist use in the rear building. If this use is planned to continue,
a zoning permit should be requested so that appropriate determinations regarding the
use can be made. Typically, such a zoning permit review would be a staff function.

Environmental Impact

The project is categorically exempt as not having a potential for a significant affect on the
environment under Section 15301. Existing Facilities, and Section 15305. Minor Alterations
inland Use Limitations, of the California Environmental Quality (CEQA) guidelines.
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Recommendations for Action

Unless. information presented at the public hearing leads to other determinations, the
following actions are recommended: '

1. Environmental Impact. Move to find the project categorically exempt pursuant to
Sections 15501 and 15305 of the CEQA guidelines.

2. CUP Request. Move to make the findings required by Section 18.72.130 (zoning) of the
Municipal Code and approve the CUP request for professional office uses on the subject
site subject as described in the following application documents:

October 19, 2007 revised application submittal letter from Robert D. Conlon,
D.DS. setting forth the list of desired/possible professional office uses as
being limited to medical, dental and psychiatric care activities,

Site Survey, Lea & Braze Engineering, Inc,

September 19, 2007 letter from Dr. Conlon, with site plan depicting the on-site
parking layout and a floor plan of the existing buildings that are in
medical use

The approval CUP approval should be subject to the following conditions:

a. Zoning permits shall be required for all individual uses proposed for the site. Such
permits shall be evaluated by planning staff for conformity with the provisions of
this permit and the general plan and zoning ordinance requirements for service to
the local community. Planning staff may refer the zoning permits to the planning
commission for review and approval. If the existing part time psychiatrist use in the
rear building is planned to continue, a zoning permit shall be requested for the use
within three months of the approval of this use permit.

~b. This permit shall be reviewed periodically by the planning commission, but no less
frequently than every three years. The applicant shall be responsible for all town
costs associated with such review, ~ :

¢ Any exterior changes to the buildings on the property shall be subject to ASCC
review for conformity with this permit and the provisions of the zoning ordinance
and general plan. Further, any signage or exterior lighting proposals shall be subject
to review and approval by the ASCC.

d. Within six months of use permit approval, a professionally prepared, detailed site
plan shall be provided to the satisfaction of the ASCC that dearly defines all site
conditions, including landscape areas, and provides for enhanced landscaping over
time as determined necessary by the ASCC. The site plan and landscape plan shall
provide for protection of the conditions along the drainage channel along the west
side of the property and ensuring that any exotic or invasive plants within the
drainage course are removed and replaced with appropriate native plant materials.
Further, the site plan shall provide for organization of the parking areas so that, to
the extent possible, the scope of impervious surfaces associated with the existing rear
parking area can be reduced. Once the accurate and detailed site plan is approved
by the ASCC, it shall be implemented within six months of the approval to the
satisfaction of planning staff,
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e, A plan showing all existing and any proposed exterior lighting shall be prepared to
the satisfaction of the ASCC within six months of use permit approval. The plan
shall provide for removal or replacement of any existing lighting that is inconsistent
with town lighting policies and regulations and such removal shall be compleated
within six months of lighting plan approval to the satisfaction of planning staff.

f. Within six months of use permit approval, a plan identifying actions that can be
taken to enhance the sustainable, i.e., “Green,” aspects of site use and improvement
shall be developed to the satisfaction of the ASCC, This plan shall include a
timetable for implementing the identified sustainable actions.

g. Within six months of use permit approval, a site drainage plan shall be prepared to
the satisfaction of the public works director. The plan shall identify provisions for
protecting the drainage course along the west side of the property and for ensuring

proper site drainage and compliance with town water quality and erosion control

standards.  The drainage plan shall incdude a timetable for any necessary
improvements and once the plan is approved it shall be implemented to the
satisfaction of the public works director. '

h. Within three months of use permit approval, the applicant shall provide for a
review of the existing buildings by the town’s building official to determine if any of
the existing improvements made without building permits need to be corrected to
conform to code requirements. This inspection and any necessary corrective actions
shall be completed, with appropriate building permits, within six months of use
permit approval to the satisfaction of the building official. If,. however, internal
changes to the building are proposed to accommodate any new town authorized use,
the time frame for compliance with this condition may be extended as determined
appropriate by the building official.

Zoning Fermit for psychiatric care, Move to approve the zoning permit for David Brian
Wexler, MD, Bac Chang, MD, and Daniel Cole, MD for the uses described in the

statements from the doctors dated September 13, September 16 and November 7, 2007.

The approval is granted subject to the condition that after two years of the uses being in
place a report shall be provided to the planning commission demonstrating that the
majority of the client base is from the town and its spheres of influence or that at least
there had been significant progress toward this service level. Based on this report and
review, the commission reserves the right to terminate the zoning permit or require
other adjustments determined necessary for compliance with the provisions of the
general plan and zoning ordinance. The applicants shall be responsible for all town
costs associated with this two-year review,

TCV

attachments

encl,

cc. Planning Manager

- Town Attorney

Mayor
Public Works Director
Town Council Liaison
Town Administrator .
ASCC Chair

Applicant
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November 21, 2007
MEMORANDUM
To : ASCC
From : Tom Vlasic, Deputy Town Planner

Subject : Agenda for November 26, 2007 ASCC meeting

5a. CONDITIONAL USE PERMIT APPLICATION X7D-167, PROFESSIONAL OFFICE USES
828 PORTOLA ROAD, CONLON ’

The planning commission is in the process of reviewing the subject conditional use
permit (CUP) application for professional office uses on this 41 acre, 17,860 sf, Portola
Road property (see attached vicinity maps for location). The commission conducted a
preliminary review on October 3, 2007 and concluded that permit processing should
continue, but also requested some additional clarifications from tﬁe applicant and,
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specifically, from the doctors who intend to occupy the existing offices on the subject
property. .

The attached September 24, 2007 report describes the request and was prepared for the
October 3, 2007 preliminary planning commission review. As is noted in the report,
from a practical perspective, the application is to afford zoning conformity for a site
that has been in professional office use since prior to town incorporation. The site has
accommodated medical/dental uses and, overtime, the town has issued permits for
remodeling, signs, etc. assoclated with what was considered a preexisting, non-
conforming use. These previous actions did not include any expansion of the floor area
or other significant changes. Until this request, a CUP, however, had yet to be applied
for or granted to an applicant for any specific use of the property. A

At this time the applicant is not proposing any external changes to the existing
structures, on-site circulation, site access, parking, landscaping or exterior lighting,
Further, the primary focus of planning commission discussion was on the services to-
the community to be provided by the proposed new medical uses. The attached
October 19, 2007 letter from the applicant and November 7, 2007 statement from the
dactors proposing to occupy the space were provided to address some of the concerns .
from the 10/3 preliminary review. While planning commissioners indicated that it
appeared possible findings could be made to support the proposed medical services to
the community, the commission would likely want to consider a two-year review
period to evaluate the progress the doctors have made in increasing the local dient
base.

The primary focus of the ASCC review should be to identify any design concerns that
should be highlighted for consideration by the planning commission in concluding the
public hearing and acting on the CUP application. This hearing is tentatively
scheduled to start on December 5, 2007. The following comments are offered to assist
the ASCC in developing comments for planning commission consideration.

1. Conformity with basic zoning provisions. As noted in the 9/24/07 report to the
planning commission, it appears that the existing site improvements and proposed
uses conform to the floor area, parking and other basic zoning ordinance standards,
There are some building yard setback encroachments, but these are considered
preexisting, nonconforming conditions that can remain as long as the
encroachments are not increased; and, again, with this application there are no
proposals for expanded floor area or building additions.

The existing structures are actually more residential than professional office in
nature and the design appears appropriate for the neighborhood and other area and
site conditions. If any exterior changes are eventually proposed they should be to

* the satisfaction of the ASCC. Further, any signage proposals should be to the
satisfaction of the ASCC.

2. Landscaping/site plan. Eventually, a professionally prepared, more detailed site
plan should be provided that clearly defines all site conditions, including landscape
areas, and provides for enhanced landseaping over time. The key issues are
protection of the conditions along the drainage channel along the west side of the
property and ensuring that any exotic or invasive plants are removed and/or
replaced over time. The accurate and detailed site plan should be provided within
six months of any action on the use permit and the plan should be implemented
within a specific time period, e.g,, six months of landscape plan approval. :
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3. Exterior lighting. A plan showing all existing and any proposed exterior lighting
should be prepared to the satisfaction of the ASCC within six months of use permit
approval. The plan should provide for removal or replacement of any existing
lighting that is inconsistent with town lighting policies and regulations,

4. Sustainability aspects of project. A plan identifying actions that can be taken to
enhance the sustainable, i.e.,, “Green,” aspects of site use and improvement should
also be developed to the satisfaction of the ASCC within six months of use permit
approval. This plan should include a timetable for implementing the identified
sustainable actions.

5. Drainage. There have been continued issues with the drainage course along the
western boundary of the property. The site plan should identify provisions for
protecting this drainage course and for ensurin proper site drainage. The drainage
plan should be developed within six months o? use permit approval, and include a
timetable for any necessary drainage improvements. This plan should be to the
satisfaction of the town public works director.

6. Building code conformity. During the course of staff discussions with the
applicant on this project, it has been determined that some interior building
modifications were likely made without benefit of building permits. Further, it is
likely that some internal improvements will be needed to support the new medical
uses; In any case, as a condition of the use permit, a review of the e;dﬁﬁng‘buildjngs
by the town’s building official should take place to determine if any of the existing
improvements made without permit need to be corrected to conform to code
requirements. This inspection and any necessary corrective action should be
completed, with appropriate building permits, within six months of any action to
approve the requested use permit.

Prior to completing review and comments on this request, ASCC members should visit
the project site, consider the above data and any new information presented at the
November 28, ASCC mesting,

TCV

endl.

c¢.  Planning Commission Liaison Town Council Liaison Mayor
Planning Manager Applicants




following should be included as conditions of any action to approve the use permit
application:

¢ Prior to reopening of the market, the landscape plans, including the modifications
presented on the plan considered at the 11/26/07 ASCC meeting, should be revised to
ensure that the mix of plant materials and, particularly screen trees, is consistent with
town landscape guidelines and policies and appropriate for site and area conditions.
Specifically, evergreen trées and other plantings should be used in the proposed rear
parcel mound area for screening of views from the properties along Nathhorst Avenue.

A mix of evergreen and deciduous trees and shrubs should be used in the planting strip
in the new rear parking area.

* The proposed rear elevation of the market building should be revised according to
Options A, C and D considered at the 11/26/07 ASCC meeting. Option A is dependent
on demonstration that vines can be established on the rear of the building successfully
and in a relatively short period of ime. Options C and D or some variation of these, e.g.,
A & D, would, however, be required if the ASCC condudes the vine option would not
achieve the desired screening in an appropriate time period, :

e, Prior to reopening of the market, detailed plans for bicycle parking area(s), and access to
such parking area(s), should be prepared and implemented. :

¢ Prior to reopening of the market, a detailed plan for outside seating and food
consumption areas should be provided and implemented to the satisfaction of the
ASCC. The plan should include both benches and some tables.

Al signs should be subject to ASCC approval, Further, any plans for outside placement
of food displays, news racks, etc. should be subject to ASCC review and approval.

Viasic advised that he would inform the planning commission of the ASCC’s
recommendations, '

.......................................................................................................................

.......................................................................................................................

Conditional Use Permit Application X71)-167, professional office uses, 828 Portola Road,
Conlon : .

Vlasic presented the November 21, 2007 staff report on the subject conditional use permit
(CUP) application for professional office uses, He revised the comments offered during the
planning commission’s October 3, 2007 preliminary review of the proposal and advised that
the ASCC should offer input that the commission could consider in conducting the public
hearing on the application, tentatively scheduled for December 5, 2007,

ASCC members considered the September 24, 2007 staff report, containing the key
application proposal documents, and the November 21, 2007 staff report prepared for the
November 26 ASCC review. In particular, ASCC members considered the specific
recommendations for CUP conditions outlined in the 11/21 report.

Katy Conlon and John Conlon, applicants, were present and offered the following

* comments and clarifications on the request: :

ASCC Meeting November 26, 2007 Page 6
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* Although the town'’s files contain data on the subject parcel indicating a parcel area of

41 acres, the recent site survey by project engineer Lea & Braze Engineering, determined
that the actual area is .49 acres.

* The dental praci:ic'e moved into the building over 40 years ago and the site has been
maintained in a residential character, even though it has been in a professional office
use. :

* The site has been landscaped mainly with natives and the plan for the front yard area
was prepared several years ago by Danna Breen, and was implemented as planned.

¢ There are some non-native, invasive plants that have established themselves along the
drainage course and the intent is to remove them as soon as possible and replace them
with appropriate native species.

* Pleased to hear of the town’s plan to open the creek thmugh the town center. This will

slow the speed of storm waters through the area and help slow the erosion on
downstream parcels. '

¢ Existing site lighting is minimal and intended onl y for safe use at night.

* The conditions suggested in the staff report have been reviewed and there is no concern
with them.

Public comments were requested, but none were offered.

ASCC members briefly discussed the project and agreed with the recommendations set
forth in the staff report relative to possible CUP conditions addressing signage,
professionally prepared site plan, landscaping, exterior lighting, sustainability, drainage
and building code conformity. Warr commented that the recommendations regarding a
professionally prepared site plan would provide the opportunity to better organize the on-
site parking and to, hopefully, reduce the amount of impervious surface on the site. Breen
advised that she had provided landscape services for the property, but a number of years
ago.

Following discussion, ASCC members concurred that the planning commission should be
advised of the ASCC’s support for the project subject to the conditions recommended in the
‘November 21, 2007 staff report. Vlasic stated he would inform the planning commission of
the ASCC's comments. .

Approval of Minutes

Clark moved, seconded I:::{y Breen and passed 4-0-1, approval of the November 12, 2007
meeting minutes as drafted,

Adjournunent

There being no further business, the meeting was adjourned at 9:11 p.m.

T, Viasic "N}

ASCC Meeting November 26, 2007 Page 7
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GOWN of PORTOLA VALLEY

Toweny Hall: 265 Porcols Ruad, Portola Valley, CA MO8 Tol: (050) 5511 7o Pixy oSt 83 L4070

September 24, 2007

MEMORANDUM
To ¢ Planning Commission
From : Tom Vlasic, Deputy Town Planner

Subject :  Preliminary Review, Conditional Use Permit Application X7D-167,
Professional Office Uses, 828 Portola Road, Conlon

Request and Background

This is a preliminary review of the subject conditional use permit (CUP) application for
professional office uses on this 41 acre, 17,860 sf, Portola Road property (see attached
vidnity maps for location). From a practical perspective, the application is fo afford zoning
conformity for a site that has been in professional office use since prior to town
incorporation. The site has accommodated medical/dental uses and, overtime, the town
has issued permits for remodeling, signs, etc. associated with what was considered a

preexisting, non-conforming use. These previous actions did not include any expansion of
the floor area or other significant changes, Until this request, a CUP, however, had yet to be
applied for or granted to an applicant for any use of the property.

The following attached materials describe the subject CUP application:

August 14, 2007 application submittal letter from Robert I, Conlon, D.ID.S. setting
forth the list of desired/ possible professional office uses, ,

Vicinity maps, August 2007, prepared by staff including map depicting approximately
locations of required yard and fault line setbacks, . ‘

Site survey, Lea & Braze Engineering, Inc, .

September 19, 2007 letter from Dr, Conlon, with site plan depicting the on-site parking
layout and a floor plan of the existing building that s in medical use.

One of the key reasons the applicant is now seeking the use permit for conforming status is
because he is pursuing lease of the building to a new tenant. With the lease, the current
dental offices would change to offices serving three independent medical practitioners {ie.,
three psychiatrists), with one support staff person for the three doctors. Since the lease
discussions have progressed to a significant point, a zoning permit for the new medial uses
has also been applied for. The attached statements from Dr. Brian Wexler describe the
proposed uses and are in support of the proposed zoning permit. The first statement,
received 9/13/07 discusses the practices and the second, dated September 16, 2007 responds
to questions raised by staff for statement clarification. ‘

(It should be noted that the statement received 9/13/07 has a “confidential” statement on
the bottom of the page. In raising questions on this statement, we advised the applicants
and proposed tenants that the statement would need to be part of the public record when
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presented to the planning commission for consideration. They have acknowledged and are
aware that the materials are part of the public record.)

During the course of initial discussions with the three psychiatrists and Dr. Conlon, we
advised that for the desired change a use &ermit would be needed. Once the application
was filed, staff has continued to work with the applicant and potential tenants to ensure
application completeness and to assemble materials for planning commission preliminary
consideration. While we now believe data is sufficient for the preliminary review, more
detailed plans relative to existing and proposed site conditions and usage would be
developed to clearly define the proposed permit provisions, including changes to the floor
plans to accommodate the new doctors, specifics relative to on-site traffic flow and parking,
and details associated with any other exterior changes such as lighting, landscaping or
signage. It should also be noted that the new doctors would occupy the roughly 1,400 sf
front building on the property, and that some time period would be necessary for transition
from the existing dental use to the new use. The rear, 400 sf building would continue to be
used, in part, for storage. - It currently also contains approximately 200 sf of floor area
devoted to what we understand is a “part” time use by a different psychiatrist. The
conditions associated with this use and whether or not it will continue, are stll being
evaluated by the applicant. ' ’

At this point, the applicant and the doctors associated with the proposed new medical use
have made it clear that no new floor area is proposed or desired. The plan is to only
reconfigure the existing space to meet the needs for the new practices and, particularly
address handicap access requirements, ‘

It is also noted that during the course of discussion with the applicant, we understand that
certain “improvements” have been made over time to the structures on the parcel, but not
all may have had the benefit of required permits. This will need to be fully reviewed during
the course of use permit evaluation and may led to specific conditions that would need to be
addressed in any plan for interior remodeling of the building.

In any case, it is our understanding that the proposed psychiatric use would preserve the
exterior site in essentially its current condition and no significant changes are desired or
planned. A copy of the air photo of the area, in addition to the enclosed plans will be
available for reference at the preliminary review meeting, '

Preliminary Evaluation

The subject property is within the A-P, Administrative Professional zoning district. Medical
and other office uses are permitted within this district subject to the granting of a
conditional use permit (Section 18.22.030 C. of the zoning ordinance). ‘This section includes
the requirement that the proposed use demonstrate that it would meét the domestic needs
of the residents of the town and its spheres of irifluences or would provide services to other
business or Institutions in the town or its sphere of influences meeting local domestic needs.
The uses must also conform to the floor area limits in the zoning ordinance.

The following preliminary review comments are offered for planning commission
consideration:

s The total floor area devoted to medical use would appear to be the 1,400 sf in the front
building and 200 sf for the existing medical use that might remain in the rear structure.
This has yet to be finalized. The floor area limit for a medical or dental office is
restricted to 2,000 sf. Thus, if this were considered a single use, or separate individual
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practices per doctor, the proposal would conform to the floor area use restrictions in
Section 18.54.052 of the zoning ordinance,

* No new floor area is proposed. The current existing building area is very close to the .13
FAR limit for the property, but likely somewhat below it. Final calculations can be run
when accurate outside dimensions of the buildings are available,

* The zoning ordinance requires five parking spaces for each doctor. If there were four
doctors than 20 spaces would be required, The preliminary parking analysis provided
by the applicant suggests that the current site conditions could accommodate 26 parking
spaces. It is also noted that the submittal suggests that the patient turnover would ba
less than might be expected with dental or other more conventional medical service
providers. The parking layout has yet to be evaluated against all site conditions and the
zoning standards, but it appears that parking compliance should be possible.

¢ The site, immediate road system and general area conditions appears appropriate
relative to accommodating the proposed use. It has contained medical uses for a long
period of time without any adverse impact on the site or adjoining properties. Further,
both the general plan and zoning ordinance provide for professional office use on the
property. The Village Square Area Plan designates the property for community service
uses and the text states that the community service uses “appear appropriate and should
be allowed to continue or be replaced with other office uses.” -

* The scope of existing/ proposed site improvements and site conditiong appear to be
generally acceptable in terms of general plan and zoning ordinance tﬁmvisiﬁnv As with
all office use proposals, however, the finding related to service to the community (ie.,
specifically CUP finding 7 of attached Section 18,72.130) becomes the more significant
test. First, the list of proposed possible uses set forth in the applicant’s application
statement is fairly broad and may even be found to extend somewhat beyond the uses
listed in the zoning ordinance. For example, “consulting scientists” and “Venture
Capital” would have to be very limited in scope to meet the local service test and, at
least by category, we wonder if they are fully consistent with the uses listed in the
zoning ordinance for the A-P district (copy attached). In any case, the commission
should consider the proposed list of uses and provided any appropriate reactions,
comments and suggestions.

