
     

 

_____________________________________________________________________________ 
                      

           
SPECIAL ASCC FIELD MEETING 

 
3:00-3:30 PM 40 Firethorn Way – Preliminary Architectural Review and Site Development Permit for a 
New Residence 
 
3:45-4:15 PM 531 Wayside Road – Preliminary Architectural Review and Site Development Permit for a 
New Residence  
 
4:30-5:00 PM 900 Portola Road – Architectural Review and Site Development Permit Amendments 
 
REGULAR MEETING AGENDA 
 
7:00 PM - CALL TO ORDER AND ROLL CALL 
Commissioners Breen, Koch, Wilson, Vice Chair Sill and Chair Ross 
 
ORAL COMMUNICATIONS 
Persons wishing to address the Architectural and Site Control Commission on any subject may do so now.  
Please note however, that the Architectural and Site Control Commission is not able to undertake 
extended discussion or action tonight on items not on the agenda. 
 
OLD BUSINESS 
1. Final Review and Recommendation for a Conditional Use Permit, Architectural Review and Site 

Development Permit, 838 Portola Road, Owner: Georgia Bennicas, File#: PLN_USE 7-2017 (Staff: C. 
Richardson) 
 

NEW BUSINESS 
2. Architectural Review for Modifications to the Previously Approved Family Lounge Building at Windmill 

School and Family Education Center, 900 Portola Road, File: PLN_ARCH0038-2017 (Staff: C. 
Richardson) 
 

3. Preliminary Architectural Review and Site Development Permit for a New Residence, File # 35-2017, 
40 Firethorn Way, YLCL Investments Residence (Staff: C. Richardson) 
 

4. Preliminary Architectural Review and Site Development Permit for a New Residence, File # 34-2017, 
531 Wayside Road, Sholtz/Magill Residence (Staff: C. Richardson) 

 
COMMISSION, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS 
 
APPROVAL OF MINUTES 
5. ASCC Meeting of September 11, 2017 
  
ADJOURNMENT 
 
AVAILABILITY OF INFORMATION      

For more information on the projects to be considered by the ASCC at the Special Field and Regular meetings, as well as the scope of 
reviews and actions tentatively anticipated, please contact Carol Borck in the Planning Department at Portola Valley Town Hall, 650-851-
1700 ex. 211.  Further, the start times for other than the first Special Field meeting are tentative and dependent on the actual time needed for 
the preceding Special Field meeting. 

TOWN OF PORTOLA VALLEY 
Meetings of the Architectural Site Control Commission (ASCC) 
Monday, October 9, 2017 
7:00 PM – Regular ASCC Meeting 
Historic Schoolhouse 
765 Portola Road, Portola Valley, CA 94028 
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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. 
 

ASSISTANCE FOR PEOPLE WITH DISABILITIES 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please contact the 
Planning Department at (650) 851-1700. Notification 48 hours prior to the meeting will enable the Town to make reasonable arrangements to 
ensure accessibility to this meeting. 

 
PUBLIC HEARINGS 

Public Hearings provide the general public and interested parties an opportunity to provide testimony on these items.  If you challenge any 
proposed action(s) in court, you may be limited to raising only issues you or someone else raised at the Public Hearing(s) described in this 
agenda, or in written correspondence delivered to the Architectural and Site Control Commission at, or prior to, the Public Hearing(s). 



                         

_____________________________________________________________ 
 
TO:    ASCC 
 
FROM:   Cynthia Richardson, Planner 
 
DATE:   October 9, 2017 
 
RE:   Final review for a Conditional Use Permit, Architectural Review and Site 

Development Permit, 838 Portola Road, Owner: Georgia Bennicas, File#: 
PLN_USE 7-2017 

 
RECOMMENDATION 
 
Staff recommends that the ASCC review all the information and provide specific recommendations 
to the Planning Commission for the following items: 
 

1. Conditional Use Permit. Review and make recommendations to the Planning Commission 
for the new CUP and CUP Conditions of Approval found in Attachment 1. 

 
2. Architectural Review and Site Development.  Review and make recommendations to the 

Planning Commission for the Site Development Permit and Site Development Conditions of 
Approval found in Attachment 2.   

 
BACKGROUND 
 
The .17 acre (7,570 square feet) property is accessed directly off of Portola Road.  Located to the 
west is Hallett Store, to the east across Sausal Creek is an office building, to the rear are two 
vacant parcels and across the street is Christ Church.  The property is zoned AP (Administrative 
Professional) and is located within the Town Center Area Plan and along Portola Road which is 
designated as a scenic corridor. 
 