Specifically, with respect to the proposed zoning permit for the three doctors, the
intensity of the use seems consistent with general plan and zoning provisions and
related traffic, noise, lighting, proposed hours of operation, etc., should not present any
issues or concerns, The key consideration is service to the residents of the town and its
spheres of influence. We reviewed the initial statement from the doctors and requested
additional clarification in an attempt to provide as'much data as possible to help the
commission consider the proposal, It is clear that currentl » the local clients served do
not represent 50% of the clients of the practices, They statements explain the unique
nature of the practices and how the 50% level might be reached with significant local
referrals. The statement also provides some characterization of the “unmet need” in the
doctor’s area of “sub=spedalization.” The commission will need to review this and
likely discuss the service matter in some depth with the applicants at the October 3
meeting and provide reactions, questions, etc. as appropriate,
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Next Steps

The planning commission should conduct the October 3 preliminary review and offer any
comments and reactions for consideration by the applicant and staff in process of the yse
permit application review. Thereafter, the application would be drculated for consideration
by the ASCC, and other staff members an committees and staff would work with the
applicant to clarify application details as noted above. Depending on the preliminary
planning commission review, and further consideration by town staff and comunittees, it
appears that the formal commission hearing on the request would likely not be until a
meeting in November or early December, '

o N
Attach:

cc.  Angela Howard, Town Administrator
Sandy Sloan, Town Attorney
Leslie Lambert, Planning Manager
Ted Driscoll, Mayor _
Maryann Derwin, town coundil liaison
Applicant -
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828 Poriola Rd. .
Pottola Velley, CA 94008
650 8510321

630 8531-87%4

Robert D. Conlon, D.D.S,, Inc.

LR o I NP

OWN oF p,
September 19, 2007 ORTOLA VAL,
Tom Viasic | N2 10 200
R Ty ME kg
T WE g
Dear Tom: o ’

Attached please find a parking diagram for our office, We have 19,496 square feat of tang
that is not occupled by our buildings, If each parking space is considered fo be 97 X 18 {or
162 square) foet, then In theory, we have space for 120 parking spaces or ‘aigles’. We have
attached & proposed plan showing the approximate parking spaces (unmarked) “of choice®
traditionally used depending upon the namber of patients end/or doctors preseat, Seldom baa

even half this number been utllized,
Also attached iy a dingram indioating building messureroents,

Sincerely, E
» Iy
Pl ] %2
Robert D Conlon, D.D.S.

Attachments: 2 papes

.'UI‘."‘.U.'l.‘l(.’.‘.l\ll&.‘l
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Vicinity Map

Conditional Use Permit X7D-167, Conlon

Scale: 1" = 100 feet

828 Portola Road, Town of Portola Valley
August 2007




MEMORANDUM
TOWN OF PORTOLA VALLEY

TO:
FROM:
DATE:

RE:

Planning Commission
Karen Kristiansson, Interim Town Planner
May 29, 2014

Draft 2014 Housing Element

The attached full draft of the 2014 Housing Element Update includes the following
sections, each of which the Planning Commission has discussed at earlier meetings.

Evaluation of the 2009 Housing Element (discussed 5/21/14)

Population, Employment and Housing (discussed 4/2/14)

Constraints on Housing (discussed 5/21/14)'

Sites Suitable for Housing (discussed 3/5/14)

Goals and Policies (discussed 5/7/14)

Programs (discussed 412114, 3/5/14, 2/5/14, 1/15/14, 12/18/13, 12/4/13, 11/20/13)

These sections have been revised to reflect comments provided at the Planning
Commission’s earlier meetings, but are substantially similar to the drafts that were
presented at those meetings.

The few items that have been added or changed include the following:

1.

Goals and Policies, which have been updated by the subcommittee to
incorporate additional language from the Ad Hoc Housing Committee Report.
This language was developed to be consistent with the high-level language of
general plan policies and also with potential state reactions in mind.

In terms of the Ad Hoc Housing Committee’s specific recommendations
concerning future expenditure of funds for land or housing construction, the Town
Council is scheduled to discuss a proposed process that would be used in the
future for the acquisition of land and construction of buildings for any Town
purpose, including housing. A Town-wide notice of the Town Council's June 18"
meeting is being prepared and is scheduled to be mailed the week of June 2.
The notice will clearly identify that the Town Council will be discussing both the



draft housing element as recommended by the Planning Commission and
proposed amendments to the Town's capital asset policy for land acquisition and
construction of buildings.

2. Introduction, including discussions of public participation and consistency with
other general plan elements.

3. Quantified Objectives and Action Plan, which follow from the site inventory and
programs sections of the housing element.

Next Steps

The Planning Commission should review the full draft of the housing element and
provide comments at the June 4, 2014 meeting, focusing on the three new/revised
sections listed above. Typographical or minor editorial comments can be provided prior
to or immediately following the meeting. Staff will then revise the housing element
based on the Planning Commission’s comments, and the Town Council will review and
discuss the revised housing element at a special meeting on June 18.

After the Town Council has completed its review, staff will incorporate any revisions and
submit the draft housing element to the California Department of Housing and
Community Development (HCD) for review.

cc. Town Planner
Town Manager
-Town Attorney
Mayor
ASCC
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Housing Element

Introduction

2400

2401

2402

2403

~ by the San Mateo County

es the success of the previous
using in the town, constraints on the

Building on this foundation,
own with regard to housing
ng, and especially

The housing element of the general plan
housing element, the need for and status
provision of housing, and sites available for ho (
the element sets forth the goals and policies of t
and establi grams to increase the supply of h

element addresses Port lley’s share of regional housing need as determined
gion allocation process for the 2014-2022 planning

period.

The element begins with an evaluation of the current housing element, which was
adopted in 2009. Many programs from that element have been continued into the
current housing element. Most of the continued programs have been updated and
changed in response to situations the town has encountered over the years in
implementing the programs.

Next is a detailed examination of population, employment and housing conditions
and trends in Portola Valley. The primary findings of this section are that there is a
need for additional affordable housing for the elderly and for people who work in

~town.
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2405

2406

2407

Public Participatlon' )

2408

The constraints analysis looks at both governmental and nongovernmental
constraints. While there are a number of relatively minor constraints, the main
constraint on the provision of affordable housing in town is the extremely high cost
of land. This high land cost makes it unlikely that any nonprofit housing developer
would be able to produce affordable housing, or even a mixed income
development, if the developer had to pay the full land cost. As a result, this
element includes programs that are intended to mitigate or work around this
constraint.

n sites available for
at, as a result of the town’s
le for housing to meet the

In the site inventory section, information is provi
development in town. This section demonstra
housing programs, there are sufficient sites
town’s share of the regional housing need \

The town’s goals and policies for housing developmen
followed by detailed descriptions of the programs and qu:
included in the element. The action plan then summarizes th
need to take to implement the programs and describes the exp

wn are then presented,
fied objectives

ictions the town will
d results.

This housing element i even programs:

1) Inclusionary Housing
2) Affiliated Housing

3) Second Units

4) Shared Housing

5) Fair Housing
Conservation and Sustainabil

ntial Housing Programs

lan at the end of the element spells out the steps that need to be
plement the program, and when each step should occur during
2014-2022 planning period.

nally, an Action |
en in order to

thé inder of t

During the housing element update process, the town posted information on the
town’s website, held 10 advertised and open study sessions on various portions of
the housing element, distributed information through the Town’s e-Notification
system to anyone who expressed an interest in housing, mailed postcards to all
town residents, and posted information on the Portola Valley Forum, an active list
serve with over 2,300 members.

Town staff also participated in the 21 Elements housing element efforts in San
Mateo County. This included attending panel discussions focusing on developers,
housing advocates and funders, special needs and sustainability. In addition,

Portola Valley General Plan Housing Element, June 4, 2014 Draft 4



information about the town’s housing element update process was provided to
local housing advocates and stakeholders through the 21 Elements list serve and
more widely to the stakeholder list developed by the 21 Elements effort.

The draft housing element has been available at Town Hall and at the library, as
well as on the website. Town residents and others interested in housing in Portola
Valley have had the opportunity to comment both at meetings and in writing.
Comments provided at the public study sessions were used to refine the Goals and
Policies section and the Programs section of the 2014 Housing Element in
particular.

Consistency with Other General Plan Elements

2409 This element and the adopted elements of4 Plan have been compared
5

for consistency, and no conflicts have been found. Any, \S\r elements of the
General Plan that are amended during the planning peri”. | be drafted to be
consistent with this housing element. :

Portola Valley General Plan Housing Element, June 4, 2014 Draft 5



Evaluation of 2009 Element

2410

Portola Valley’s current housing element was adopted in 2009. The element has
thirteen programs, which are described and analyzed below.

Program 1: Inclusionary Housing Requirements

2411

2411a

Status

2411b

2411c

This program requires that 15% of the lots in new subdivisions be deeded to the
town for affordable housing. Each lot can be developed with two to four housing
units. The lots are to be improved and ready for development as an integral part of
the subdivision. As an incentive, a density bonus of 10% is also provided.
Subdividers of sites with fewer than seven lots pay a fee in lieu of providing a lot,
while subdividers of sites with seven or more lots pay a fee for fractional lots.
These in-lieu fees are placed in a restricted fund titled the Inclusionary Housing In-
Lieu Fund for affordable housing ms and projects.

In 2009, the Town held title to fo in the Blue Oaks subd|V|S|on Wthh had

had been unable to find a developer to% nits. The housing element called
for the Town to explore two optlons 1) building the homes on the lots, or 2) selling

To implemepgithi m, the Town first considered the constraints that
developers ha ! ning development of the lots. These constraints

potential sites, but fo at most were constrained by either availability or cost.

In August 2012, the Town entered into a purchase contract for a 1.68 acre, mostly
flat former plant nursery located at 900 Portola Road, on one of the major roads in
town. The Town’s intent was to partner with an affordable housing developer to
build approximately 8-12 moderate income units on the property. The purchase
contract had two major contingencies: 1) that the Town be successful in selling the
four lots in the Blue Oaks subdivision that had been deeded to the Town for
construction of below market rate housing units; and 2) that the property owner of
900 Portola Road provide a relase from the County of San Mateo that hazardous
materials contamination on the property was properly remediated by December
19, 2012. The Town was able to sell the lots in the Blue Oaks subdivision, as is
discussed below, but the contingency for a closure letter relative to the hazardous
materials remediation could not be met. The contract lapsed on December 21,
2012 due to uncertainty as to when the closure letter could be obtained. As of May
2014, the County had not yet issued a letter of closure for the property. Itis now
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2411d

2411e

2411f

Program 2: Multifami

2412

2412a

the Town’s understanding that the property owner and another party have entered
into a purchase agreement for the site and the Town is not actlvely pursuing the
purchase of this property.

As was mentioned earlier, the other contingency was for the Town to be able to sell
the Blue Oaks inclusionary housing lots, and this was completed. This involved
amending the Planned Unit Development Agreement for the subdivision,
processing a lot line adjustment to create two larger lots out of the four smaller
inclusionary housing lots, and finally selling the lots. The sale closed on December
12,2012 and resulted in the Town receiving $2,7 6 net of closing costs, which
was deposited in the Town’s Inclusionary Hous eu Fund.

Because of the sale of the Blue Oaks lots,
900 Portola Road, the upcoming Housing Element e, and the desire to build
community consensus for future affordable housing effarts, the Town Council
created an Ad-Hoc Housing Committee (AHHC) early in 20 e AHHC was
charged with developmg an affordable housmg mission sta t for the town

ies in attempting to purchase

kin May and their report was revie ed by the Town
ounc:l accepted the report and forwarded it to
the Planning Commission ionin draftlng this 2014 Housing Element
Update. The report is avail "

period and was able to make pro y determining that construction of below
market rate units at the Blue Oaks lgcation would not be feasible and selling the

ram 7 of the 2014 Housing Element, the Town will be working

st appproach to using these funds to provide affordable

of eight moderate income households. This housing would
to the housing allocated to the Town for the 2014-2022

This program allows multifamily housing to be built on three sites in town: the
Sequoias, the Priory School, and the Stanford Wedge. Seven housing units have
been built at the Priory School through this program, and eleven more have been
authorized there under the Priory’s adopted master plan.

As was set forth in the adopted 2009 housing element, the town would monitor this
program, work with the Priory towards construction of their authorized housing
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Status

2412b

 2412¢

2412d

2412e

Program 3: Second Units

2413

Status

2413a

units, and also continue to discuss the program with representatives of both the
Sequoias and Stanford.

The Priory School has been working on implementing its master plan as funds allow.
The school has not yet built the eleven housing units authorized by the master plan,
but school representatives have stated that the school does still intend to construct
the housing, although they may first want to amend the master plan to change the
location of the housing, among other things. In any:case, these units are still
authorized through the approved master plan ould be built when the Priory
desires to do so.

Town staff has met with staff at the Sequotas to disel
affordable employee housing on their land and to ex .town support for the

idea. The staff at the Sequoias are going to explore this option with the non-profit
management agency and residents.

with no modifications.

This program allows second units to onstructed throughout most of the town
on lots one acre or larger in size. The2009 called for the town to take four actions
to further encourage second units and in¢rease production so that a total of 34
second units would be permitted during the planning period. The four actions

were:

1. Allow staff-level approval of second units created by convertmg space on the
first floor of an existing home;

2. Allow staff-level approval of second units that are 400 square feet or smaller
that do not require a site development permit for grading or tree removal;

3. Develop a second unit manual for homeowners and make it available at
Town Hall and on the town’s website.

4. Increase publicity about second units.

The town has carried out all four of these actions. In January 2011, the zoning -
ordinance was amended to allow staff level approval for units created by
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converting space on the first floor of an existing home, and also for units 400
square feet in size or smaller. The second unit manual is complete and was posted
on the town’s webpage in February 2012. Additional information has been added
to the town’s website about second units, and a handout about second units has
been created and is available at Town Hall.

2413b The table below shows the number of second units that were projected in the
housing element compard to the actual number of permits issued each year:

Year. 2" Units Projected 2" Units Permitted
2008 (6 months) 1

2009 3

2010 8

2011 5

2012 4

2013 8
2014 (6 months) 3 (to date)

TOTAL 32

2413c

2413d

a couple of reasons. First, second units are
iffordable. Second, second units are often

work at the primary reside CE\ As Portola Valley’s population continues to age,
second units may be a desirable way for older residents to remain in town, since
they can rent out one of the homes to relatives or caretakers while living in the
other. Second units are also the only type of affordable housing that is likely to be
provided in Portola Valley by market forces, without a significant subsidy. This
housing element therefore continues the second units program and adds
components to the program to further encourage second units in the town.

Program 4: Waiver of Fees

2414 This program called for the town to amend its fee ordinances to allow fees to be
waived for projects that dedicate at least 50% of units for people with moderate
incomes or below.
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Status

2414a The zoning ordinance was amended to include a fee waiver provision in January
2011.

Program 5: Shared Housing

2415 The town has encouraged residents to participate in the Human Investment Project
(HIP) shared housing program for many years. This program matches people
looking for housing with people who wish to rent rooms in houses they own. The
quantified objective for this program was to pl 0 to three low or very low
income persons in houses in the town each r a total of 10-15 persons
placed.

Status

2415a The town continues to encourage participation in the shar
Housing has conducted some outreach in town, including sen

using program. HIP
information to

about the program at a
town residents call HIP

12415b

2415c

provide information about the program to residents. Even though participation is
low, this program does appear to address a need in the town.

Program 6: Emergency Shelters

2416 This program called for the town to develop and adopt a zoning ordinance
amendment to comply with SB 2.
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Status

2416a The zoning ordinance was amended to include provisions allowing emergency
shelters in January 2011.

2416b The town continues to believe that homelessness, like most housing problems,
needs to be addressed on a regional basis. As a result, the town has been involved
in several regional housing efforts, including HEART (Housing Endowment and
Regional Trust) of San Mateo County.

Program 7: State-Required Density Bonuses

2417 The 2009 housing element stated that th

Id develop and adopt an
ordinance to implement state density bon '

Status
2417a The Town Council adopted an implementation ordinance on 14, 2014.

Pfogram 8: Fair Housing

2418 The town provides infor fair housing services that Project Sentinel

with San Mateo County.

Status

2418a Staff at Pro ine __ have been minimal inquiries about fair
housing issues if. nd discrimination and landlord-tenant problems

Program 9: Removal of Constr to Housing for People with Disabilities

2419 The 2009 housing elementiidéntified several constraints to housing for people with
disabilities and called for four'changes to be made to the town’s zoning ordinance,

as well as adoption of a reasonable accommodations ordinance. The four changes
were:

1. Allow residential facilties for six or fewer people by right, and ensure that the
standards for these facilities are the same as for single family homes, as
required by state law;

2. Allow group homes with seven or more people in the C-C and A-P zoning
districts with a conditional use permit;

3. Update the definitions for residential facilities, group homes, and similar uses
based on the state’s definitions for these uses and the state’s revised definition
of “disability;” and '
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4. Allow access ramps to extend into required yards beyond what is currently
permitted, and allow associated railings to be at least 42 inches in height to be
consistent with Title 24.

Status

2419a These zoning amendments were adopted in January 2011, and the reasonable
accommodations ordinance was added to the town’s zoning code at the same time
as Chapter 18.11.

Program 10: Housing Impact Fee

2420 In order to provide more resources for houSing, the 2009 housing element called
for the town to study the possibility of adopting a housing impact fee.

Status

2420a This work was delayed first to allo  completion of a comprehensive update of

all planning, engineering and building o n 2| nd then to allow staff time to
be focused on the attempt to purchase a's rthe inclusionary housing program
and then to support the Ad Hoc Housing Commiittee. In this housing element, this
program has been combined with the inclusiona _housing program, so that the
town can consider whether or not to adopt an impact-fee at the same time that the

o R ]
¢lusionary housing program.

Program 11: Farm

2420 This program ¢ |
farmworker housir

Status
2420a These zoning amendments were adopted in January 2011.
Program 12: Transitional and Supportive Housing Zoning Amendments

2420 To comply with state law, the 2009 housing element stated that the town would
amend its zoning ordinance to provide that transitional and supportive housing be
treated as a residential land use subject only to those restrictions that would apply
to other residential uses of the same type in the same zoning district.

Status

2420a These zoning amendments were adopted in January 2011.
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Program 13: Continue Existing Energy Conservation Measures and Implement
Sustainability Element

2420 Portola Valley has had regulations that encourage energy conservation for years,
including permitting solar installations, supporting energy efficient design, and
clustered development. The town adopted a Sustainability Element to its general
plan in 2009, which included the energy conservation program from the town’s
previous housing element. The 2009 Housing Element called for the town to
continue existing green and energy conservation measures, and to implement the
Sustainability Element.

Status

2419a In 2010, the town adopted several ordina to energy and resource
conservation. These were a green building ordinance‘tsing the “Build It Green
Green Point Rated” system for new homes, major remodeling projects, and
additions; an indoor water conservation ordinance; and a r.conservation in
landscaping ordinance. The town will be reviewing its green building ordinance in
2014 in light of the changes to CalGreen 2013. ‘

© 2419b The town has also been e energy and water conservation in existing

e California program, California Water

the town’s Sustainability Commj ¥ has also appointed an Ad Hoc
Water Conservation Task Force 1 sficonservation issues, and in 2014

. As aresult, Programs 4, 6, 7, 9, 11, and 12 have been

er need to be included in the housing element. The

grams will all be continued in the 2014 Housing Element, with
discussed above and in the Housing Programs section of this

remaining sey
‘modifications a
element.
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Population, Employment and Housing:
Conditions & Trends

2425

2426

Population Trends

2427

2427a

This section provides information on population trends, employment trends,
housing characteristics, and special housing needs in Portola Valley. The
information is required by state law and provides a context in order to assist the
town in planning for suitable housing in the future.

The analysis shows that there is a particular ne
the elderly and to people who work in the t e proportion of the town’s
population over 64 has risen from about 67 ent in 1960 to 27 percent in
2010, and senior citizens comprise the majotity of [ewer income households in
town. A survey of the town’s largest employers reveals th: t most of the people
who teach the town’s children, work for town government, and provide services for
the town’s senior citizens cannot afford to live in Portola Valley.

ousing that is affordable to

According to the U.S. Census, Portola Valley’s population decreased 2.44 percent
between 2000 and 2010. The table below compares the total population, the
population i quarters, the population in households and persons per
2010. The population in group quarters likely consists

Population in Average
Households Persons per
Household
2000 4,462 70 4,392 © 2.58
2010 4,353 44 4,309 ) 2.47
Note: A group quarters is a place where people live or stay, in a group living arrangement, that is
owned or managed by an entity or organization providing housing and/or services for the residents.
This is not a typical household-type living arrangement. These services may include custodiol or
medical care as well as other types of assistance, and residency is commonly restricted to those
receiving these services. People living in group quarters are usually not related to each other.

Population

Group quarters include such places as college residence halls, residential treatment centers, skilled
nursing facilities, group homes, military barracks, correctional facilities, and workers’ dormitories
Source: U.S. Census.

Changes in the age distribution from 1960 to 2010, as reflected in the U.S. Census,
are shown in the table below. The percentage in all major age groups increased
slightly between 2000 and 2010 except for people under age five and between the
ages of 20 and 44. The percentage of people age 65 and over continues to grow.

Portola Valley General Plan Housing Element, June 4, 2014 Draft 14



These shifts are important to consider both from the town’s housing and other
planning/service factors.

Percentage Distribution by Age Group 1960, 1970, 1980, 1990, 2000, 2010
Age Group 1960 1970 1980 1990 2000 2010
Under 5 11.3 5.1 3.5 5.6 5.0 4,0
5-19 29.2 30.1 22.4 15.2 19.2 20.3
20-44 35.4 32.3 30.5 32.4 21.4 14.3
45-64 17.4 22.3 29.2 28.1 335 34.4
65+ 6.7 10.2 14.4 18.7 21.0 27
. Totals 100.0 100.0 100.0 100.0 100.0 100.0

Source: U.S. Census

Employment Trends

2428

2428a

2428b

2428c

The number of employed residents
2,008 in 2000 to 1,640 in 2010. TH
population of residents aged 65
44,

ola Valley decreased by nearly 20%, from
likely related to the increase in the

older, and the decrease in residents aged 20-

Through the 2008-2012 American Commu
residents reported place of employment. Ap
residents work in town, with another quarter wo
County.

Survey, 1,512 Portola Valley
ately one quarter of these
g elsewhere in San Mateo

1990, 2000 and 2010

1990* | % [2000* | % | 2010%* | %
Portola Valley 17% | 362 | 18% | 373 25%
Rest of San Mateo 27% | 484 | 25% | 357 24%
Outside the County 56% | 1,128 | 57% | 782 52%

Total 100% | 1,974 {100% | 1,512 100%

* Source: 1990 and 2000 U.S. Censtis
*¥Source: 2008-2012 American Community Survey.

The Town Planner estimates that there are likely approximately 1,250 — 1,500 jobs
in town, based on a combination of information from surveys of employers and
census data on the number of self-employed residents, plus a margin for household
staff. This is consistent with the estimate of 1,500 jobs shown for the town in the
Association of Bay Area Governments’ (ABAG) Projections 2013.

Little new office and commercial development is anticipated. Only 18 acres of land
are planned and zoned for commercial and office uses, and most of that land is
developed. The town continues to provide housing for people who work
elsewhere, helping to relieve the jobs/housing imbalance in other Peninsula cities
that have more jobsthan employed residents.
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2428d

Housing Characteristics

2429

2429a

2429

Many employees in town are non-residents, in part because they cannot afford to
live in Portola Valley. In 2004, surveys of the four largest employers in town (the
town government, the school district and two institutional employers) revealed
that only about 4% of those employed in town earned incomes that would be in the
above moderate income category for a family of three, whereas approximately 85%
earned incomes in the very low or low income categories. While these numbers
may have changed somewhat, the overall situation is likely very similar. Unless
employees have other household members who earn significantly more, it appears
that most of those who administer the town’s affairs, teach its children, and care
for its elderly cannot afford to live in town.

mostly on lots ranging
s.are in the older part of

Portola Valley is a community of single family reside
from one to two-and-a-half acres or more. The exceptio
the town that has some lots as small as4,000 square fee three other small
areas with minimum lot sizes of 15,000 or 20,000 square fe Under conditions
specified in the general plan and land use regulations, the tow érmits cluster
development, second unit single-family parcels one acre or larger, shared living
arrangements and ma d (mobile) homes. The location and density of

Accdrding to the California Depar i he number of housing units in
Portola Valley is projected to increaseby 130 from 1,772 in 2000 to 1,902 in 2013,
jarison, actual numbers from the Town’s

g supply between 2000 and 2013 is summarized in the table
the California Department of Finance. According to this

es were added. These estimates mdlcate that Portola Valley
has 38 multi »>UnItS in 2-4 unit structures, and 324 multifamily units in 5+ unit
structures, for a total of 366 multi-family units. Portola Valley does not have a
significant number of multi-family units other than the housing at the Sequoias and
the Priory. The annual housing unit count reported by the California Department of
Finance therefore seems to include the senior housing at the Sequoias and some
housing at the Priory as multi-family units.

Portola Valley General Plan Housing Element, June 4, 2014 Draft 16



Tenure

2429c

2429d

242%e

Housing Units, 2000, 2010-2013

Total Single Multifamily Mobile Occupied

Units Family 2-4 5+ Homes Units
2000 1,772 1,479 0 260 0 1,700
2010 1,895 1,533 38 324 0 1,746
2011 1,898 1,536 38 324 0 1,749
2012 1,900 1,538 38 324 0 1,751
2013 1,902 1,540 38 324 0 1,753

Source: State of California, Department of Finance, City/County Population and Housing
Estimates, 2000-2008, Report E-5.

Tenure of Housing Units: 19¢
Renter-Occupied | Owner- Total Occupied:.
Units Units Units
1980 | 97 (8%) 1,142 ( 239 (100%)
1990 303,,..(19.60%) | 1,327 (81.40%) 0 (100%)
570 1,443 (84.9%) | 1,7 (100%)
1,392  (79.71%) | 1,746 (100%)

F 2 and 2010 U.S. Census SF 1.

S
/ gé. The 2010 Census reports that 70 percent
of the housing units had more rooms (“rooms” do not include bathrooms,
storage areas, or areas separated by less than a floor to ceiling partition). Most
new homes in Portola Valley are now between 5,500 and 6,000 square feet plus
basements. In the past six fiscal years (2007 — 2013), Portola Valley has issued 37
new building permits for additions, indicating that the existing housing stock is also
getting larger.

The U.S. Census defines "overcrowding" as 1.01 or more persons per room in a
housing unit. Under this definition, Portola Valley had 0 overcrowded units in 2010.
Given this information, as well as the small number of units affected and the
generally large size of homes in Portola Valley, overcrowding does not appear to be
a significant problem in the town.
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Housing Condition

2429f

2429g

2429h

Vacancy Rates

2429i

~ Most homes in Portola Valley are in good condition. The 2007-2011 American

Community Survey estimates that all units have complete plumbing facilities and
lists only 148 housing units built before 1940.

Many houses in town are not visible from public roads, making “windshield”
surveys of housing conditions difficult. However, building permit records indicate a
consistently high volume of remodeling and additions. The town issued 303
permits for remodels between Fiscal Year 2008-09 and Fiscal Year 2012-13. In
addition, between Fiscal Year 2008-09 and Fiscal Year 2012-13, a total of 27 homes
were torn down and replaced with new homes.

The high value of properties in the to
over any significant period of time, th
eliminating substandard cond
indicates a significant problem wi

%ﬁeads to a high level of maintenance, and
ivate market appears to be effective in
one of the information available to the town
ousing conditions.

Portola Valley had a 7.9% vacancy rate in 20
of the vacant units were either for rent, for sea
with a few fo or not occupied.

shown in the table below, Most
or occasional use, or “other,”

Occupancy Status of Housing Stock

' Number | Percent

1,895 | 100.0%

1,746 92.1%
149 7.9%
39 2.1%
5 0.3%
For Sale Only 14 0.7%
Sold, Not Occupied 4 0.2%
For Seasonal or Occasional Use 59 3.1%
For Migrant Workers , 0 0.0%
All Other Vacants 28 1.5%

Source: 2010 U.S. Census SF1

Portola Valley’s vacancy rate was higher than in the rest of San Mateo County but
lower than the average rate for California; in 2010, the vacancy rate in San Mateo
County as a whole was 4.9%, and the vacancy rate in the State of California was
8.1%. Unlike in many other communities, foreclosures are not a significant problem
in the town.
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Housing Affordability

2430 As shown in the table below, the average sales price of homes in Portola Valley has
increased significantly over time and is now very expensive. The average home cost
about $1 million in 1996 and over $2 million in 2012.

Average Sales Prices in Portola Valley, Selected Years
Year Number of Average Sales Price 2010
Sales - Constant Value
2012 63 $2,200,000 $2,089;441
2006 -39 $1,872,269 $2,025,097
1996 65 81, 035@ ,, $1,439,257
1986 Not known $1,018,570

Sourcs: Multiple Listing Service (MLS) for areas 261

'262 263, a 265 and Bureau of Labor Statistics
CP! Inflation Calculator S

2430a In the November 11, 2013 Almanac, there were seventeen hc}mes mentioned for
sale. Asking prices ranged from $1.27 million to $13.9 million, and.averaged $4.5
million. This is much hi than the prices from 2009, when the £ebruary 11, 2009
Almanac listed eleven ho or sale in Portola Valley with asking prices between
$1.1 million and $3.95 m raging $2.1 miIIion The February 7, 2001

million and $3.9 million and ;
of prices with those of 2001, th

ion. When comparing the 2013 set
rices have gone up, showing that

\
2430b \ tha quadrupled between 1986 and 2012.

2013 would be considered affordable by

2430c R ing'ih November 2013 included a total of five rental properties listed on

, 3.5 bathroom home. The other three homes listed ranged
for rent per month. For comparison, there were four rental

appear to have'increased, they have not increased as much as the cost to purchase
a home.

2430e The federal government defines “affordable housing” as housing that costs 30
percent or less of a household’s income. The table below shows average salaries for

selected occupations in San Mateo County, together with the affordable monthly
housing cost.
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2430f

2430g

2430h

Average Salaries and Affordable Monthly Housing Costs
in San Mateo County

Annual Salary | Affordable Monthly
Housing Cost

Single Wage Earner

Senior on Social Security $15,000 S375
Minimum Wage Earner $16,640 S416
Plumber $65,200 $1,630
Paralegal 571,300 $1,783
Software Engineer - $110,000 $2,750
Two Wage Earner Households
Min. Wage Earner & Software Engin’r $106,640 $2,666 -
Biochemist & Elem’y School Teacher s, | $156,000 $3,900
Source: Employment Development Departm data for San Mateo county, Mean Annual Wage,
First Quarter 2012

N 3 '
choices. The primary concern is for househ th moderate, low and very low
rket.

. aymg for Housing

Owner-Occupied Percent

<$35,000 incom 83%

$35,000-574,999 64%

$75,000+ 20%
Renter-Occupied

<$35,000 income 101 100%

$35,000-574,999 103 100%

$75,000+ 38 18%

* Overpayment is defined by the US Census Bureau by the percentage of income spent on housing
costs; owner-occupied households that spend more than 38% or renters who spending more than
30% of income on housing costs are considered to be overpaymg

Source: 2011 American Community Survey

This data indicates that there are approximately 601 households in Portola Valley
who are overpaying for housing, including all renters and most owners who have
incomes less than $75,000 per year.
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Special Housing Needs

2431

EIderIy

2431a

2431b

2431d

In addition to being affordable, suitable housing also must meet households’ other
needs. Some special housing needs are defined in the following sections.

The proportion of Portola Valley’s population over age 65 continues to increase, as
shown in the table below. During the last forty years, the percentage of the town’s
population that is over age 64 has more than quadrupled, from 6.7 percent to 27
percent. While this is partly due to the natural aging of the population, the
percentage change is also in part likely due to the high cost of housing, which may
prevent younger people who have not accumulated as much capital or reached
their earnings peak from being able t rd to live in Portola Valley.

Percentage of People Over in 1960, 1969, 1980, 1990, 2000, 2010
Year No. of People Total Population Percent of Total
over Age 64 Population
1960 145 6.7
1969 458 11.9
1980 567 14.4
1990 ' 786 18.7
938 21.0
,173 ' 4,353 27.0

Sources: 1§ djusted by William Spangle & Associates and reported in the 1982
Housing Elemg n?; State D tment of Finance Special Census for 1969 as reported in the 1982
Housing Element. £

The table below shql i me distribution for households aged 65 and older.
mes for elderly households, with nearly a
quarter having incomes $30,000, and almost half having incomes above

$100,000.

Income Distribution for Households Over Age 65 and Older
Income Portola Valley San Mateo County

Below Poverty Level 1% 6%
<$30,000 ' 22% 28%
$30,000-549;999 7% 19%
$50,000-574,999 21% 16%
$75,000-599,999 5% 11%
$100,000+ 45% 26%
Total Seniors 723 55,093

Source: U.S. Census Bureau, 2007-2011 American Community Survey

Most elderly residents in Portola Valley own their homes. Some older residents
may own houses that are bigger than they want or need. Long-term older residents
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2431f

Source: 2011 American Community Survey

often have paid-up mortgages or low mortgage payments and, under Proposition
13 provisions, low property taxes. Some literally cannot afford to move. As they
grow older, some residents will have difficulty maintaining their properties due to
physical or financial constraints. Despite their long-standing ties to the community,
these people may be forced to move out of the area by the shortage of suitable
senior housing in town, in any price range.

Households by Tenure
Owner Households Renter Households
All Ages - 27%
Ages 65-74 18%
Ages 75-84 56%
Ages 85+ 34%

The minimum age to enter is 65, but most people are in their m late 70s when
they enter. The facilityﬁi ared to various
Ievels of need. In 2013 the. ost to enter ranged from $94,500 to $820,900 for

Over 300 people are on the waitin for a place at the Sequoias, indicating a
strong demand for this type of seni using.

People with Disabilities

2431i

The Census Bureau defines disability as, “A long-lasting physical, mental, or
emotional condition. This condition can make it difficult for a person to do activities
such as walking, climbing stairs, dressing, bathing, learning, or remembering. This
condition can also impede a person from being able to go outside the home alone
or to work at a job or business.” Not surprisingly, people over 65 are much more
likely to have a disability.
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The State of California further defines developmentally disabled as a “severe and
chronic disability that is attributable to a mental or physical impairment. The
disability must begin before the person’s 18th birthday, be expected to continue
indefinitely, and present a substantial disability.” Some development disabilities
cause mental retardation and some do not. Common developmental disabilities
include Down’s syndrome, autism, epilepsy and cerebral palsy.

People with disabilities face many challenges when looking for housing may have
unique housing needs. There is a limited supply of handicap accessible, affordable
housing generally, and people with disabilities are also often extremely low income
due to the challenge of securing long-term employment, and to higher medical bills.

Fair housing laws and subsequent federal and state legislation require all cities and
counties to further housing opportunities by identifying and removing constraints
to the development of housing for iadividuals with disabilities, including local land
use and zoning barriers, and to als¢ vide reasonable accommodation as one
method of advancing equal access

SB 812, signed into law in 2010, requires® lements to include an analysis of
the special housing needs of people with dev lopmental disabilities. Additionally,
SB 812 requires that individuals with disabiliti eive public services in the least
restrictive, most integrated setting appropriate totht ir needs

As shownsbelow, a ople with developmental disabilities in Portola Valley live
rdian, and none lives independently or with supportive
re facilities.

ts of People with Disabilities
. Number Percent

Lives with: Portola Valley | County | Portola Valley | County
Parents/Legal Guardian 11 2,289 100% 66%
Community Care Facility . 0 605 ' 0% 15%
Independent/Supportive Living 0 349 0% 2%
Intermediate Care Facility 0 191 0% 10%
Other 0 60 0% 2%
Total 11 3,494 100% 100%

Source: Golden Gate Regional Center
Note: Counts are based on zip codes and may include areas outside of jurisdictional
boundaries

People in Portola Valley also have non-developmental disabilities, such as hearing
disabilities or vision disabilities. Some residents have both developmental and non-
developmental disabilities. According to the 2008-2012 American Community
Survey, 422 people living in Portola Valley suffered a disability. Of the total number
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of disabled people in Portola Valley, 326 were over the age of 65, equaling 77
percent of the disabled population.

In San Mateo County, almost a third of the senior population has some kind of
disability. Eight percent of the total population in the county has some kind of
disability. The most common disabilities in the county are ambulatory disabilities
(four percent of the population) and independent living disabilities (three percent).
The census does not have numbers specifically for Portola Valley because it is too
small, but the percentages are likely similar to the countywide averages.

The town has no data to indicate that housing for disabled persons is a significant
unmet need in town, although the need for accessible housing can be anticipated to
grow as the population ages.

Large Households

2431j According to the 2010 Census, Por average household size of
2.47, which is a slight decrease from he percentage of households
with five or more persons also decrease , from 9.4% in 2000 to 8.9% in
2010.
Most of the housing in town is well-suited to larg ilies. According to the 2008-
2012 Ameri unity Survey, about 67 percentiofthe housing units had 6 or

truction added larger houses to the town, with most
to 6,000 square feet.

Single-Pai‘e
2431k% e or more chiidren under the age of 18,
holds, often have fewer financial resources and
other services than two-parent households.

2431l n Community Survey indicates that there are 39 households
children under 18 years and a female householder with no
husband. there are 26 households with children under 18 years and a
male householder with no wife. A total of 146 children live in these households.
2431m Housing in town is large and often suitable for families with children. Further,

schools, day care, a library, and recreation facilities are all provided in Portola
Valley. There is no information available to indicate an unmet need for housing for
single-parent households with children. However, these households are likely to
benefit from an increase in affordable housing options, including second units.
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Farm workers

2431n

Extremely Low Income Households

24310

2431p

The 2007-2011 American Community Survey 5-Year Estimates shows that zero

Portola Valley residents list their occupation as agriculture, forestry, fishing hunting
and mining. Webb Ranch, on unincorporated land owned by Stanford University, is
the major employer of farm workers in the area. Farm worker housing is provided
on the Ranch. As a result, there is no need for farm worker housing within Portola
Valley. However, to comply with state requirements, the town revised its zoning
code in 2010 to be consist with the requirements of the California Health and Safety
Code Sections 17021.5 and 17021.6 regarding theségulation of farmworker
housing.

the Area Median Income. For San Mateo County, includ rtola Valley, that

Yor below to be
considered extremely low income. Households with extremel g incomes include
those who receive publj sistance, such as disability insurance orgocial security.
However, people with fu jobs can also have extremely low incomes. The
annual income for a full-ti imum wage job is currently $16,640 in California,
and a single person house S5
income,

Existing Needs .
In 2010, there were 125 extremely low income (ELI) households in Portola Valley,

ousing problems, and nearly 17 perc
incomes for housing. ELI households are at risk for homelessness if there are

Extremely Low Income Households’
Renters Owners |- Total
75 50 125
sing Problems™ 17% 19% 38%
Percent with Cest Burden®* 8% 9% 17%
Percent with Severe Cost Burden*** 7% 9% 16%

* Housing problems include the following: 1) housing unit lacks complete kitchen
facilities; 2) housing unit lacks complete plumbing facilities; 3) household is overcrowded;
and 4) household is cost burdened. A household is said to have a housing problem if they
have any 1 or more of these 4 problems.
*¥*A cost burden is defined as a household paying more than 30% of its income for housing.
**¥ A severe cost burden is defined as a household paying more than 50% of its income for
housing.
Sources: CHAS Data Book, accessed at http.//socds.huduser.orq, data current as of 2010.
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2431q ELI owners are more likely than renters to have a cost burden, although
approximately the same percentage of both groups have severe cost burdens.
Because such a high percentage of income goes to housing, ELI homeowners are at
a very high risk for foreclosure.