On September 6, 2017 the ASCC and Planning Commission held a joint field meeting to walk the 
site.  Later that evening the Planning Commission held a preliminary hearing to review the 
application as proposed.  The staff report and meeting minutes can be found as Attachment 3 and 
4.   The ASCC conducted a preliminary meeting on September 11, 2017 and meeting minutes can 
be found as Attachment 5. 
 
 
 
 
 
 
 

TOWN OF PORTOLA VALLEY 
STAFF REPORT 
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PROJECT DATA 
 
Lot Size   .17 acre (7,570 sf) 
Average Slope    6.25% 

AP Zone District 
Code 

Requirements 
Existing Proposed Remaining 

Floor Area Ratio for  
AP Zone (13%) 

984 838 838 146 

Max Coverage Limit (15%) 
(floor area plus covered porches) 

1,136 838 1,018 118 

Landscape Coverage (40%) 3,028 2,947 3,193 165 
Landscape Front Setback 25% 2.10% 9.00% - 
Height 28’ 18’ 18’ - 
Front Setback 50’ 36’ 36’ - 
West Side Setback 20’ 6’ 6’ - 
East Side Creek Setback 30’ 3’ 3’ - 
Rear Setback 20’ 56’ 56’ - 
Parking 4 3 4  

 
 
CODE REQUIREMENTS 
 
As required by Sections 18.64.010 and 18.72.120 of the Portola Valley Municipal Code (PVMC), 
the project is subject to review by the ASCC and Planning Commission. The existing structure is 
legal non-conforming since it encroaches within the front, side and rear setbacks.  
 
DISCUSSION  
        
Georgia Bennicas is requesting a new CUP for office use, Architectural Review, and a Site 
Development Permit for removal of the large redwood tree within the driveway.  The current structure 
will be remodeled both internally and externally with no expansion to the floor area.  The remodel 
work will comply with the 50% nonconforming rule (Portola Valley Municipal Code Section 18.46.040).  
All variance requests have been withdrawn from the application.  
 
Conditional Use Permit  
 
To approve a use permit, findings as identified in PVMC Section 18.72.130 must be made.  Staff 
has prepared conditions related to such things as hours of operation, parking minimums and 
periodic reviews.  Staff has prepared conditions and findings in support of the new Conditional Use 
Permit (Attachment 1). 
 
Architectural Review 
 
Exterior materials and finishes, exterior lighting, and signage 
This structure should be evaluated against the Portola Valley Design Guidelines as well as the 
Portola Road Corridor Plan and the Town Center Area Plan.  Staff believes that this project meets 
the objectives of the Town Center Area Plan such as integration of businesses serving the 
residents of Portola Valley and providing a project that is a scale and design quality compatible 
with the rural setting of the town.  The Town’s Design Guidelines discusses the need to site 
structures, driveways and parking area with respect to the natural site conditions and to design 
structures around mature trees.  The colors and materials have a reflectivity value less than 40% 
and the materials blend well with the site. The lighting plan is minimal and maintains the rural unlit 
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character of the environment. Draft conditions of approval for the Site Development Permit have 
been provided in Attachment 2. 
 
Landscaping and fencing 
The applicant’s landscape architect has prepared a memo (Attachment 6) that explains the 
reason for leaving the Arbutus ‘Marina’ tree instead of the Big Leaf Maple as requested by the 
ASCC.  He states that the Big Leaf Maple will eventually grow to a mature height of 50’ to 65’ and 
will conflict with the utility wires.  Therefore he is requesting to keep the original tree in the 
landscape plans. 
 
The applicant has also added to their request to extend the fencing along the north property line 
farther towards the creek to provide some private outdoor area on the property.  The six foot tall 
solid fence will not encroach into the 30 foot creek setback. 
 
CALIFORNIA ENVIRONMENTAL QUALITY ACT 
 
This project has been determined to be categorically exempt from the California Environmental 
Quality Act (CEQA) per Sections 15301 and 15302 of the CEQA guidelines.  
 
PUBLIC COMMENTS 
 
No comments from the public have been received as of the writing of this report. 
 