Projected Needs

2431r To calculate the projected housing needs, the town assumed that 50 percent of its
very low income regional housing needs are extremely low income households.
This resultsin a prbjected need for 10 housing units for ELI households over the
plan period. The main program to provide housing for these households is the
town’s second unit program. In addition, the shared housing program could
provide some housing for this income level, and the housing impact fee could

Homeless
2431s ssCensus and Survey, there were
e Portola Valley is a rural
homeless people may not find
e mid-Peninsula. In the past,
homeless peopl > churches in town for
2431t i homelessness is a regional problem which needs to be

Rehabilitation and Repl

2432 The needs analysis i
housing units. As descr
good and maintenance oc
involvement.

r rehabilitation or replacement of existing
above, the condition of housing units in town is very
rivately, with no known need for government

Affordability for Assisted Housing Developments

2433 The town currently has no housing units subsidized with public funds and therefore
no need to protect the affordability of such units.

Regional Housing Needs Allocation

2434 For each planning period, the state determines how much housing for each income
level is needed in the region. The Association of Bay Area Governments (ABAG)
then usually allocates shares of the regional housing need to the cities and counties
in the region. In the current housing element cycle, all of the jurisdictions in San
Mateo County banded together to form a subregion, which allowed the cities,
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towns and county to allocate the county’s share of housing among themselves. The
table below shows the total housing required for Portola Valley.

Portola Valley’s Regional Housing Need Requirements, 2014-2022
Income Level Units
Extremely Low 10
Very Low _ 11
Low 15
Moderate 15
Above Moderate 13
Total , 64

2434d The table below shows current (February 2008) income limits used to qualify for
assistance from federal and state ho s*»:ﬁ%programs. The income limits vary with
household size. The table lists thé limnits for one-, two-, three-, and four-person

households.
2014 Income Limits (a) and Af%%@@b@ inthly Housing Costs (b)
{ Numberin | Maximum Income Income Categories

Household | & Housing Cost Ex Low ry Low Low Moderate
1 Income Limit $23,750 $63,350 586,500
Housing Cost $594 $1,584 $2,163
2 Income Limit $27,150| $45,250° | $72,400 | $98,900
Housing Cost S679 51,131 $1,810 52,473
3 Income Limit $30,550{ $50,900 $81,450 | $111,250
Housing Cost 5764 51,273 52,036 52,781
Income Limit $33,950| $56,550 $90,500 | $123,600
Housing Cost - 5849 51,414 $2,263 53,090

artment of Housing and Community Development, income limits for San

2434e Id can afford to pay for housing is generally expressed as a

ehold’s income. The percentage itself varies from source to
source, how anging at least from 25 percent to 42 percent. In general, the
trend has been*for the percentage to increase as housing costs have increased. The
table above uses an estimate of 30 percent of income as a guide to affordability and
shows the resulting maximum monthly payment a household in each income
category can afford for housing. These maximums include all housing costs, such as
rent, utilities, insurance, and taxes. The policies and programs in this element are
designed to provide affordable housing within these income limits, which are
updated annually by the California Department of Housing and Community
Development (HCD).

Portola Valley General Plan Housing Element, June 4, 2014 Draft 27



Constraints on Housing

Governmental Regulations and Constraints

2440

Context for Portola Valley’s Development Regulatlohs

2441

2441a

Portola Valley is a rural, low density, town on the fringe of the San Francisco
Peninsula’s urban area. The physical environment of the town is challenging, with
many steep slopes, unstable landslides, and the presence of the San Andreas fault.
Portions of the town lack the infrastructure to support much additional
development. The town’s development regulations are based on these facts.
These development regulations are analyzed bel determine if and how they
constrain the provision of housing. The sectio. describes the ways in which
the town is working to mitigate constraints¢

The town’s low-density development is consistent with cu
the Association of Bay Area Governments that foster a “city

and past policies of
ered" pattern of

contains this statemen nt to the Portola Valley area
Throughout this planniag a re are relatively limited opportunities
to support added populati Most vacant residential land is
located in hillside areas which Iack anmservices and where

environmental conditions
cost units (p. Sub-area 1-2).

nature is consistent with and was partially based on the San
Plan that was in place at the time the town incorporated.

a)
major centers of commerce and industry where coordinated development is
possible and where transportation and other necessary public facilities can
readily be provided.

b) Population density should decrease as the distance from district centers,
industrial areas, and employment centers increases.

c) Population density should decrease as distance from local service facilities
increases.

d) Population density should decrease as steepness of terrain increases.
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2441b

2441c

2441d

2441e

e) The lowest densities and largest lots should occur on steep hillsides or in
mountainous areas where it is necessary to limit storm runoff, prevent erosion,
preserve existing vegetation, protect watersheds, and maintain the scenic
quality of the terrain.

The town’s geologic setting is another major determinant of its policies. Startingin
1965, the town has evolved an innovative and systematic approach to regulating
the development of lands crossed by the San Andreas fault and encumbered with
extensive areas of steep and unstable slopes. The regulations, which have been
used as models for ordinances adopted by other jurisdictions in California and in
other states, control the uses of land and the intensity of development according to
slope and geologic characteristics. The base regulations include a slope-density
system, setbacks from the San Andreas fault and land use limitations based on
landslide hazards. The town has detal@% ault and landslide potential maps to
support the regulations. The maps gan be changed as more accurate and detailed
information from site investigatigiis becomes available.

As the town reaches buildout, the de
geologic regulations. Most of the remain
hazardous terrain. The Upper and Lower n Hillsides, which contain most of
the undeveloped land in the town, are very stegp: approximately 70 percent of the
land has slopes greater than 30 percent and 25 pereent has slopes greater than 50
percent. Sl lensity provisions encourage concentration of development on

and is in steep and often

flatter po arge holdings in these areas. These provisions lead to safer
more e more efficiently served development than might occur
otherwise

The town also nd growing role in providing open space for the
region. The Midpe la Reglo al Open Space District now owns over a thousand

etown limits. The district lands are available
for hiking and other low sity recreation uses and attract people from all over
the region. In addition, the land preserved provides a significant conservation
benefit to the region by providing habitat for wild animals and plants and
protecting water and air quality. The low density housing pattern and the
clustering of development in the town serves to protect this important regional
resource.

The town’s development policies have evolved over the years in direct response to
the town’s beautiful and varied natural environment. A major goal of all planning in
the town is to permit development in a way that preserves the natural
environment, protects natural drainage, ensures safe development given the
town’s geology, and maintains the rural character of the town. The resulting low
density, rural character and the provision of large expanses of open space within
the town do constrain affordable housing. To mitigate this constraint, the town has
designed a variety of housing programs that are largely consistent with the rural
and open space character of the town.
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Zoning and Subdivision Regulations

2442 The policies set forth in the general plan are implemented largely through the
town’s zoning ordinance. There are three residential zoning districts in town:
Residential Estate (R-E), Single-Family Residential (R-1), and Mountainous
Residential (M-R). Mobile and manufactured housing is considered single family
housing and is permitted accordingly. The table below summarizes the uses
permitted in each of these districts. Sections 18.12, 18.14, and 18.16 of the town’s
zoning ordinance contain the full text and detailed information concerning these

regulations.
Uses in Residential Zoning Districts
Use R-E R-1 M-R
Streets, utilities, etc. P P P
Single-family dwellings P P P
Temporary voting places, festivals, signs P P P
Public buildings located in conformanc P
Public school located in conformance wit P P
Major utilities, signs, wireless communicatio C C C
Crop and tree farming and C C
Nurseries and greenhouses, " C C
Churches, schools, group livin C
nursery schools: only when loca
Recreation facilities and boarding C C
arterial or expressway
Residential planned unit developmen C C C
Multiple single family homes on parcel C C
Horticulture and grazing of cattle C C
State-authorized group home serving six o C C C
C C
owned.recreation and open space are cated in conformance C C C
g of plants and similar uses attendant to adjoining C
1gns, etc. A A A
.acre or more A A A
. A A
re than one paying guest A A A
Home occup A A A
Swimming pools is courts A A
Garages, signs, pet A A A
Sale of agricultural products grown on the premises A A A
P = Permitted, C = Conditional, A = Accessory
2442a Because multifamily housing is not generally permitted in the town, Portola Valley

has developed a special program to allow multifamily housing on certain sites. To
that end, the municipal code allows muitifamily affordable housing to be
constructed with a Planned Unit Development (PUD) permit on properties
designated in the general plan for such uses (Section 18.44.060.1). Thisis the
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Affiliated Housing Program, and a detailed description can be found in the program
section of this element. :

2442b The town amended its zoning ordinance in 2011 to comply with SB 2 and make
provisions for emergency shelters in town. As a result, emergency shelters are now
permitted at all religious institutions in the town.

2442c The town’s site development criteria are set forth in the town’s zoning ordinance,
site development ordinance, and design guidelines. In the zoning ordinance, many
of the criteria are established within combining districts. These include a Design
Review (D-R), a Floodplain (F-P), a Historic Resou (H-R), and a Slope Density (S-
D) combining district, as well as a number o ntial density combining districts.
The requirements established by each of \ ining districts are explained
below.

Design Review (D-R) combining district.

2443 This district does three things: 1) requires all building permits t
the Architectural and Sit& €ontrol Commission (ASCC); 2) prohibits'¢
evard in order to protect the scenic nature of that
corridor; and 3) requires a divisions of parcels 10 acres or larger to be treated
as a planned unit develop .

'2443a Seven areas of town are in this Western Hillsides, the Lower
Western Hillsides, the Stanford W s property, the Corte Madera
School facility, an inholding in the P la Valley Ranch development, and Blue

erties in town are included in this district.

2443b ’ nts are not a significant constraint on the provision of housing,

i sle housing, in Portola Valley. This is demonstrated by Blue Oaks,
subdivision which was built despite these conditions.
ombining district do not preclude the provision of affordable

This district establishes conditions for development in floodplain areas, including
requiring residential structures to be elevated above the base flood level and
requiring new construction to be anchored to withstand flooding. Such conditions
are standard and required by the federal government in communities that
participate in the National Flood Insurance Program.

2444

244443 This district includes all land within the floodplain as shown on the federal Flood
Insurance Rate Maps. This land is generally that which borders the major streams
in town: Los Trancos Creek, Corte Madera Creek, and Sausal Creek.
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2444b

2445

2445a

2446

The F-P combining district is not a constraint on the provision of market rate and
below market rate housing in town. The areas which fall under this district are
generally expected to develop with market rate housing, which can usually
accommodate these requirements within the normal price range for market rate
housing in Portola Valley. The only sites for below market rate housing that are
covered by this district are a few potential sites for second units.

Historic Resources (H-R) combining district

ntain historic resources to conform to the
ement of the general plan. There are 41
d in the general plan. These resources are

on the historic element diagram.

This district requires all properties that:
principles and standards of the hist
historic resources in town as iden
scattered throughout town, as s

The H-R combining district does not const : ovision of housing in Portola
Valley, including affordable housing. The p ples and standards of the historic
element simply prevent the removal of resourcesithat are designated “to be
preserved.” No maintenance or restoration is necessary, although if it does occur,
certain guideli ust be followed. Therefore, this‘district may affect the design
of a deve

N

<

side yards; height limit
nine combining districts:

or area limits; and impervious surface limits. There are

e 7.5M: 7,500square feet
e 15M: 15,000 square feet
e 20M: 20,000 square feet
o 1A: 1 acre

e 2A: 2 acres

e 25A: 25acres

e 35A: 3.5acres

s 5A: 5 acres

e 75A: 75acres
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2446a

2446b

2446¢

2446d

The exact locations of these combining districts are shown on the town’s zoning
map. In general, the smaller-lot districts are found in the more densely developed,
older subdivision areas of town while the larger-lot districts are found in the less
densely developed, newer areas. This makes sense given the fact that only since
town incorporation has there been a more complete understanding of the complex
geological conditions and steep slopes that affect the remaining undeveloped lands
in town,

The Upper Western Hillsides are the only part of town in the 7.5 acre combining

district. There are no lands in the five acre combining district, but the Lower
Western Hillsides, Blue Oaks, the Woods property, and the Stanford Wedge are in
the 3.5 acre combining district. Westridge is in the 2.5 acre combining district. The
other, smaller-lot districts cover the remainder of the town.

The development standards governed by these combining districts are summarized
in the table below.

Residential Density Combining District Development Standards
District | Min. Lot Max Max Floor | Max Imperv

Area (sf) Height2 Area® Surface®
7.5M 7,500 34 3,019 2,231
15M 15,000 34 3,623 3,877
20M 20,000 34 3,910 5,090
1A 43,560 34 5,260 7,808
2A 87,120 34 7,013 11,358
2.5A 108,900 34 7,514 13,177
3.5A 152,460 34 8,065 15,566
5A 217,800 34 8,766 17,370

34 9,581 19,822

it restricts the height as measuregparallel to the ground surface.

ight restricts the height as measured from the lowest point of contact between the
und to the highest point of the building. )

irea and maximum impervious surface are based on the total net lot area after
s, and steep slopes are taken into consideration. The numbers shown in
imum for a lot with the given lot area and no environmental constraints.

districts are‘appropriate given the town’s rural, single-family residential character.
The maximum floor area requirements can restrict the size of a residence, which is
a constraint to the development of housing. However, a parcel’s geology, flood
hazard areas and steep slopes limit the maximum floor area, and the requirements
have been established to ensure safer and more environmentally sustainable
development. The minimum lot area requirements in particular do act as a
constraint on the provision of housing by keeping the density of development low.
Many of the programs set forth in this housing element are intended to address this
constraint while preserving the character of the town. For example, the affiliated
housing program (formerly called the multifamily affordable housing program)
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2447

24473

2448

allows higher density residential development in specified areas of town. The
second unit program also increases density by allowing an additional housing unit
to be built on lots that are one acre in size or larger located within zoning districts
requiring at least one acre per parcel.

Slope Density (S-D) combining districts

Most of the residential land in town is under an S-D combining district as well.
These districts modify the minimum lot size to require larger minimum lots in areas
with steep slopes. As shown in the table below e are six slope-density
combining districts. The table also provides se examples of the required
minimum parcel areas at given slopes unde the S-D districts.

Slopes and Minimum Parcel Areas in S-D* ining Districts
Required Minimum Par ea in Acres

Slope SD-1 SD-1a SD-2 SD- SD-3

1% and under 1.02 - 2.03 -- 3.05

15% and under -1 1.36 1.00 2.60 2.00 3.99

| 25% 3.25 2.56 . 5.12

40% 5.21 4.44 5.10 8.85
50% and over 8.70 8.70 8.73 17.24

all into the SD-1 and SD-1a districts,
)¢ eass. The only part of town in the SD-
es, and the only area in the SD-2.5 district is
include the Lower Western Hillsides, Blue

3 district is the Upper Western Hi
Westridge. Areas in the SD-2 dist

ing by restricting the density of development. This restriction is
oy, given the hazards of developing steep slopes. Some of the

residential de

Open Space and Landscaping Requirements.

The town’s residential density combining district development standards specify
front, side and rear yard requirements for residential parcels. These requirements
vary depending on the district, with smaller yard requirements for smaller lots. The
requirements can be altered based on certain scenarios, such as if a property is
located in a special setback district or if a property is adjacent to a future right-of-
way. These open space requirements are applied consistently to all residential
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2448a

2448b

2449

2449a

landscaping, but the town’s Des

development based on the district they are located in and are not a constraint to
housing development.

The Portola Valley zoning ordinance sets forth minimal landscaping requirements
for residential parcels. For example, the regulations specify that parcels adjacent to
the Community Commercial and Administrative-Professional districts are required
to have consistent landscaping with the adjacent non-residential property. There
are few parcels in Portola Valley with residences adjacent to these districts. The
landscaping regulations also stipulate that for parcels with frontages along Alpine
Road and Portola Road, trees and shrubs must be approved by the town’s
conservation committee within seventy-five feet of the road right-of-way. These
two provisions are not constraints to the development of housing because they do
not require significant costs or alterations for new housing developments.

ninimal regulation for residential
delines provide more comprehensive
lant List and Landscaping Guidelines. The
5f the ASCC is to encourage
al conditions of the site and area,
caping.” Typical guidelines
r than elaborate landscape
B hrubs such that major

The town’s zoning ordinance contaj

landscaping policies, including a Na
Guidelines state that “The fundame
architectural solutions that blend with the|
and at the same time require only minimu ‘
include: “Use native plants,” “Create a simpl
solution,” and “Consider the future height of tre

views on- e will not become obstructed.” C consideration of
applicatj the issues set forth in the guidelines.

Parking R

The town’s zonin off-street parkingvprovisions. The minimum
number of off-street for dwelling units is: one space for each

dwelling having zero o edroom, and two spaces for each dwelling with two or
more bedrooms. In residential districts with a minimum lot size of one acre or
more, two additional guest parking spaces are required. In addition, convalescent
homes must have one space for each five beds and retirement homes must have
one space for each apartment, double room or family unit. As mentioned
previously, second units require only one uncovered space per bedroom.

Most residential parking spaces must be located in a carport or garage and all
spaces have to be located on the same site as the building unless authorized by a
conditional use permit. Uncovered or tandem parking spaces may be permitted
with approval from the Architectural and Site Control Commission (ASCC) if there is
no reasonable location for a second required covered parking space in larger parcel
districts. Additionally, on parcels of 20,000 square feet or less, an uncovered
parking space may occupy required yard areas with approval from the ASCC and
after notification of the affected neighbors.
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2449b

2450

2450a

24507

2450b

The town requires up to four parking spaces at residences in districts requirinvg one
acre or more, but allows exceptions if the requirements cannot be met on the
parcels. In smaller parcel districts, only one to two spaces are required based on
the number of bedrooms in the dwelling unit, and the location of the parking space
can be changed if needed. Overall, the off-street parking requirements for larger
parcels do not constrain the development of housing given the ample amount of
space typically available on those properties. Additionally, the alternative
provisions enable smaller parcels with space constraints to meet reduced
requirements.

Second Unit Provisions

Portola Valley revised its zoning ordinanc provision:
to comply with California law requiring ministerial re
applications. Government Code Section 65852.2 requir:
second units be processed without discretionary review or
addition, the law enables jurisdictions to designate areas where
permitted based on reasonable criteria, such as adequate infra
Jurisdictions may also establi

r second units in July 2003
of second unit permit
that applications for
sublic hearing. In
second units are

setback, lot coverage, a% 1 review and the maximum size of the unit. The
law requires parking for se e no more than one space per unit or
bedroom and permitted in s ndem parking.

The town’s second unit ordinan on residential parcels one
acre or more in zoning districts th ‘acre parcel size or more. The

arcels tend to have sufficient infrastructre
traffic capacity for additional uni rcels with 10 or more acres are allowed

:not have to go through discretionary review to be approved.
s detached, more than 400 square feet in size, or above the

scenic corridg

In 2011, the towp'amended its zoning ordinance to allow staff-level review of
second units up to 750 square feet that are created by converting area within an
existing home to a second unit.

ASCC review of second unit applications focuses on architectural design and
compliance with the design standards set forth in Section 18.12.040.B of the
Municipal Code. These design standards include requiring color, materials and
architecture to be similar to those of the main structure, limiting color reflectivity,
and limiting exterior lighting. The ASCC works with property owners to ensure that
second units meet the deisgn guidelines, and has never denied an application for a
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2450c

2451

2451a

_ consistent with the natural envird"n\r

second unit. In cases where the second unit is being built at the same time as the
main dwelling unit, there is a single ASCC review for both structures.

The zoning ordinance limits the floor area of a second unit to 750 square feet. The
town also requires the vehicular access and address for the second unit to be the
same as those for the primary residence. Like single family homes, second units are
also subject to development standards for height, exterior color, roof reflectivity,
exterior lighting and landscaping. The parking standards for second units also
comply with state law because only one space is required per bedroom. Spaces do
not have to be covered and can be tandem.2450 Overall, the zoning ordinance
provisions for second units are in compliance with state law because standards for
second units are clearly set forth and are pe d as of right and can be
administered ministerially as long as they\ not exéeed certain criteria. Given the
costs of land and construction in Portola V;]Iey, the irement for architectural
review and the associated cost is unlikely to be a signific onstraint on the
construction of second units. The town continues to workte:encourage

additional actions to

production of second units, and this housing element include

t of the town. For instance, paved roads are

narrow in order to reduce grading a pervious surface, but wide enough to

ility requirements, ie. water, sewer, and electricity are normal for
Y

ivisions. Street plantings are rarely required because the existing

riate in order to help preserve natural areas. Minimal
r fees are required to help preserve open space.