CONCLUSION 
 
The ASCC should offer comments and recommendations to the Planning Commission for the 
following: 
 

1. Conditional Use Permit (see attached findings and conditions of approval) 
2. Site Development (see attached conditions of approval) 

 
ATTACHMENTS 
 

1. Resolution for Conditional Use Permit Findings and Conditions of Approval 
2. Site Development Conditions of Approval 
3. ASCC and Planning Commission staff report dated September 6, 2017 
4. Planning Commission draft minutes dated September 6, 2017 
5. ASCC draft minutes dated September 11, 2017 
6. Landscape Architect memo 
7. Architectural plans (ASCC only) 

 
 
Report approved by: Debbie Pedro, Planning Director 



DRAFT 
RESOLUTION NO. 2017 - 

RESOLUTION OF THE TOWN OF PORTOLA VALLEY  
PLANNING COMMISSION APPROVING A CONDITIONAL USE PERMIT 

838 PORTOLA ROAD, OWNER: GEORGIA BENNICAS 
 FILE PLN_USE 7-2017 

WHEREAS, Georgia Bennicas has submitted an application for a Conditional Use 
Permit for use of the existing building, with some modifications, on the property located at 846 
Portola Road as an office building; and  

WHEREAS, the Architectural and Site Control Commission (ASCC) held a duly noticed 
public hearing on October 9, 2017 and after reviewing and considering the staff report, all 
related information and public comment, recommended that the Planning Commission approve 
the Conditional Use Permit; and  

WHEREAS, the Planning Commission held a duly noticed public hearing on October 18, 
2017 to consider the Conditional Use Permit, and the entire record of proceedings, including the 
staff reports and public comment; and 

WHEREAS, the proposed ordinance is exempt from California Environmental Quality 
Act (CEQA) pursuant to Sections 15301 and 15302 of the CEQA Guidelines.   

NOW, THEREFORE, be it resolved that the Planning Commission of the Town of 
Portola Valley does hereby RESOLVE as follows: 

The Planning Commission makes the following findings regarding the Conditional Use Permit: 

a. 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.

The property is located within the Town Center Area Plan that is a sub-area plan within
the General Plan.  Office uses exist to the east of the project site and commercial uses
are located to the west.  The subject parcel, along with three other parcels to the east,
has a community service designation in the Town Center Area Plan with offices
identified as an appropriate use.  The office building is well located as it is close to Town
Center and is accessed by Portola Road.

b. 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.

The existing structure has operated as an office use since 1969 with adequate parking
and landscaping.  The applicant is proposing to operate a small investment advisory
business with two staff members on the property. No substantial changes will be made
to the use of the site and the office use will be compatible with the surrounding land uses
and Town Center Area Plan.

Attachment 1



 
c. 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.    
 
The project is located on Portola Road which is a major thoroughfare within the Town.  
There will be no change in use. According to the applicant, they will be meeting with 
clients throughout the day, one at a time so there will be minimal additional traffic 
generated by the proposed use.  The parking impacts have been analyzed and the 
proposed spaces will serve the day to day needs of the office building. 
 

d. The proposed use will not adversely affect the abutting property or the permitted 
use thereof.   
 
An office building is located to the east and west with uses that serve the Town.  The 
structure has been located at this site since 1969 and operated as an office for the past 
48 years. No complaints have been received by the Town for this use. 
 

e. 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.    
 
The proposed project would not have a geologic impact because the project site is 
located outside of any Geotechnical and Seismic Hazard Zones as shown on the Town’s 
Geotechnical and Seismic Hazard Zone Map.   
 

f. The proposed use will be in harmony with the general purpose and intent of this 
title and the general plan.   
 
The A-P (Administrative-Professional) District is intended to provide space for 
administrative and professional offices and related uses serving primarily the town and 
its spheres of influence.  Provisions under the A-P District regulations allows for 
administrative and professional offices with a conditional use permit.  

 
Conditional Use Permit PLN_USE 7-2017 is hereby granted for the Georgia Bennicas, subject 
to conditions attached hereto as Attachment A and incorporated herein by this reference. 
 
PASSED AND ADOPTED at the regular meeting of the Planning Commission of the Town of 
Portola Valley on October 18, 2017. 
 
For: 
 
Against: 
 
Absent: 
 
       By: _________________________ 
        Denise Gilbert, Chairperson 
 
 
ATTEST:_________________________ 
              Debbie Pedro, Planning Director  



Attachment A 
Conditional Use Permit For 

Georgia Bennicas 
838 Portola Road, File PLN_USE 7-2017, CUP# X7D-178 

 
1. Property and Nature of the Use.  This Conditional Use Permit shall apply to the property 

owned by Georgia Bennicas with a total land area of 7,570 square feet, commonly known as 
838 Portola Road, Assessor's Parcels: 076-261-050 (Property). 
 

2. Use.  The uses within the building shall be limited to business and professional offices 
serving the community and adjoining residential areas which comply with the Town of 
Portola Valley Zoning Ordinance or any other use contained in PVMC Section 18.22.030 
such as medical and dental clinics, Veterinary Clinics, Real Estate and Insurance Offices, 
Convenience Goods, Residential Care Facilities and any other use which is determined by 
the Commission to be found to be the same character as another use.  Compliance with this 
provision shall be determined by staff review through the zoning permit issuance procedure. 

 
3. Conditional Use Permit Review.  No later than one (1) year after the date of occupancy, 

Georgia Bennicas shall request and the Planning Commission shall then review the 
Conditional Use Permit at a noticed public hearing to determine that the use remains in 
compliance with the conditions of approval.  

 
4. Conformance to Plans and Use.  The development of the Property shall conform to the 

approved Site Development plans titled Bennicas Commercial Project, 838 Portola Road 
dated 7/21/2017. 

 
5. On-site Parking.  There shall be 3 regular parking spaces and 1 handicapped space 

provided at all times. One parking space may be tandem.  Handicap parking on the project 
site shall be provided pursuant to the standards set forth in the uniform building code to the 
satisfaction of the building official. 

6. Refuse. All trash areas shall be effectively screened from view, covered, and maintained in 
an orderly state and trash shall be picked up regularly. 

 
7. Street Number Visibility. Street numbers of the building shall be easily visible from the 

street at all times, day and night. 
 

8. Landscaping. Planting and irrigation shall be provided, as indicated, on the approved plan 
sheets L-001, -101, and -501. Landscaped areas shall be maintained.  
 

9. Lighting.  Lighting shall be the minimal amount for safety only and lighting controls shall be 
in place to ensure all lights are off when the site is not in use. 

 
10. Compliance with Local and State Laws. The use shall be conducted in full compliance 

with all local and state laws. The permit shall be subject to revocation if the use is not 
conducted in compliance with these conditions and all applicable laws. 

 
11. Revocation, Suspension, Modification. This Conditional Use Permit may be revoked, 

suspended or modified by the Planning Commission, or by the Town Council on appeal, at 
any time, whenever, after a noticed hearing in accordance the Town of Portola Valley 
Municipal Code and when the Planning Commission finds:  
 



a. A violation of any conditions of the Conditional Use Permit was not abated, 
corrected or rectified within the time specified on the notice of violation; or 
 

b. A violation of any Town Ordinance or State law was not abated, corrected or 
rectified within the time specified on the notice of violation. 

 
12. Covenants Run with the Land.  All of the conditions contained in this Conditional Use 

Permit shall run with the land and shall be binding upon, and shall inure to the benefit of 
Georgia Bennicas and her heirs, successors, assigns, devisees, administrators, 
representatives and lessees. 
 

13. Defend, Indemnify and Hold Harmless.  Georgia Bennicas shall defend, indemnify and 
hold harmless the Town, and its elective and appointive boards, commissions, agents, 
officers and employees from any and all claims, causes of action or proceedings arising out 
of or in connection with, or caused on account of, the development and occupancy of the 
Georgia Bennicas building and the approval of this Conditional Use Permit or any related 
approvals. 
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Recommended Conditions of Approval  
Site Development Permit for Remodel of an Existing Office Building, 

New Parking Lot and Tree Removal 
838 Portola Road, Owner: Georgia Bennicas 

 File #PLN_USE 7-2017 

A. PLANNING DEPARTMENT: 

1. No other modifications to the approved plans are allowed except as otherwise first
reviewed and approved by the Planning Director or the ASCC, depending on the scope
of the changes.

2. The overhang of the building shall be no greater than 2 feet from the face of the building.
All roof improvements constructed without benefit of a building permit shall be removed
and restored to the original setbacks.

3. On-site lighting is approved as shown on the approved plans. Any additional on-site
exterior lighting shall be subject to review and approval by the ASCC. All new on-site,
exterior lighting shall conform to the Town's Outdoor Lighting Policy.

4. All building colors and materials are to be those specified on the Site Development
Approved Plan Set and color board.

5. All recommendations contained in the Arborist Report prepared by Advanced Tree Care,
dated November 5, 2016 shall be implemented during construction.

6. All invasive plants shall be removed from the site prior to final inspection.

7. Prior to submission of a Building Permit the applicant shall obtain clearance from the
San Mateo County Health Department for removal of the improvements affecting the
Onsite Wastewater Treatment System.

B. ENGINEERING/PUBLIC WORKS DEPARTMENT: 

8. The driveway or portions of the parking lot within the Town’s right of way shall be
repaired and repaved to the satisfaction of the Public Works Director, prior to final sign
off.

9. A detailed construction logistics plan with a schedule shall be submitted prior to building
permit issuance.  A construction staging and tree protection plan shall be submitted to
the satisfaction of the Public Works Director prior to building permit issuance.