These sub duirements have been accepted by developers. Developers
find the req nts reasonable and that they enhance the quality of their
projects. In some parts of town, however, connections to required utilities and
roads cannot be made. For instance, in practically all of the western hillsides, public
roads and utilities are not available. As noted elsewhere in this housing element,
the western hillsides are hazardous and comprise steep hillsides and canyons as
well as large areas of landslides. Since these areas are not suitable for
development, the lack of infrastructure does not pose a problem.

Road Requirements
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2451b

2451c

2451d

2451e

2451f

2451g

The paved surfaces of roads have been set wide enough to allow for traffic but also
as narrow as safety permits. Paving widths vary from 20 feet to 28 feet depending
on the type of road. Since most properties include space for off-street parking, the
roads are generally not designed for on-street parking. Right-of-way widths vary
from 60 to 100 feet. In planned unit developments, paving and rights-of-way can
be varied to fit the design of the development.

Trails, Paths and Bicycle Lanes

Portola Valley residents value the ability to ride horses, hike and bicycle throughout
the community. Accordingly, where these planned facilities pass through a
proposed subdivision, the developer will be required to provide the facility and

Utilities

California Water Service Company prbv
company has indicated it has sufficient cap;
stipulated in this housing element. Gas and &
available.

‘throughout the town. The
to meet the housing needs
trical utilities are normally readily

evelopment in the town and extensive natural areas,
inage that eventually flows into one of the three major
creeks in the to ’ / e, the only culverts are where drainage passes under
roads. Drainage im , therefore, are a minimal requirement on

‘ é%%veloper will be required to pay a fee to help

offset downstream impacts:from a development.

Street Plantings

As noted above, in most instances the native vegetation provides all of the planting
needed along roads. In some cases, supplemental plantings may be required.

Conservation Easements

The town may require conservation easements to protect natural vegetation,
terrain, watercourses, waters, wildlife and for preventing or limiting erosion and
drainage problems. Normally, these easements are on lands that are not suited for
development and therefore do not interfere with well-planned developments.

Dedication and Land for Park or Recreational Purposes

Portola Valley General Plan Housing Element, June 4, 2014 Draft 38



2451h

2451j

2451j

245

2451m

In subdivisions of more than 50 lots, the subdivider must dedicate .005 acres of
land for each anticipated resident of a subdivision. For subdivisions less than 50
acres, the subdivider must pay a fee based on the above requirement. In the town,
no subdivisions of 50 lots or more are anticipated, so only small in-lieu payments
can be expected.

Impact of Improvement Requirements on Cost and Supply of Housing

Fundamentally, the cost of land in Portola Valley
are aimed at rather expensive housing. Given
improvements is a small portion of the tota
instances in recent history where the cos
prevented planned housing.

ich. Subdivisions consequently
text, the cost of

housing. There have been no
improvements discouraged or

Inclusionary Housing Requirement

a result,
jurisdictions.

providing this land or fee is o ] 1sity bonus that the town provides to
all subdmders who are subject to thi ] ‘, s
r the constructlon of the below market rate
n to set the levels of affordability for each

a constraint ing by either substantially raising the price of market rate
housing or makir g housing too expensive to build. One subdivision has been
developed under this requirement, indicating that development can occur under
this requirement. In addition, the town’s inclusionary housing program provides
developers with a 10% density bonus to offset the costs of providing the land. As
the program is revised to require that developers build the housing units, local
architects and builders will be consulted to ensure that the requirements are not
overly onerous and the incentives are appropriate.
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2451n

2452

2452a

2452b

Because land prices in Portola Valley are high, development of affordable housing
would be very difficult unless the land could be provided at no cost through a
program such as the inclusionary housing requirement. Market rate housing in
Portola Valley is only affordable to households with incomes well above the
moderate range. Given the high cost of market rate housing in town, the effects of
the inclusionary housing provisions on affordability are negligible.

Summary of Analysis of Land Use Controls

t the town’s situation on the
complex and unstable
isecting the town. Within this

Portola Valley’s land use controls were develope:
edge of the urban San Francisco Peninsula area
geology, steep terrain, and the San Andrea 3

to the land. For instance, development inte sity is conditioned by steepness of

slope, unstable geology, areas subject to flooding and teness from major

planned developments whereby designs fit to sites rather than creating “cookie
cutter” developments.

transportation and significa loy enters, have led to low density
development. The low densities

and location, and to ensure the

Despite these constraints, the tow ognizes that higher density, attached
housing can be appropriate in certain ions. Therefore, the town allows
multifamily housing in specified locations as set forth in the affiliated housing
program of this housing element. Seven units have been built due to this program,
and eleven additional units have been approved and are expected to be built in the

planning period.

Building Code

2453

Portola Valley adopted the 2013 California Building Code. There have been no
amendments or additions made to the building code by the town that present a
constraint to housing development. The building code is enforced by the town’s
building official.

Permit and Processing Procedures

2454

The town’s processing and permit procedures protect the community interest while
permitting safe and responsible construction, additions and remodeling on private
property. A key aspect is the requirement for geologic investigations to ensure safe
development in areas of the town mapped as potentially hazardous.
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2455a

2455b

2456

Subdividing

The town’s subdivision regulations reflect the complicated and unique features of

the land such as soils, land movement potential and drainage capacity. A

subdivision proposal includes the following steps:

1. Review of a preliminary map by town staff and planning commission
2. Review and approval of the tentative map by the planning commission, and

3. Review and approval of the final map by the town council.

It is difficult to estimate the time needed for review and approval of a typical
subdivision proposal because the factors that impact timing are unique for each
proposal. The Blue Oaks development;a.30-lot hillside subdivision on a site
bisected by the San Andreas Fault out 10 years to move from the
conceptual phase to final map r nd approval. Approximately five to seven
years of that time were spent by th licant ch llenging the town’s geologic
information and related regulations sign proposals that were
inconsistent with town plans and regula i ntually, a reasonable design was
developed and formal application filed for pi ssing. The project then faced
delays during CEQA review, and significant measures were needed to mitigate
potential adverse impacts on the environment. Af inal approval, three more

years pass construction of subdivision im ments.

Two sm took significantly less time to obtain approval. The Priory,
a three uni ok six years for approval and Platt, a two unit
subdivision, r d.one-half years for approval. These subdivisions
required more tim e typical because there were significant design

land on these sites slowed:the approval process. Staff estimates that approval of a
subdivision on any of the aining larger sites in town, all of which are very
complex, would take at least two to four years.

Lot by lot construction

Most residential development occurs on a lot-by-lot basis. All homes, including
those in approved subdivisions, require individual permits. The process for
residential development includes:

1. Preliminary design review at the staff level.

2. Architectural review by the Architectural and Site Control Commission (ASCC).
Some projects are also subject to homeowners’ association architectural
review. These reviews are usually concurrent with ASCC review.
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2456b

2457

2457a

3. Review by the Planning Commission (for proposals with grading exceeding
1,000 cubic yards only).

4. Site development permit approval.

5. Building permit approval.

The review, including the first four steps listed above, takes from four months to
one year. Another eight to twelve weeks are then usually needed to process a

building permit application. Prior to approving a bmldmg permit, town staff and
consultants review the plans, as well as outside ag

The town’s processing and permit procedure take longer than in typical Bay
Area communities because of the complexi nvironment and the level of
scrutiny directed at development proposat many developers

in the process avoids de e long run by ensurlng that the most appropriate
project for the site is pre

ASCC Review Process

as filed. Simple projects, such as second units, are usually

. Most projects are acted on in no more than two

sionally a complex project may take additional time. As a
result, ASC Fakes no more than one or two months from the time that the
applicant com for the preliminary meeting. Measured from the filing of the
application, the ASCC review would take even less time.

All staff reports for the ASCC follow a standard format and address the same topics,
that are set forth in the Zoning ordinance and the design guidelines. Both the
zoning ordinance and the design guidelines are written documents which applicants
can consider in putting together their applications. The town uses a standard
format for the ASCC staff reports in order to give consistency to the review process

. and ensure that each application is considered in the same way as all others.
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2457c

2458

2459

2459a

2459b

While the criteria are the same for each project, the specific physical conditions on
an individual parcel of land may be unique. Given the prevalence of slope, geology,
drainage and other physical issues throughout Portola Valley, individual
consideration of each project is necessary. The ASCC provides this individual
consideration along with consistent application of standards and guidelines.

The ASCC review process is fast, is based on written standards and guidelines, and
uses a standard format to ensure consistency in its decisions. The cost, as
discussed below in the section on fees, deposits and exactions, is similar to the cost
in other, similar communities, and is a very small percentage of the cost of a project
given the high costs of land and construction i > town. For all of these reasons,
ASCC review does not act as a significant con: t to the provision of housing in
Portola Valley. “

Site Development Permit

The Site Development Ordinance establishes the framework e removal of

n'is not required to obtain either a conditional
ed unit development permit (PUD). Subdividers who
would like flexibility in the development standards may apply for a PUD, and most
subdivisions in recent years e used PUDs. Since Portola Valley treats PUDs as a
type of CUP, the process is similar for both. The ASCC first reviews the application
as an advisory body, and then the application moves to the Planning Commission
for a decision. Neither CUPs nor PUDs require action by the Town Council unless
the Planning Commission action is appealed.

use permit (CUP) or a pl;

While multifamily housing is not generally allowed, the town has developed a
program to allow multifamily housing at existing institutional developments such as
the Priory and the Sequoias through amendments to the existing CUPs for those
projects. If, however, a new multifamily housing project were proposed that was

separate from existing uses, a PUD would be needed.

For example, at the Woodside Priory School, seven multifamily units were approved
and built as workforce housing. To build these units, the Priory needed to amend
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its conditional use permit, a process that took approximately four months. The
Priory has also received approval for a master plan that includes eleven additional
housing units which have not yet been constructed.

The cost for the permits is a very small percentage of the cost for the project as a
whole, and is not significant given the high costs of land and construction in Portola
Valley. For these reasons, the CUP/PUD requirements for multifamily housing do
not appear to be acting as a constraint on the provision of housing in the town—in
fact, these permits make multifamily housing possible in Portola Valley.

Fees, Deposits and Exactions

2460

2460a

Building, and Engineering Department

The town sets fees to cover the actual costs of processing development
applications. For the typical house constructed in Portola Valley, the fees are a
minor part of the applicant’s costs a ry small percentage of the value created
by approvals.

ition adopting new Planning,
I¢ es. These fees were based upon
administer and process permits.
s fees with fees charged by
r »and Woodside. This
§§% to the fees in these other

In May 2012, the Town Council appro

nearby jurisdictions, including Atherton, Menlo Pat
comparison show hat the town’s fees are comparat
communj
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Comparison of Selected Filing Fees, 2012

Service Portola Valley Atherton Menlo Park Woodside
Pre-Application Meeting 575 161 per 400 dep + --
| hour hrly
Site Development Permit (101 —1,000 2,225 1,282 - 600 dep +
cubic yards) 1,125
Variance 2,340 2,242 min + 3,000 +hrly 1,775 min
‘ hrly
Conditional Use Permit-PUD 5,940 1,919 p 10,000 dep + 2,238

hrly

CUP Amendment , v 1,980 10,000 dep + 1,063
hrly
Architectural Design/Review: New 1,115 2,000 dep + 1,125
House hrly
Guesthouse 660 1,282 . 1,125
Additions ‘ 660 1,282 1,125
General Plan Amendment 3,534 min + 4,425 dep +
hrly contractor
cost + 25%
overhead

Preliminary Subdivision Map

Tentative Map oY n+ | 6,000+hrly | 10,850 dep
4 + contractor
cost + 25%

overhead
Lot Line A 1,596 min + -- 2,850 dep +
- hrly .contractor

cost + 25%

overhead

Source: NBS

2460c ed for planning, engineering and geologic review, which

d by consultants, such as the town engineer, town geologist,
town plann own attorney. These deposits cover the cost of reviews and
services needed for particular applications. As a result, the amount of the deposit
will be lower for simple projects and higher for complicated projects. Selected
2013 fees and deposits for services required to evaluate applications are listed in

the table below.
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2460d

2460e

Selected Housing Development Fees and Deposits in Portola Valley
Filing Fees Deposit for
Services
Consultation Meeting _ S 590 $ 500
Architectural Review :
New Residence 51,140 S 2,500
Second Unit S 675 S 1,500
Additions S 675 . $ 1,500
Amendment S 340
Site Development Permit
50-100 cubic yards $ 2,500
100-1000 cubic yards $ 4,000
1000+ cubic yards S 4,000
Conditional Use Permit
Standard $ 7,500
PUD $ 7,500
Amendment $ 3,500
Variance S 3,500
Geology Review
Building Permit S 2,500
Map Modification $ 2,500
Deviation $ 2,500
Building Permit Review (Planner) S 140 $ 500
Building Permit Review (Engineer) S 150 S 1,000
Zoning Permit S 310 S 1,000
Subdivision
$3,115 " $7,500
$ 4,750 TBD
$ 1,360 TBD
S 380 TBD
$ 760 TBD
Final Map Revisio S 760 TBD

Source: Town of Portola: tedifee Schedule” June 12, 2013

Like other residential de ents, second unit applications are charged fees for a
building permit and plan cheek: In addition, detached second units, second units
with more than 400 square feet, and second units located above the ground floor
are required to go through architectural review and must pay the associated fee
and deposit for service. However, second units that are built at the same time as
the main house on the lot do not have to pay a separate fee for architectural review
for the second unit. Building permit and plan check fees are essential to ensure
that a building complies with local and state requirements and are not considered a
constraint to the development of second units.

It will be difficult for the town to waive fees and deposits entirely for affordable
housing projects because of the routine use of outside consultants and the reliance
on the fees to cover the cost of town services provided. However, the town is
prepared to use money collected as in-lieu fees for below market rate units to
mitigate the constraints of fees. Also, the town has amended the town’s fee
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2460f

2460g

2460h

2460i

2460j

ordinances to allow all or part of the fees to be waived, at the discretion of the
Town Council, for projects with at least 50% of units for households with moderate
incomes or below.

Exactions are required in the form of drainage fees, easements or in-lieu fees for
parks and open space, and off-site improvements made necessary by the
development. The exaction amounts depend upon the specifics of each project.
Drainage fees are only charged to subdivisions and on a per-acre assessment.
These fees pay for the cost to construct drainage facilities listed in the town’s
master drainage plan, which is designed to protect lots and streets from flood
hazards. The additional cost is a minor fee compared to the costs of the entire
subdivision. These fees are essential to ensure that the town is protected from
flood hazards and is developed with adequate drainage infrastructure.

fee in-lieu of the dedication of land for
tted by state law. On subdivisions of 50 lots
rmined by multiplying .005 times
of new residents in the
subdivision. The subdivider may dedicate5 t of the total area for open space
.\ lanning commission. Subdivisions
with 50 lots or more are required to dedicate land:of an amount determined by
multiplying .005 times the number of acres times the projected number of
residents u fee may be paid instead with appf?;;val of the planning
commissi esic | developments that are not pamrt of a subdivision are not
requireof“% ay this ction. Like the drainage exaction, the additional cost is

Portola Valley also charges subdivi
park or recreational purposes, a
or less, the subdivider is required

to the development o
provision of below mar %:ce units in the subdivision, and the subdivision
ordinance promotes the development of below market rate units overall. Based on
experience, the exactions required for subdivisions are not a constraint to the
development of below market rate housing in Portola Valley.

Total fees for a recent house reconstruction, which would be similar to those for a
new house, were approximately $22,000. The value of the house prior to
reconstruction was $1.4 million. Therefore, the fees were less than 2% of the value
of the home. Fees for a guest house are significantly less: approximately $8,000.
For the most recent multifamily development (the construction of seven attached
units at the Priory), the fees totaled about $7,000 per unit.

Overall, fees, deposits and exactions are not anticipated to be significant
constraints on the construction of housing. If these should be problem for a
particular development, fees and deposits can be paid using housing in-lieu funds,
and/or the Town Council can waive all or part of fees. Drainage and open space
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exactions have not constrained the production of multifamily housing in the past
and are not expected to during the planning period.

Infrastructure and Public Service Constraints

2461 The infrastructure and level of public services in town is geared to a small dispersed
population. Many of the roads are narrow and winding with restricted capacity.
Limited bus service is provided by SamTrans along Portola and Alpine Roads (Bus
85). Only a portion of the town is served by sanitary sewers. On-site disposal
systems are used in much of the town, and in many:areas, successful disposal
requires large sites because of adverse soils an nage conditions. Most local
public services are provided by special distr an Mateo County under
contract. The Woodside Fire Protection D ides fire protection services.

2461a The town government operates on a minimal budget with a'spiall staff. The town’s
ability to undertake major programs to provide housing is seve xconstrained by

2461b iti i public services this element provides for

program may also be used to he
Nongovernme\gtal Constraints

2462 ental constraints that can affect a community’s ability to provide
‘ . affordable housing include the price of land, the cost of
he availability of financing.

2463 1 cost of land in Portola Valley is the most significant constraint
on the devel; f affordable housing in the town. Land often costs around

, a price that is probably too high to allow the development of
affordable housing under market conditions. Land prices for single parcels in the
similar neighboring communities of Woodside, Palo Alto, and Atherton are

comparable to Portola Valley prices.

2463a There were two undeveloped parcels listed for sale in late 2013. One was asking
$3.6 million for a 4.48-acre parcel, and the other was asking approximately $2.15
million for a 2.25-acre parcel.
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2463b

Construction Cost

2464

2464a

2464b

Availability of Financing

2465

The challenge from the town’s perspective is to provide affordable housing
opportunities in the face of extreme market pressure, while at the same time
preserving the characteristics that make Portola Valley a desirable place in which to
live. The town’s housing programs attempt to mitigate the effects of these market
conditions. To offset the high cost of land, the inclusionary housing program
provides affordable housing, including land. The affiliated multifamily housing
program allows increased density, reducing costs per unit. The second unit
program provides the opportunity for construction of second units by the private
market with essentially no land cost.

The cost of construction can also constrai oduction, particularly for
affordable housing. Accordingto a B : construction costs in
Portola Valley generally are not hi unty or Santa Clara

County. However, the cost to buj 7 %zn be as much as 15

The inc ' | program will provide land for affordable housing on sites

Most homes in Portola Valley are custom-built homes funded by individual
households. Financing for this type of construction is more difficult to obtain now
that banks have increased their requirements. Given the current economic
uncertainties, people may also be less willing to take on a significant new financial
commitment. However, financing is no more of a constraint in Portola Valley than
in other communities in the Bay Area. In fact, loans for individual homes may
currently be easier to obtain than loans for speculative housing developments.

Constraints on Housing for People with Disabilities

2466

California housing element law now requires specific analysis of constraints on
housing for people with disabilities, including developmental disabilities. This
section reviews both governmental and nongovernmental constraints, and
identifies actions that can be taken to mitigate the constraints.
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Governmental Constraints

2467

2467c¢

2467e

2467f

2467g

Zoning Ordinance

"The town’s zoning code was amended in 2011 to remove the constraints to housing

for persons with disabilities that were identified in the 2009 housing element.
These amendments included:

e Updating the definition of household to comply with state law;

e Adding a definition of “residential care facility” to the ordinance, allowing
these facilities for six or fewer persons by right in residential districts, and
allowing these facilities for seven or more persons as a conditional use in the
commercial and office districts;

e Allowing access ramps and related railings to extend into required yards; and

e Adding a reasonable accorh
(Chapter 18.11).

ations section to the zoning ordinance

Portola Valley permits housing for specia groups, including for individuals
with disabilities, without regard to distances between such uses or the number of
uses in any part of the City. The Land Use Element.of the General Plan does not
restrict the siting of special need housing.

{bject to the same standards for elements such as building
or area within the district in which they are located

for disabled pe i V%ses, the town adopted a reasonable

Srd oas Chapter 18.11 of the zoning code to allow for
flexibility in the zonii
appears for a person
could also potentially be usg
serving people with disabilities:

disability. The reasonable accommodations ordinance
adito reduce parking requirements for developments

All new residential structures must be reviewed and approved by the Architectural
and Site Control Commission (ASCC), whose decisions may be appealed to the
Planning Commission. The ASCC bases its review upon clearly stated standards and
applies these standards consistently from project to project. This process is an
essential part of enforcing the zoning code and provisions in the General Plan.
Because of the standard nature of the review and the ability to appeal a decision,
the ASCC review process is not a constraint to housing for people with disabilities.

Site Development Ordinance

The Site Development Ordinance establishes the framework for the removal of
vegetation, including significant trees, and excavation and fill on a site. Persons
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conducting those activities are required to apply for a site development permit.
Depending on the amount of grading, the application is acted on by either the staff,
the Architecture and Site Control Commission, or the Planning Commission.
Applicants can appeal a decision to the town council in a public hearing. This
process is necessary to protect both the environment and the applicants, especially
in steep and unstable areas. The process is the same for all applicants and does not
act as a constraint to the development of housing for people with disabilities.

Building Code and Building Permit

2467h Portola Valley adopted the 2013 California Buil
amendments or additions made to the buil
constraint to the development of housin
also follows Title 24 of the California Code ons. Title 24 regulations

ode. There have been no
de by the town that present a

commercial and multi-family buildings. When there is a disel cy between the
zoning ordinance and a Title 24 provision, the Title 24 provis revails.

2467i A building permit is reqiliréd.for the construction or alteration of a‘structure.
Standard application for ing processes are used for all applicants and are
not considered a constrain \Je\lopment of housing for persons with
disabilities. A building permit s, \' access ramps and other special building
modifications on commercial i r residential multi-family buildings. These
types of buildings are required ‘ le to the disabled.

Nongovernmental Constraints

2468 en rnmental constraints tha Id affect housing for people with

Conclusion

2469 The town has essed the constraints to housing for people with disabilities that
were identified'in the 2009 Housing Element, and some of these changes, such as
adding residential care facilities as an allowed use, would also benefit people with
developmental disabilities. In addition, given that many people with disabilities,
especially those with developmental disabilities, live with their parents or other
relatives, second units could be a valuable form of housing for at least a portion of
the population with disabilities. As a result, the town’s actions to facilitate and
encourage construction of second units may help this population as well.
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Sites Suitable for Housing

2469 State law requires the town to demonstrate that sufficient residential housing sites
exist in town to accommodate the town’s share of total regional housing need. The
town’s housing need as assinged through San Mateo County’s subreglonal housing
allocation process is shown in the table below.

Housing Need for Portola Valley, 2014-2022

Income Category Units
Extremely Low - 11
Very Low 10
Low 15

Moderate 15

Above Moderate 13

Total - 64
2469a The followmg site mventory goes throu

areas that are not suitable for development ar
consideration. Second, the vacant land in the re

2470 r fhts on development than any other
community on the Peninsula, with the p055|b|e exception of Woodside. Much of
Portola Valley is unsuitable for development for one or more reasons. The major
constraints on development are the presence of the San Andreas fault, large areas
of landslides, the steepness of slopes, and the fire hazards due to natural
conditions.

Physical Limitations
2470a The San Andreas Fault runs though the center of the town. The fault separates the

North American Plate from the Pacific Plate and poses problems of fault offset as
well as intense ground shaking. The nature of the geology on the two sides of the
fault is very different. By and large, the area east of the fault possesses largely
stable land devoid of landslides. The area west of the fault, however, is composed
of large areas of active and potential landslides. These landslides can be triggered
by rainfall or grading as well as earthquakes.
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2470c

2470d

2470e

2470f

Portola Valley has been a national leader in planning for land use that recognizes
geologic instabilities. See for instance, “A Model for Effective Use of Geology in
Planning, Portola Valley, California” which was included in Landslide Hazards and
Planning, Planning Advisory Service Report Number 533/534, published by the
American Planning Association in 2005. Portola Valley has mapped the geology of
the entire town at a scale of 1” =500’. The town geologist reviews all propased
development in geologically hazardous areas. The town’s geologic map is far too
detailed to include in the housing element; however, two geologic maps are
included in the element to describe the hazards in some detail. First, a map of the
San Andreas fault is shown on Exhibit 1. The map clearly indicates how the central
part of the town is affected. Second, the state map of seismic hazard zones is
shown on Exhibit 2. A brief look at the map confirms that the western part of the
town is almost entirely subject to earthquake induced landslides. A somewhat
lesser hazard is depicted by substang eas that are subject liquefaction. In most
instances, there are geotechnlcal S s to liquefaction, provided a project can
bear the high cost of a solution. §

Another major limitation are the extre
town. These are shown on Exhibit 3. It is'e
greater in slope and significant areas in the
extremely difficult in areas with slopes in excess*
with slopes in.excess of 21%.

lopes in the western part of the
at there are large areas of 41% or
40% range. Development is

% and very difficult in areas

er limitation on development. In 2008, the town

‘ , and the map in reduced form is shown on Exhibit 4. A
id of the legend makes it clear that much of the

sed to very high fire hazards.

In sum, the combination %he San Andreas Fault, large areas of landslides, very
‘hazards form a major basis for the town’s general plan
and zoning regulation that permit only a very limited amount of development in the
western hillsides. Further limitations include a lack of public roads and water
supply. Together with the hazards listed above, these require that the town protect
the public interest with strict limitations on development in the western hillsides.

The eastern part of the town is completely different from the western part. In the
eastern part of the town, landslides are few, slopes less steep, fire hazard less and
the area is served by public roads and a public water supply developed to meet fire
fighting requirements. It is no wonder that the historic development of the town
started in the eastern part and has continued in this part in the years since the
town incorporated in 1964.
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Exhibit 1

Earthquake Fault Map
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Exhibit 2

Hazard Zones Map
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Exhibit 3

Slope Map
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Exhibit 4

Fire Map
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Sanitary Sewer Limitations

2470g As a “rural” community Portola Valley was developed with lots served by septic
tank and drainfield systems. The town does not have a municipal sewer system.
The sewers that do exist are provided by the West Bay Sanitary District. The district
does not install sewers, but developers and homeowners are responsible for
annexing their properties to the district and paying for the cost of extending and
hooking-up to sewers. Exhibit 5 shows parcels that have been annexed to the
West Bay Sanitary District and differentiates between those parcels that have
connected to sewer and those that were annexed to the district but have not
connected to the sewer.

Since most of the town has lots in excess of one acre, septic tank systems have in
general worked well. New subdivisi luding Portola Valley Ranch and Blue
Oaks do have sanitary sewers. Alsg me areas individual property owners or
groups of owners have banded together to annex to the district. Very few vacant
properties are served by sewers, a ose progecties are vacant lots in new
subdivisions where changes in zoning would net be’expected and would likely result
in incompatible development.

Water Supply

2470h Water for Pg ey is supplied by the California W
District h t can supply the water to serve Portola Valley’s housing
need. : '

Distribution to Water and Sew

‘
2470i As is required by Cha
element is adopted the

will immediately send a copy of the element to the
local water and sewer p ;

Inventory of Vacant Parcels

2471 The table that starts on the following page lists 84 vacant or largely vacant parcels
in the town, shows the zoning and General Plan designations, summarizes
environmental constraints, and estimates the realistic new unit capacity for each.
Keys for the abbreviations used in the table are provided at the end of the table.
Some sites have significant geologic problems and would be particularly difficult to
develop; these sites are marked with an asterisk(*) and shown with a different
symbol on the map.

2471a In addition to the table, a map showing the parcels described in the table and titled
“Inventory of Land Suitable for Residential Development,” has been prepared
(Exhibit 6).
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Exhibit 5

West Bay Sanitary Service Map

Parcels without sewer service
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Exhibit 6

Inventory of Land Suitable for Residential Development
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Analysis of Suitability for Development

2472

This analysis looks at four different types of potential new residential
development: single family homes on existing lots; large parcels that could
accommodate a number of new homes; potential locations for affiliated
multifamily development; and second units. Each of these types is
discussed below.

Single Family Homes

2472a

2472b

2472c

~ 3.2 new homes per year. [nthe eight ye

As the inventory shows, an estimated 79 new single family homes could be
accommodated on existing lots or through small (2 unit) subdivisions. Of
these, approximately 35 have significant environmental issues and are
unlikely to develop within the I@é‘gg g period. However, there are still over
40 existing lots for single fa es remaining in town that could
reasonably be developed by 20

There have been 32 homes built durir ast ten years, for an average of
gnning period, a total of
approximately 26 new homes would be bui is construction rate
continues. This estimate appears to be reasonable given that the capacity
exceed mate. All 26 of these homes would be expected to be

affo “’% useholds with above moderate incomes.

Thereare5s es listed on the site inventory that could
accommodate larg using. Each of these is discussed briefly
below. )

Site 17 (Sausal Creek) is a1.3 acre parcel that has been approved for
development with five single family homes for residents age 55 and older,
plus one below market rate unit. This development was on hold for the
duration of a lawsuit filed by a neighbor, which was resolved in late 2007 in
favor of the proposed development, and the property is currently on the
market. The development approvals would expire in 2015.

Site 19 (El Mirador Ranch) is one of the largest privately owned parcels in
town, with 356 acres in the western hillsides. Because of steep slopes, deep
canyons, and landslides on much of the property, as well as the presence of
the San Andreas Fault, development on this site would likely need to be
clustered in a 10 acre area located near Portola Road. The property does
not have sewer access, which also limits potential density. Given all of the
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constraints on the land, probably no more than 25 homes could be built on
this property. However, the current property owners have stated that they
intend to hold the property as open space. Therefore, no new residential
development is anticipated for this site by 2022.

Site 20 (Spring Ridge LLC) is located next to Site 21 and faces many of the
same challenges: steep slopes, landslides, the San Andreas Fault, and a lack
of sewer service. New development on this site would likely also need to be
clustered, and a maximum of 29 units could probably be built here. Much of
the parcel is now being used to grow grapes for the winery on the property.
Property owners have indicated that they might be interested in developing
the land but that they are not in a hurry to do so. No new residential
development is anticipated on this site by 2022.

Site 40 (Stanford Wedge) is an 89 acre site owned by Stanford University.
The land consists of a relatively flat portion along Alpine Road surrounded
by steep hillsides to the sides and rear of the property. Development on
this site would need to be clustered in the land by Alpine Road. Thereis
approximately 4 acr ble land on the parcel once all of the steep
slopes, unstable are:;\s?g uired setbacks are subtracted. Under the

on the parcel overall. Affil
parcel, as is discussed furt

%\slopes and landslide hazards. In addition, an open space
overs much of the winery. There is no sewer service or public

e number of new homes in the future, additional
anticipated by 2022.

is a rural community with a history of single family
development on large lots. To accommodate some multifamily
development, however, the town developed a housing program in the early
1990s that would allow multifamily housing on institutional sites for
employees and staff affiliated with the institutions that own the parcels.
This program allows affiliated affordable multifamily housing on three
designated sites in town, each with a planned development permit. These
sites are discussed below and shown on Exhibit 7, Potential Affiliated
Affordable Housing Sites.

2472d
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Exhibit 7

1. The Sequoias
2. Woodside Priory

o 1200 2400 3600 4800
3. Stanford Wedge W N Nt

Source: Town of Portola Valley General Plan, Housing Element (2009)

2472e The Stanford Wedge is an 89 acre site owned by Stanford University, which

was discussed above as one of the large parcels of land remaining in town
that could be developed with housing. The town’s regulations would allow
27.625 single family dwelling units on the parcel overall, and Section 2106e
of the General Plan allows this density to increase by a factor of three for
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2472g

2472h

2472i

2472j

multifamily affordable housing, as long as the overall floor area does not
exceed the amount allowed for market rate development. Therefore, up to
82.9 units could potentially be provided on this site, although the number
would likely be lower.

This site could potentially be developed with faculty or graduate student
housing; because of the distance from the university campus,
undergraduate housing is unlikely. Town officials and staff have discussed
this possibility with Stanford officials over many years, but the University
has not indicated any intention to either sell or develop this land.

The second site for multifamily housing is The Priory School site. In 2001,
the town approved an application to construct seven multifamily units for
faculty and staff on the site. Th iits were approved with the following

condition:
“The Priory shall make every: bly possible, to the
satisfaction of the planning commiission, to ensure a majority of the
units are occupied so as to achie elow market rate town

his condition, the Priory shall file éport with the
ission on the projected unit occupancy prior to initial
nually thereafter. The report shall advise the
pancy relates to the housing element

The housing element: in this condition were based on the

t was under discussion at the time the project was
approved in 2001. The Ptigry School reports annually to the town on
whether these income targets are being met. In 2012, one unit was
occupied by a low income household, two units were occupied by moderate
income households, three units were occupied by above moderate income
households, and one unit was vacant. Each unit is being provided at rents at’
or below 30% of the household income. Overall, the School usually does
meet the requirements, although a unit may be occupied by a higher
income household for a period of time when household incomes increase.
The school works to provide the housing to the lowest income staff possible
when a unit turns over.

In 2005, the town approved a Master Plan for the school property that
includes eleven additional housing units to be built in the future. The school
has been working on implementing other portions of its Master Plan to
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date, but those units are still approved. Because the Priory has had
difficulty maintaining units at the very low income level, this housing
element anticipates that the 11 new units would be divided among the
income categories as follows: 3 low income units, 4 moderate income units,
and 4 above-moderate income units.

2472k The Sequoias has not added any housing at their facility between 2009 and
2014. The affiliated housing program would permit employee housing to be
built on the site. Town staff has talked with representatives of the Sequoias
about the possibility of employee housing on théssite. The Sequoias is
exploring options for employee housing, al the site is severely
constrained by geology, including an acti ce of the San Andreas fault
which passes through part of the property

Second Units

24721
, Which was 4.9 new second units per year
le The 2009 element included

publicity and preparation ofa se al for the town. Second
unit production does now ap 7 i g in town, and more

2472m ousing element also includes provisions to encourage increased
f second units, including allowing staff-level review of second

2472n ‘ o5 are anticipated to increase the number of second units

annually tou roximately 6.5 units annually. The town therefore
anticipates the construction of 6.5 second units per year for the eight-year
planning period. Total second unit production is therefore estimated to be
52 units.

Summary of Site Inventory

2473 As described above, there are four types of housing sites in Portola Valley:
single family home sites, large parcels, affiliated housing sites, and sites for
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Exhibit 8
Areas Where Second Units Are Allowed

o 41,2000 2400 33800 4e00

| Second Units Permitted | N et

second units. The table below shows the number of existing sites that the

town would expect to develop by 2022 in each category under current town
policies, as set forth above. The table then compares these results with the

town’s Regional Housing Needs Allocation (RHNA) numbers.
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2473a The table below shows that the Town of Portola Valley would provide more
than enough housing for households with extremely low incomes and with
above moderate incomes, and sufficient housing for moderate income
households, but not enough for very low or low income households.
However, state policies allow the extra housing for extremely low income
households to be counted towards housing needed for very low and low
income households. All together, 40 units of extremely low, very low and
low income housing are planned in this housing element, compared to the
36 units which are required to meet the Town’s RHNA. As aresult, there are
sufficient sites to accommodate all of the housing need for Portola Valley.

Expected Sites for New Homes by 2022, Compared with Adjusted Housing Need

Ex Low Very Low Low Moderate Above Total
» Moderate
Sites for Housing Expected from 2014-2022
Single Family 0 0 26 26
Large Parcels 0 0 5 6
Affiliated 0 0 4 11
Second Units 26 0 5 52
Total Sites 0 40 95
RHNA 13 64
2473b S vacant site that could be developed with afflllated
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Goals & Policies

Goal 1
2475

Goal 2
2476

Maintain and enhance the character and quality of Portola Valley’s residential
neighborhoods and the condition of its housing, and preserve the natural beauty of the
town’s scenic corridors and open spaces.

Policy 1A:  Accommodate new residential develdpment in a manner compatible with
the rural character of existing residential development.

Policy 1B:  Continue to control the location, design a
~development in order to preserve regi

seismic and geologic hazards, hav
discernable effect on infrastructure. paC|t

provision of safe and convenient access to publ

nsity of new residential
pen spaces, avoid areas of
isual impact, create minimal
nsure the adequate

Policy 1C:  Require all housing units in the town to conform to the “principles and
standards set forth in the general plan and tewn regulatt ns, particularly
that all housing be subservient to the natural environmen

Policy 2A:  Accept and fulfill responsibilit asonable share of the regional need
for affordable housing.

Policy 2B:  Encourage the creation of ersity of housing options to meet the needs -

Policy 2E: |  encourage the provision and availability of affordable housing

Policy 2F:  Distribute diverse housing options throughout the community, rather than
concentrate it.

Policy 2G:  Continue to actively engage stakeholders when implementing housing
: policies and programs by consulting, as appropriate, with people in the
community having a range of housing needs (including based on income},
and with those who can provide expertise in a range of housing matters, as
well as with property owners and the community at large.
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Goal 3
2477

Goal 4
2478

As set forth in the Sustainability Element of this General Plan, encourage energy
conservation and green building practices, and adopt housing policies to reduce costs of
living, respect wildlife and plants and protect the environment.

Policy 3A:  Continue to support energy efficient building and subdivision design that
protects solar access, and to allow solar installations.

Policy 3B:  Continue to encourage cluster development in order to preserve resources
and encourage sustainability.

Policy 3C:  Continue to require native landscaping, wh
consumption, provides habitat, and hel
in town.

reduces water and power
rengthen natural ecosystems

Policy 3D: Allow and encourage greenbuildi@zép ctie

Policy 3E: Design and locate housing to minimize impacts'gnwildlife and be
subservient to the environment.

Policy 4A:

Policy 4B:  Support regional efforts to
shelter.

ess the need for emergency and transitional

Policy 4C:  Preserve local control over zonmg :diversified housing locations and design.

Policy 4D:  Minimize the fiscal impact of new housing on the town.

Policy 4E:  Define housing needs in a manner recognizing the special cultural and
historic planning conditions for the town, including the agricultural and rural
history and a culture of respecting the environment.
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Programs, Quantified Objectives, and Action Plan

Program 1: Inclusionary Housing

2480

2480a

2480b

Program 2: Affiliated Housin,

2481

To implement a program from the 1990 housing element, the town adopted
an ordinance requiring developers to provide 15 percent of new lots to the
town for below market rate housing as part of every subdivision. The Town
received title to four lots as part of the Blue Oaks subdivision, but was not
able to find a developer to build below market rate units on the lots. To
avoid this problem in the future and strengthen the program, the Town
intends to revise the inclusionary housing program as described below.

The intention is to revise the progr
housing units when one or more
inclusionary housing program
lots required for below mark
percentage should be based on
as the study underway through t

to require that developers build the
would be required under the

art of this revision, the percentage of
housing may need to be reduced. The
(us studyfor affordable housing, such

As established with the previous housing element, multifamily housing
projects are permitted on three sites—The Sequoias, Priory School and the
Stanford Wedge—shown on EXthIt 7 in the Site Inventory. This program has
the following features:

1.  Planned Unit Developments and Conditional Use Permits.
Multifamily housing on the Priory School site and the Sequoias have
and can be permitted.through amendments of the CUPs governing
those projects. Development on the Stanford Wedge could be
accomplished pursuant to a CUP and/or a PUD . The PUD or CUP for a
multifamily housing project shall control the siting and design of
projects, the mix of units by income category of eligible occupants,
methods of controlling rents and/or resale prices, provisions for
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ongoing management of the project and other matters deemed
appropriate by the town.

2. Inclusion of Market Rate Units. The purpose of this program is
primarily to provide affordable (below market rate) housing. The town
.may permit the inclusion of market rate units in a project if it
determines they are necessary to make a project feasible. However,
substantially over half of the units in any multifamily affordable
housing project must be affordable to moderate, low or very low

shall not exceed the total floor area which would be permitted for the
number of single family houses which would be\‘éii{ ed on the
property under existing zoning. The allowable floor.area, together
with the amount of developable land, determines the density of
development site. At both the Woodside Priory and'the

development. T h below explains the potential floor area
d'Wedge site.

- n Inventory section) is the
only multifamily site that is largely vacant.” A small stable is located on
the site, which could be reméved if the site were developed. A small
portion of the site is located
<. Altogether, the Stanford Wedge includes 89 acres of land, most of
/ s extremely steep with slopes in excess of 30%. The only

g is to be built. Therefore, up to 85 units could be built on the
Stanford Wedge site.

4.  Development Standards. All multifamily housing projects are
expected to meet the general plan, zoning, subdivision and site
development requirements that pertain to all residential development
in the town, including Resolution No. 2506-2010 as amended. These
standards are described earlier in this housing element, and include
provisions for road widths and right-of-ways as well as landscaping.
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2481a

Objective:

Current parking requirements are one parking space for each studio or
one-bedroom unit, and two parking spaces with two or more
bedrooms. Development standards may be adjusted through a PUD
where appropriate.

Particular care is expected to ensure the compatibility of the projects
with adjacent neighborhoods and the town’s rural environment.

Occupancy. The town considers this program particularly suited to
providing housing for senior citizens an al housing for households
with incomes in the very low to low categeries. If units are provided
for sale, resale controls to preserv dability will be required.

%Qd to construct the units in
to be built by 2022. The

discussions with the Sequoias to

Program 3: Second Units

2482

2482a

Second units provide most of the affordable housing in town, and are the
only type of affordable housing that can be produced in Portola Valley by
market forces without a significant subsidy. Town regulations allow second
units in most areas of the town. Surveys of second unit rental rates show
that most second units are affordable, both within Portola Valley and in San
Mateo County as a whole. Second units are particularly appropriate for
Portola Valley because of their compatibility with the rural nature of the
town and their ability to directly serve the need for affordable housing.

To strengthen the second unit program, Portola Valley is proposing three
new actions in addition to the changes made to implement previous housing
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2482b

2482c

2482d

2482e

element programs. First, the town will amend its program to allow larger
second units (up to 1,000 square feet rather than the current limit of 750
square feet) on lots with two or more acres. This change is meant to .
address a concern stated by some residents that the 750 square feet is too
small to comfortably house either themselves as they grow older, or their
children’s families. The town hopes that this amendment will begin to
address this concern and encourage more residents to build second units.

Second, the town will amend its ordinance to allow two second units to be
located on lots with 3.5 acres or more. Both second units will need to meet
the second unit requirements, including parking. In order to minimize
grading and site disturbance, and to preserve the general character of the
residential areas, one of the second units will need to be attached to the
main house. The other second uld be detached. This change will
allow owners of larger proper ccommodate more housing,
particularly for family members and employees such as groundskeepers.

A,

Third, the town will also amend its
of second units up to 750 square fe
square feet, when no other permit is nee
would require a site development permit fro.
Comm|55|o for gradmg or tree removal would

o allow staff level approval
han the current limit of 400
or the project. Projects that
‘the ASCC or Planning

d Commission approval ‘

nits being permitted is lower than the
number expected, t n will take action to increase second unit
production. This coul de one or more of the following actions:
increasing publicity about'the program, providing a floor area bonus for
larger second units on larger lots, holding a workshop on second units, or
reducing fees for second units.

Objective:  Over the previous planning period, an average of 5.3 second
units were constructed in Portola Valley each year, with an
increase through the planning period. Through the actions
described above, this rate is expected to increase to 6.5 units
per year. As a result, a total of 52 new second units are
expected to be built during the eight-year planning period.

These are likely to provide housing for the same income
- categories as shown in the San Mateo County study
completed in December 2013. Based on a conservative
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interpretation of that study, the 52 new second units will
result in 26 units for extremely low income households, 0 for
very low income, 10 for low income, 11 for moderate, and 5 -
for above moderate income households.

The town will monitor this program annually and take
additional steps to increase second unit production if
necessary.

Program 4: Shared Housing

2484 As discussed in the section on housing
Valley tend to be large. For older resid want to remain in their
homes, maintaining a large home whll§‘lvmg o) ir own may be difficult.
One option would be to convert a portion of a home to.a second unit.

eristics, homes in Portola

Another option would be to simply find someone els hare the house
The Human Investment Project for Housing (HIP Housin nonprofit
organization that conducts a program in San Mateo County atch
housing “providers d on a case
by case basis and ca s be partly defrayed by services. Although
Portola Valley is current rea served by HIP Housing, there is no
formal arrangement wit n. Portola Valley will continue to

work with the organizati ; it ervice in the town

2484a Objective:  Work W|th HIP

a contract with San Mateo County. Information on this
ed or otherwise made available at Town Hall and the
town’s website.

2485a Objective: “'No housing units are expected to result from this program.
The town’s objective is to provide brochures or post
information sheets at Town Hall, the library and on the town’s
website to publicize this program.

Program 6: Energy Conservation and Sustainability

2486 Portola Valley has had a number of regulations that encourage energy
conservation for years. These include permitting solar installations, utilizing
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2486a

2486b

2487a

2487b

subdivision regulations that protect solar access, and supporting energy
efficient design. In addition, most new development is clustered, which
reduces impacts on the land. The town also requires native landscaping,
which reduces the need for both water and energy. All of these policies and

, regulations will continue.

Since 2008, the town has employed a Sustainability Manager, and in January
2009 adopted a Sustainability Element as part of its General Plan. 1n 2010,
the town adopted a Green Building Ordinance using the “Build It Green
Green Point Rated” system for all new home or remodeling projecs,
and additions. Also in 2010, the town ad AWSCA’s model Indoor
Water conservation Ordinance and Wa servation in Landscaping

=
Ordinance (with reduced turf aIIowan§§‘

In addition to the green building regulations and the
ordinances, the town has been encouraging energy an
existing homes through the state’s Energy Upgrade Califo
California Water Service’s rebate programs, and other voluntagj:measures
and tools developed by the town’s Sustainability Committee. §014, the
town will adopt a climate Action Plan, which builds on the Sustainability
Element and includes measures that target energy and water conservation
in the residential sector.

ter conservation
ater efficiency in

Obj "0 continue existing green and energy conservation measures,

During the housing element update process, the town identified a need for
a longer-range “vision” f thousing in Portola Valley. This program
therefore calls for the town to examine its likely housing needs beyond
2022, with the results potentially serving as a foundation for the next
housing element update.

The town would conduct a more detailed analysis of housing trends and
needs, with the intent of determining the best ways to address the town’s
needs moving forward. Various housing “best practices” as identified by the
State and advocacy groups could be considered to determine whether they
would be appropriate in town.

To date, two items have specifically been identified for further exploration.
Both of these are topics the town would like to consider but did not think
could be finalized in time to provide housing by 2022:
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2487c

Quantified Objectives

2490

2490a

2490b

1. The possibility of expanding the affiliated housing program to
commercial sites, so that employers could provide employee housing
on commercial properties in town; and

2. Potential uses of the money in the Town's in-lieu housing fund,
including the money from the sale of the Blue Oaks BMR lots, to
meet identified local affordable housing needs.

Objective:  To analyze the town’s housing needs and trends, explore a
commercial affiliated employee housing program, identify
potential uses of money in the town’s in-lieu housing fund,
and examine other potential programs as appropriate to meet
the town’s future needs. The results of this program will help
to create a foundatigh for the 2022 housing element update.

Based on the programs and hou : iscussed earlier in this housing
blished the following
quantified objectives. The objectives foel new construction rather than
rehabilitation or conservation, because t d in Portola Valley is clearly .
greatest for new construction. By meeting the guanitfied objectives shown
: sional Housing Needs

tified Objectives for Portola Valley
Rehabilitation |- Conservation

0 0
Very Low 0 0
Low 0 0
Moderate 0 0
Above Moderate 40 0 0
Total 95 0 0

The quanitfied objectives shown in above chart are based on the
information provided in the Site Inventory. More details can be found that
section of the housing element, including the summary table at the end of
that section.

The new units will be provided through the towns’ second units program,
the affiliated/multifamily housing program, and market rate housing for
households with above moderate incomes.

Action Plan
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2493 In order to achieve the quantified objectives and implement the programs
described above, a number of actions will be required. These are shown in
the table below, along with the estimated timing for each.

Portola Valley 2014 Housing Element Action Plan 7
Program Action Responsible | Timing
Party
1. Inclusionary Hsg | Amend program to require that developers of | Planning staff | 2015-16
larger subdivisions build housing
2. Affiliated Hsg Continue to allow 11 affiliated multifamily Planning staff | Ongoing
units to be constructed at the Priory
and expedite processing of appligﬁa'§§
built the units as possible
2. Affiliated Hsg Work with the Sequoias to encﬁfrage Town staff Ongoing
construction of employee housing
3. Second Units Amend the zoning ordinance to allow second nning staff | 2015-16
units up to 1,000 sf on lots with 2+ acres; to
allow two second units on lots with 3.5+
acres; and to w staff level review and
4. Shared Housing Planning staff | Ongoing
with their staff to iden d implement”
“actions to increase the er of placements
in town.
Continue to participate in the County-wide Planning staff | Ongoing
ir housing program and address concerns as
6. Energ e green and energy conservation Town staff Ongoing
Conservat revise as needed, and implement
ms in accordance with the
ity Element and the future Climate
7. Future Programs re future housing needs beyond 2022 Town staff Ongoing
 potential ways to address those needs.
Two possibilities to examine are 1) the
possibility of expanding the affiliated housing
program to commercial sites for employee
housing; and 2) potential uses of the money
in the Town’s in-lieu housing fund.
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UNAPPROVED DRAFT MINUTES

PLANNING COMMISSION REGULAR MEETING, TOWN OF PORTOLA VALLEY, MAY 21, 2014,
SCHOOLHOUSE, TOWN CENTER, 765 PORTOLA ROAD, PORTOLA VALLEY, CA 94028

Vice Chair Targ called the Planning Commission regular meeting to order at 7:30 p.m. Ms. Kristiansson called the
roll.

Present: Commissioners Judith Hasko, Nate McKitterick and Alexandra Von Feldt; Vice Chair Nicholas
Targ )
Absent: Chair Denise Gilbert

Staff Present.  Karen Kristiansson, Interim Town Planner
Tom Vlasic, Town Planning Consultant
Jeff Aalfs, Vice Mayor and Council Liaison

ORAL COMMUNICATIONS

N
Lou Ebner, Wyndham Drive, noting that he was dissatistigigii%\j?ith the respon%%

meeting on May 14, 2014, registered his “grave disap§§§&tment” at the lacf«; of,,proper advance notice of the

%Qe received at the Town Council
EH

May 18, 2014 meeting of the Town Council, the Planl‘ﬁi;rf\%gﬁCommission and the ASEEG. He said from what he was

able to glean, it was a very significant meeting, and m e representatives of the

present had they been aware of it. He personally waséfcgmmitt In reviewing Town

regulations, he said he saw no stipulation ggout the proper gggicggﬁgggf e except in emergency

cases, and would like the Town to develop;s i"ne formal rule, pFQgigjﬁﬁ'at least a couple of'weeks notice. He said

he recognizes the difficulty of planning suc eting — “herding ithe cats” of the entities together in one spot
sinotice. He also.referred to considerable discussion over

the past year in a variety of venues about em Q frar sparency @ ommunity participation. As someone

who was “pried out from under cks” duringg’%tf ) )

everyone to pay attention. :

Mo mmunity would have been
¢ %%m )
being a minor logistical miracle — but the pub
_said he’s trying to find ways to get

s

Ul
)

tions at thg afe level rgéﬁrﬁfng notice for certain types of meeting,
) Sélgi' was an interesting, important meeting, and certainly
J nly 72 hours’ notice in this case and contained no

the Jéannin'g;
forward, but twi ouncilmembef%%%rg pres
message was clear;;and that the shéf?ﬁtg,notic was, unintentional. He suggested Mr. Ebner submit something in
writing, and everyon uld certainly §réad it. Town Council Liaison Hughes, too, emphasized that Mr. Ebner's
cil was clea %e noted that resident Virginia Bacon had recorded the meeting.

REGULAR AGENDA

(1)  Preliminary Review: Applic
Subramonian)

Acting Chair Targ recused himself and left the room, as he owns property that is within 500 feet of the subject
property. Commissioner McKitterick stepped in to serve as Acting Chair.

Ms. Kristiansson described the project as 427-square-foot addition to an existing 928-square-foot home, plus a
new 161-square-foot back deck, on a Woodside Highlands property of slightly less than 0.5 acre. There were no
Portola Valley zoning regulations when the home was build in 1935, well before the Town was incorporated, so a
substantial portion of the home is in the currently required 20-foot front yard setback area. A portion of the
proposed addition is within 16 feet of the property line, even though it is located at the rear of the house, and
therefore a variance is needed. Aside from the setback, though, Ms. Kristiansson said the proposal is a
straightforward one that complies with other Town standards (i.e., height, floor area, impervious surface, etc.).
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UNAPPROVED DRAFT MINUTES

On May 12, 2014, Ms. Kristiansson said the ASCC conducted a preliminary review of the project and the
variance request, had no objections to the design and is anticipated to recommend approval of the variance
request. Two neighbors have expressed concerns about the project, although neither objects to the project
design or the variance request per se. The neighbor at 6 Leroy Avenue requested screening from his downhill
property. In response to the concerns, the architect has submitted revised plans that the neighbors are reviewing;
they include four new trees on the eastern corner of the lot. An uphill neighbor at 3 Tynan Way who is concerned
about on-street parking, objects to continued exemption of the property from off-street parking requirements. Ms.
Kristiansson noted that the property has sufficient space for two off-street parking spaces in the paved area north
of the house, but it isn’t covered as is required under current zoning regulatlons The revised plans include
extending the paved area 17 more feet.

The item, with the Planning Commission’s decision and comments, is éscheduled to go back to the ASCC for
architectural review at the May 27, 2014 ASCC meeting, and then copit gito the Planning Commission again on

June 4, 2014. it
I

§§
Commissioner Hasko asked Ms. Kristiansson to elaborate ongﬁea%?% onformlng gate mentioned in the letter
from David and Lynne Madison, who live at 3 Tynan Way M|

gKI’IStIaI’%SSOﬂ said Town files contain no records

160 ing a follow-up questlon from
%erstands the current g eplaced an older one, which

r}yssmner Hasko also aske
%lazngs%son saidgit's an issue
i ;

H

the road ROW. Because it's a private ROW, Ms Kris
association that owns the road and the progegity owners.

Architect John Richards said the project i
paving was to avoid on-street parking.

Public comments were requeste

Commissioner Von Feldt .sai ; g;a .
request seems reasonabff § eﬁg)fnprovements:date so far back, she mentloned that
e %where on the site would be negatlvely affected |f the

applicants were forced them:
Commissioner Vong Feldt said s

asko sa|cj§ shi

ally objects to increasing square footage in a setback, but this case is
ck of the house, it lies in the front setback, and an addition would likely
have more impact if it ainother piace. leen the site conditions, he said he could support the
variance request, but is | vant the gate removed. He said, too, that he wouldn't want the Planning
Commission to exacerbate a bac < g situation, but the additional paved area in the revised plans seems to
address the parking issue.

In response to Commissioner Hasko, Acting Chair McKitterick said it's Town policy to discourage gates, and this
particular one is nonconforming under current Town policy. He was on the Planning Commission when the gate
ordinance was approved. He said this particular gate was also discussed as causing parking problems
Furthermore, he said the gate has no historical value, and is tied to the increase in building in the front setback.

Commissioner Hasko said she believes it would be fair to look at the gate issue further, and wants to review the
gate ordinance.

Mr. Richards said the gate is there due to the lot's odd shape. It would make more sense to encourage off-street
parking or deal with the owner to come up with a solution, he said, and doesn’t think removing the gate is a good
idea. Moving it downslope probably could result in more parking up above, rather than less, he added. It would
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also be a hardship because the owners have dogs. He does not think that what the applicant is doing with the
house has any relationship to the gate.

In response, Acting Chair McKitterick said that there was a connection because both the gate and the addition
affected the front setback, and that he would like to hear more about the gate before taking final action,

Commissioner Von Feldt said she's reluctant to add any undue burden on the applicant, but she wouid like to
understand whether the gate’s presence makes the road less safe and how it would affect the visual massing of
the project proposed because of its proximity to the road.

Acting Chair Targ returned to the dais.
(2) Preliminary Review: Proposed Amendment to CUP X7D- 1621
Portola Road (William Crown) §§§§

o
smas

‘e@é\smg Permit Application for a psychiatry

W,

2l % % ie applicant's rep?é*sgentatwe so he’s surprised no

applicant’s representative is present now. Mr. Vlasic éj j} e May 17, 2014 stafgf néport reviews the history of this
site, including information about the Conditional Use I5 err %g it (CUP) grar)ted in 2007 with limitations on that CUP
relatlve to medical, dental and psychiatric care. The two‘ofﬂc S Iocat d:on the property}‘:nad been dental offices
for many years, and in 2007 a zoning pern Yol } psychlatrlc uses. Theg iproperty was sold to
éai» .
3

William Crown in October 2013, the lease I’%’Ie have not been reneéwed and the offices
As Mr. Vlasic explained, the current application %propos

are now vacant.

professional and personal ofﬂces,;,Descrlptlons of%the int
contains copies of Zoning Pegrmy R b%l ications for:
are proposed for either the; b gdlng o? tﬁegsne it oc

specific zoning permits rquiliegbs ed and pmsmble profess

il

office at this site, is a personal friend.
g;

Mr. Viasic said he spoke last week with Michael Bia

2l V;N %?an
ﬁi’le app

l; office use atsz,é"later time.

Viasic said, it's not unusual to have categories of
Ises and then go through the zonlng permit process,

Mr. Vlasic said the Z
regarding uses as o
report. In this case, bo c‘S3 Qppllcatlons are modest in terms of square footage, Mr. Vlasic said. He

| the 2007 CUP was approved, site maintenance and the building itself
re upgraded as reqwred by conditions of approval to comply with current

underwent Building Code rev’leé
Building Code standards.

According to Mr. Vlasic, and as discussed in the staff report, staff believes more information could be added
about the proposed professional office use, but fundamentally the two Zoning Permit Applications seem
straightforward, particularly given the low intensity and small scale of the uses.

Commissioner McKitterick asked whether this proposal is likely to meet the goal of expected service to the
community. With other therapy uses on a similar scale having received zoning permits, Mr. Vlasic said he saw no
issue with Dr. Gandy’s application. If other professional offices come in for a zoning permit within the square
footage indicated on the floor plan, he said it would come to the Planning Commission for approval, whether it be
for an attorney, a wealth management counselor or other professional. That process was laid out in the 2007
CUP, he said, and nothing has been proposed to change it.
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In response to Commissioner Hasko, Mr. Vlasic confirmed that the proposed office sizes are small, but they meet
minimum requirements and are well below the maximum permitted.

As for the zoning permit for which no application has yet been submitted, Acting Chair Targ asked whether the
decision-making authority rests with staff. Mr. Vlasic said the way the Zoning Ordinance is structured, it would
typically reside with the Town Planner. In some cases, particularly with greater square footages involved, the
Planning Commission has been sensitive to the proposed use of a building and its occupancy, and has required
with the CUP action that all zoning permits be considered by the Planning Commission. the matter goes to the
Planning Commission for a use permit. He said that's what's happened in this case with the Commission's 2007
CUP approval.

Acting Chair Targ asked also about the two-year review. Mr. Vlasic said there were informal reviews. The Town
had begun a comprehensive CUP process of review but it fell by the ide due to staffing issues at the time.
Acting Chair Targ commented that it seemed a high level of review +fairly minor use. Mr. Vlasic said it was
not the particular use on the table now, but a rather contentlous : n involving proposals for attorneys and
some other uses at another location that made the Planning Commis more sensitive to the issue of service to
the community. Such findings remain a major conS|deratlon I\}!I:}!'g i

Attorney recommended was to use square footage meas
and this has helped reduce the tension associated with

Acting Chair Targ said this presumably would be co /e
conditioned on meeting particular limitations associated w
said that's correct.

§Comm|SS|on before this item is scheduled

Mr. Vlasic said staff is se_@!g g
contalns relevant history, |nclud|ng actions

for public hearlng He reféﬁe 5

that must be addressed for categorles of use if the
£, The CUP revocation was based on failure to meet

maintained. §

%ﬁﬁ;
ymmission;’ i\/lr Vlasic said, but staff has taken the preliminary position of
ided that any specific proposed uses are acceptable to the San Mateo
e adequacy of the existing septic system and the applicants address
certain issues. Nothing in ition proposes a sewer connection, so as now proposed, if a use comes in
later that would require a sewer ﬁ ction, the CUP would need an amendment If a future use otherwise would
meet the Town’s zoning provisions’ ibut would need a sewer connection, the Town Attorney advised that the
Planning Commission could consider some options to revise the current application if the applicant wants to
modify the request to facilitate a future approval with a sewer connection without the need for CUP amendment.

Hih
The decision rests %wnthi the Planning '
willingness to supportx th gapphcatlon
County Health Departme :

The staff report also discusses the zoning permit requirements as well as the scope of possible uses and
clarifications the Zoning Ordinance necessitates before the Commission can complete action on the CUP,
Mr. Vlasic said. For example, there's a 15% limitation on professional office use in the C-C District. The C-C
District also requires that a CUP application define the building space for office use and the specific categories of
professional uses intended, so that their appropriateness and potential impact on other office use areas allowed
in town can be evaluated. Mr. Vlasic said we also need to know specifically how much personal office space is
being proposed.
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In terms of an art/gallery studio, if there is no specific application, we would at least need some characterization
in addition to the septic system adequacy. Mr. Vlasic explained that when the SPUR Art Gallery permit was
approved, there were concerns about parking, the number of events, etc. that would need to be clarified in
advance. He said the desire for flexibility is understandable, but given the Zoning Ordinance structure and
demands on the Planning Commission to make the required findings, it's important for the applicants to be
comfortable in informing the Town about their intentions and working with the Town to get the application
processed and prepared for public hearing.

Commissioner McKitterick asked whether the Town or Town Council have come up with any regulations or
policies mandating that property owners install sewer connections versus septic systems. Mr. Vlasic said we
- have requirements of new residences within a certain distance of a sewer line. Ms. Kristiansson said the Town
uses the Plumbing Code requirement, which specifies that if a SeEtIC system needs upgrade, repair or
replacement and is within 200 feet of a sewer line, the property rgwst connect to the sewer, whether it's
residential or commercial. When Commissioner McKitterick asked if: Vseptlc system on the Douglas property
needs upgrade, repair or replacement, Ms. Kristiansson said th‘ 'ould have to provide evidence that the
system is functioning as is.

‘ §§

Commissioner Von Feldt asked whether the size of t ptlc field ist cé sistent with the residential use.
Ms. Kristiansson said yes. Mr. Vlasic added that the se| ),ystem has provengtggbe adequate to meet the needs
for the residents on the site, and when the SPURgGAa,ery was there, both cmm ercial and residential uses

functioned with no septic issues. 5%@% 4

it
i
it

Commissioner McKitterick asked whether the home had be
minor remodeling work was done, mcludan;wo‘ Kk p

Ms. Kristiansson said the applicants prowd i
indicated that it's adequate for the residence thag%
know what specific other uses g(ﬁzgg?nned 5

Commissioner Von Feldt pose

¢ What is the location of‘ the
confined to the parking lo
Dougias S|te ar!dgthe creek.

|
8 zé i b

n Mateo Couinty] lealth Dej
septlc system Ma g'

e s opplng Center and 900 Portola Road between the
A

vhen the 2001 permit was revoked includes a line that says,
(;Jeunty standards to have a septic system installed today.” Mr. Vlasic said
a septic system that's functioning and has no problems can continue to be used. But a new system would
require not only prima ry,éleachllnes' qt also a redundant location for lines in case the primary lines fail. Given
the size and condltlons%f th%§§888i Portola Road site, he said it probably couldn't meet contemporary
standards for a new septic j )

e If Windmill School renovates at 900 Portola Road, would it be required to connect to the sewer? Might there
be efficiencies involved in connecting both 888 Portola Road and 900 Portola Road at the same time, or ways
to share some costs, or make it more financially attractive? Mr. Viasic said West Bay Sanitary District
basically sets the framework for making the connections. Units used as a basis for charges are prorated back
to anyone who connects to the sewer, and at each step along the way, those who have put in the most
money begin to receive reimbursements as others add connections. He said he didn’t know whether there
might be construction efficiencies, but as far as the connection costs and reimbursement for the pump station
and sewer extension go, the numbers are fairly well-defined and are pretty significant. He also said there
have been no discussions about it with Windmill School, but he doesn’t know how Windmill would be able to
function at the 900 Portola Road site without connecting to the sewer.
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Acting Chair Targ asked about parts of Resolution 2431-2009, the Town Council's affirmation of the Planning
Commission decision to revoke CUP X7D-55 and denying the Douglases appeal. He read from the resolution
and noted that the resolution also indicates that Town Code Section 17.48.020 (Sewage Disposal) requires the
condition of a hookup to be met. Because Section 17.48.020 is in the Municipal Code’s subdivision portion,
Acting Chair Targ asked whether it applies to the CUP we're dealing with now. Mr. Viasic said because there is
and was no subdivision involved, it typically would not mature to that level.

Acting Chair Targ also asked whether this application has been determined to be complete, given the lack of
. specificity. Mr. Vlasic said the matter has come to the Planning Commission for preliminary review because of the
history and as a courtesy to the requests of the applicants in order to get some Planning Commission responses.
But until the application includes all the information the Zoning Ordinance requires, it isn't complete.

In terms of CEQA compliance, Acting Chair Targ asked how issues ofﬁlmpacts would be evaluated. Given the
breadth of uses, he said he could envision performance standards a Ad the project to give some “purchase” on
what's requested. He also said he can imagine a CEQA dOCU{n at would demonstrate compliance with
standards, for example, and ascertain the impacts. Assuming all ,eA would be proposed in the completed
application, he asked whether performance standards mlg%i e appropriate. Mr. Vlasic said the Planning
Commission's preliminary review tonight should help facmtate that conv tlon and bring it together with the
questions that have been mentioned in terms of the sgzex iand nature of professional offices, scale of personal
offices, etc., gallery, etc., and their relationship to parkl” 'standards.

e%pltual responses to those

'thatﬁtti may be prematursito, decide whether this
or whether a Mitigated:Negative Declaration
may be a pafh%to a categorical exemption if we can have a
lear, and comfért‘“bl about a more detailed mix of uses and
e and with the proper mix, depending
bably could move ahead relatively

’d tthat, asi‘j;'he understands it, with no specific
i %a eeded to provide for a variance or an

Acting Chair Targ said it would be good for the Plani
guestions, because it's a “but for’ type of issue. He sugges
project would be a candidate for a CEQA\;sgg

(MDN) would be appropriate. Mr. Vlasic salg th
good conversation with the property owner ar! I;

'»Commlssmn to provid

on County Health Department |nput on the septlc system this: Qpllcatlo
expeditiously. Based on that:j
requirement for installing a
exception.

0:57:50.9 Commissioner Voh

4 ther the Health Department could evaluate whether the septic
. system is sufﬂmentg |f§§;he uses are

Mr. VIaS| said they could look at the type of uses and offer

tentative concll . ? lgants icifics in terms of how the spaces are proposed to
be allocated might eib gfessmnal office, how many people might occupy that
space, etc a%ds in the ordinance to be able to give us a framework for evaluation.

As an indicato i anularity the ealth Department would consider, Mr. Vlasic said if the proposal
' 7 ice-space use, the Health Department would most likely not find a septic system
y Iow-occupancy, low-impact use.

Lisa Douglas said that she % Pouglas are excited about the opportunity to start over and work with the
Planning Commission to enabl Q_m to lease their space. She said the application is vague because they’re
trying to figure out how to offer the building for lease to a potential tenant and is looking to the town for help. She
clarified that they have no specific tenants in mind, nor specific thoughts on use of the space, but they want to
work with the town to define potential uses in a manner that will allow a successful lease effort to proceed. She
said they can't offer space for lease and then tell the tenant who wants it that there will be a six- to eight-month
CUP amendment process before they could be approved by the town to move in. She said they're willing to work
with everyone.

Public comments were requested. Mr. Ebner said he believes he speaks for most people in the Wyndham Drive
neighborhood that they'd like to see life on these properties — Windmill School, more people coming to the
church, and the beautiful building at 888 Portola Road in use with people coming and going. On a personal note,
he said, “This is a very cool process ... where you get down to specifics... Nobody’s being litigious... trying to find
the possible answers and get to specificity.” He said although the Douglases apparently spent three to four times
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more than they anticipated to rehabilitate the building, the result is terrific and all it lacks is flowers in the window
and people coming and going. He said he’s encouraged by the thought of getting to the point fairly quickly where
someone is occupying the building.

Commissioner McKitterick said he’s very aware of the Douglases’ prior application, the septic-versus-sewer issue
with other applications, and even discussion of the issue in regard to building Town Center. The subject has been
on “the civic mind” for many years, he said, and we don’t have any policy. Certainly it's within the Planning
Commission’s scope to require a sewer connection for any particular property for appropriate reasons, he said,
but he said he isn't enthusiastic about requiring a sewer hookup in this case. He noted that the Planning
Commission required it in 2001, and with no Town policy 13 years later, he said his preliminary reaction is
reluctance to go in that direction.

In terms of what uses to allow, Commissioner McKitterick noted that Com munity Commercial and Administrative
Professional Districts differ. He said he'd previously expressed conce ut proposals to modify Village Square
due to the shrinking commercial space in Town. He said the To y ems to have a plethora of offices, but is
losing commercial space. Although by right the applicants app g “‘G%have 15% offlces in therr bundlng and

he wouId be comfortable W|th that, he sald he wouldn’t suppor

ns
ee the area ba f( 5315 .business and stay Communlty

it
i%g%?sz
th Departriient's input as! ;tfo‘ what the septic system

can support. Having that key bit of mformatlon would make he more fortable with ié’m;yg recommendation she
it r
would make, she said. She concurred gwith: i % &

Iok terick’s point about' ‘Iretaining Communlty
Commercial uses over office space, and i sron could look at being flexible in order to
encourage C-C uses.

ity
Wiy,

ioner Vp 1Feldt. She said she likes the word
yacant ifer too long, she said. Commissioner

% ! %t know what they want to do and the
|'n order to§b£ able to determine whether they can do
own staff and maybe draw up initial straw-man ideas
1 to break through that scenario with options that also
asko also said she'd prefer not imposing a sewer

%
e

g 9%
a

ied
a

hookup obligat

géééii A é%gggé
Acting Chalr %Targ said he also sU

“é‘gé

orts co imermal uses,'isn't wedded to the idea of a sewer hookup, and wants

to ensure that%&,ses would be comg atible wit rameters and constraints on the property. He asked whether the

2Ny the application as a matter of general welfare of the Town if
§ { sswnal offrces that the Planning Commission doesn’t support. Mr. Vlasic
said the Planning Commrsswn would%g Igearly have to make specific judgments, on a strong basis, relative to
exceeding the 15% professwnal office %éuse limit that's in the Zoning Ordinance. He said the Douglases tried to
identify low-intensity uses, butz they hav, gefnot been vetted beyond that point, and staff needs to sit down with them
and go through the options in s ail. Meanwhile, he said, unless the lack of need for continuing commercial

use can be demonstrated, he exp ts he Planning Comm|SS|on would find it hard to push beyond the 15% limit.

}-'w
o

Acting Chair Targ indicated that providing flexibility through performance standards may be a way forward, and if
the specific uses are defined with sufficient clarity, no MND probably would be needed under CEQA but a
categorical exemption may be appropriate. As an example of a performance standard, he said one might limit the
amount of effluent that could be generated. When Commissioner Hasko asked whether that's a standard the
Health Department would prescribe, Mr. Vlasic said staff is working with the applicants to talk to the Health
Department and have the Health Department characterize what they think the site can handle with a residential
use and other uses in the building. He said we know what plumbing facilities are in the building. Acting Chair Targ
said the same thing could be done with respect to parking.

Commissioner McKitterick asked whether staff or the Planning Commission can give applicants upfront anything
that would help commercial property owners market their properties if their CUPs don’t specify a particular use.
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Mr. Vlasic said the Zoning Ordinance contains specific standards by type of use for parking, for example. With a
restaurant, the number parking spaces is determined based on the number of tables. If there's no sewer
connection, he said the driving force would be the Health Department's input on the range of uses. Overlaying
that mformatlon with information on parking in the context of the proposed occupancy, he said, we can begin to
put together performance standards such as what Acting Chair Targ suggested. If there's a commermal use for
which parking is insufficient, another potential opportunity may be provisions for joint parking, if findings can be
made that a neighbor is willing to allow parking on his/her property.

(4) Continued Study Session: 2014 Housing Element

Acting Chair Targ drew Commissioners’ attention to two draft portions of the housing element that had been
included with Ms. Kristiansson's May 16, 2014 memorandum, Eva/uat/on of 2009 Housing Element and
Constraints on Housing. i

Ms. Kristiansson said Evaluation of 2009 Housing Element dls
part of that Housing Element and the status of each one. It i
Progress Report that the Planning Commission reviewed during:
shows, Ms. Kristiansson said, the Town has done mostgéﬁ‘,he actions th

including adoption of several Zonlng Ordinance amend gzglg'gsgand developmen second-unit manual.

She described the Constraints on Housing mventory aés;“ ne of the longer, more xhgucal parts of the Housing
Element. With contents largely specified by state law sh é sald this d cument is basédign and follows the format
used in the 2009 Housing Element. The§ SGUS gﬁ iT s such as land-use
regulations permit processes, fees, etc. :
costs of land and construction, and ease/di
housing for people with dlsabllltles mcludlng ey

m
—

%gs?
Ms. Kristiansson indicated that th%e full draft of}the 2014k

Comm|SS|on at its meetmg 0 ‘fr;e 21 2014 anagasked Co

é ?ers to: forward any typographical errors or
ner ] to mcégpéerate The Town Council has a special
I’ Faf't She salli’dx she is puttlng |nformat|on about these

meeting scheduled for Jugmi . 2014, 16
meetings on the Town webs;tﬂgendmg
post it on the PV Forum. % -

. met last We ree|r g ifatives of the California Department of Housing and

’ ICD) to provide them w h jormatlon on and a context for the town, lncludlng
geology, ph:ystc%al conditions, ‘actio i i
said it was aivelgy posmve meei ng%
using the new streamllned review
of the State DenS|ty I§o|;us Law (S

%i §

Commissioner Hasko as%(ed how the:Town was doing in terms of the housing element evaluation. Ms.
Kristiansson said we are d@ng pre ttyéa ell. For all of the programs, the Town has gone at least some distance if
not the entire distance. Specif gC|ted

e Six programs for Zoning Ordinance amendments, all implemented in 2011

e Steps in terms of inclusionary housing, with the sale of the Blue Oaks lots

e Discussions with both the Priory and The Sequoias about multi-family housing
e Development of the second-unit manual

* Issuing enough permits for second units to come close to the number projected in the 2009 Housing
Element
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Commissioner McKitterick noted that Evaluation of 2009 Housing Element paragraph 2411f states that Town
intends to use proceeds from the sale of the Blue Oaks lots for eight units of affordable housing in addition to the
housing allocated to the Town for the 2014-2022 plan period. He said he wants those units to count toward
Regional Housing Needs Allocation (RHNA) numbers. Ms. Kristiansson explained that she phrased it the way
she did because ‘it buys us time.” It leaves the door open to, for instance, partnering with The Sequoias for
employee housing. She said the point is to let the state know that we intend to get at least eight moderate-income
units out of those funds. Commissioner McKitterick said he sees the flexibility her choice of words built in.

Commissioner Von Feldt said staff has done a great job in parsung apart the state reqwrements and making sure
the Town is well-covered. She pointed out also that although we've made progress in setting out and meeting
targets, Portola Valley's economic diversity — as discussed at the Town Council, Planning Commission and
ASCC retreat on May 18, 2014 — hasn'’t improved. While we're heading in the right dlrectlon in terms of meeting
state requirements, she is concerned that we haven't even started to Z'crack that nut” about improving economic
diversity. Ms. Kristiansson said that given the timeframe for finali the 2014 Housing Element update, a
logical place to address that might be in the goals. She also pomt that Program 7, the vision component,
could also reflect the intention to broaden economic dlver3|ty 0| ner Von Feldt clarified that her point
was not necessarily related to this particular update but v observation that despite meeting

requirements, the big picture is getting worse instead of bette @

ecause that term is open to
ing,e . He mentioned teachers

and employees of The Sequouas as examples. He said SOE ne, ns of economic diversity,

he said he wants it because it would strensgthen the comm

reduce traffic, too, he added to the list of [t

wonderful matches for elderiy (
to live for a year. She said%;t ““iitt!e to mak
help publicize the program fVIs Krlstlansson said
information and making it mog‘% e
project is complete, she inte ci
information andéésh HIP

» ;;gVetted by%ﬁmeriCorps and looking for a place
sharﬂ%housmg;;gnatch there must be more we can do to

%ﬁoken somegne at HIP Housing about getting more
‘website. She said once the Housing Element update
information on the website, adding links to basic
She also noted that HIP Housing brochures are
%%upplementing efforts with some low-tech. initiatives
%meet potential home-sharers. Ms. Kristiansson said we

nducts bacﬁground checks on both housing providers and housing

i

Mr. Ebner said that%i o:bring in a floo§d J,; people wganting to take advantage of HIP Housing, post the information
at Stanford, where hoﬁujsilpg seekers arezvery motivated. Mr. Ebner also said the Town has no obligation to build
or make available anygzpa jcular nurpber of units; it's only an obligation to show that it hasn’t created an
atmosphere that oliscouragI : ffordable%housmg, such as prohibitive zoning. He said somehow the number eight
has become attached to the 'aLitcon gof Blue Oaks, but the more fundamental issue is how fungible the return

from Blue QOaks is.

According to Mr. Ebner, suggestions have been made to set up a sinking fund, or an in-Town bank, to promote
below market-rate (BMR) housing of various kinds, such as short- or medium-term loans to develop second units,
or maybe construction loans. The idea, he said, would be to use the money as a rolling fund or seed capital to
encourage creative production of this kind of housing, not necessarily buy a piece of property or build a certain
number of units. He described it as a different template, which has a future to it, for approaching the problem of
BMR housing. Mr. Ebner said that to his knowledge, nothing in the law would militate against that.

Commissioner Hasko asked whether there are constraints on the Town’s ability to use the Blue Oaks proceeds
- for units versus programs. As she recollects it, the Ad Hoc Affordable Housing Committee was asked for ideas of
what to do with the Blue Oaks money to support affordable housing, but that was a big question and with so
much already on its plate, the Committee was unable to follow up. Ms. Kristiansson said the Town Council would
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have to make decisions on how to spend those funds. She explained that the eight units Mr. Ebner mentioned
originated in the fact that the Blue Oaks lots were intended to hold eight moderate-income units, but we're not
necessarily committed to that exact number.

Town Council Liaison Hughes said those eight units were part of our previous Housing Element, so when the
update is approved, the eight units go away unless we reintroduce them. Assuming the state accepts the updated
Housing Element, it need not be eight units.

Commissioner McKitterick said it could be six units or 16. Commissioner Hasko suggested it could be as broad
as subsidizing fees for affordable housing. Ms. Kristiansson said she would discuss the options further with the
Town Attorney before coming back to the Planning Commission with the full draft.

Acting Chair Targ suggested asking the Town Attorney about the Tow x':é?maximum flexibility in this regard. He
wondered whether we could devote $2 million to HIP Housing or;; ake the environment as hospitable as
possible for affordable housing in Portola Valley. Commissioner i\é@’ 1dt said we may be able to get more than

eight units out of it. %E%E%%

Tl
D

COMMISSION, STAFF, COMMITTEE REPORTS AND REG;"M
Commissioner Hasko reported that she and Cha libert as agreed, hav ,bggun reviewing the Ad Hoc
Affordable Housing Committee’s report in light of the éF—‘Iousmg Element goals andspgucnes and are working on
integrating some of the language. They will resume when%@agr Gilbertreturns. i%gggéa

4 %z;
Ms. Kristiansson said a special joint field e,:%egg g of the PIannF‘rﬁg%@ ommission with the ASCC is scheduled for
May 27, 2014, beginning at 3:30 p.m. at tﬂ;@é’\’@g giproperty, 6835!'%ortola Road and moving on to meet at 17
Redberry Ridge at 4:30 p.m. As Ms. Kristiansson x‘élé%@ed the sitel meetmgs will give Planning Commissioners
the opportunity to comment on those projects —§; [iCUP gfo§§683 Portola’ Igoagl and a site development permit at 17
Redberry — and that these pro cts will not beiay endlzed for reliminaryiidiscussion in front of the Planning

Commission due to the high Ie g i i\f \gvork and the ¢ {ﬁﬁ the .gune 18“§meet|ng
§

e

LEEN

m

Ms. Kristiansson said she'y
meetings this summer and t
needs to be rescheduled.

general pICtL;I"e f their avallablllty for scheduling purposes if anything

il

APPROVAL O

[ LTS

u;zzﬁgéigﬁig
. the minutes of the May 7, 2014 Regular Planning Commission
:the motion carried 4-1.

Denise Gilbert, Chair Karen Kristiansson, Interim Town Planner
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