10. Provide adequate site visibility at the driveway approach.

11. An Encroachment Permit shall be obtained for the removal of the large redwood tree at
the front of the property within the public right of way.

12. An Encroachment Permit shall be obtained for any new replacement fencing located
within the public right of way.

Attachment 2
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C.  FIRE DEPARTMENT: 
 

13. Address and/or suite numbers shall be clearly posted and visible from the street with a 
minimum of 4” numbers on contrasting background. 

 
14. If a Fire Sprinkler system is already installed, then reconfigure as needed to comply with 

the Fire Code. 
 

15. Self-illuminating exit signs shall be installed prior to final inspection. 
 

16. Knox Box shall be required if not already installed prior to final inspection. 
 

17. Fire Extinguishers shall be installed prior to final inspection. 



_______________________________________________________ _

TO:  Planning Commission and ASCC 

FROM:  Cynthia Richardson, Planner 

DATE:  September 6, 2017 

RE:   Preliminary review for a Conditional Use Permit, Variance, Architectural Review 
and Site Development Permit, 838 Portola Road, Owner: Georgia Bennicas, File#: 
PLN_USE 7-2017 and VAR 2-2017. 

RECOMMENDATION 

Staff recommends that the Planning Commission and ASCC offer comments, reactions and 
directions to assist the applicant and project team to make any plan adjustments or clarifications 
that members conclude are need before the commission considers final action on the application.  

PROJECT DATA 

Lot Size   .17 acre (7,570 sf) 
Average Slope   6.25% 

AP Zone District 
Code

Requirements 
Existing Proposed Remaining

Floor Area Ratio for 
AP Zone (13%) 984 838 838 146 

Max Coverage Limit (15%) 
(floor area plus covered porches) 

1,136 838 1,018 118 

Landscape Coverage (40%) 3,028 2,947 3,193 165 
Landscape Front Setback 25% 2.10% 9.00% - 
Height 28’ 18’ 18’ - 
Front Setback 50’ 36’ 36’ - 
West Side Setback 20’ 6’ 6’ - 
East Side Creek Setback 30’ 3’ 3’ - 
Rear Setback 20’ 56’ 56’ - 
Parking 4 3 4 

BACKGROUND 

The .17 acre (7,570 square feet) property is accessed directly off of Portola Road (Attachment 1).  
Located to the west is Hallett Store, to the east across Sausal Creek is an office building, to the 
rear are two vacant parcels and across the street is Christ Church.  The property contains a septic 
system at the rear of the property and will not be connecting to the sanitary sewer system. 

MEMORANDUM 
TOWN OF PORTOLA VALLEY 

Attachment 3
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According to the Assessor’s records the structure was originally constructed in 1960 as a dentist 
office. Ms. Bennicas purchased the building in 2012 and intended to move her business to this 
building.  On May 31, 2016 the Town issued a building permit to install new windows, siding and 
roofing. While under construction it was found that the applicant exceeded the original scope of 
work and on November 11, 2016 a stop work notice was placed on the property. 

The property is zoned AP (Administrative Professional) and is located within the Town Center 
Area Plan that is a sub-area plan within the General Plan.  The project includes the remodeling of 
the existing office building, new asphalt paved parking lot and removal of the large redwood tree 
located in the front of the building.  The existing structure will be remodeled and will remain only 
one office. The use within the building is limited to business and professional office serving the 
community and adjoining residential areas which comply with the Town of Portola Valley Zoning 
Ordinance or any other use contained in PVMC Section 18.22.030 such as medical and dental 
clinics, veterinary clinics, real estate and insurance offices, convenience goods, residential care 
facilities and any other use which is determined by the Commission to be found to be the same 
character as another use.   The office cannot exceed 1,500 square per Municipal Code Section 
18.54.052 for commercial and office uses. 

CODE REQUIREMENTS 

The existing structure is legal non-conforming since it encroaches within the front, side and rear 
setbacks. The proposed front entrance canopy and rear covered deck additions to the structure 
require variance approval. 

DISCUSSION 

The applicant is requesting preliminary review for a new Conditional Use Permit, Variance, 
Architectural Review and Site Development Permit for the property located at 838 Portola Road. The 
current structure will be remodeled both internally and externally with no expansion to the floor area.  
The remodel work will comply with the 50% nonconforming rule (Portola Valley Municipal Code 
Section 18.46.040). The applicant is requesting a variance to extend the rear portion of the roof to 
provide a covered patio area, a front door canopy that projects into the front setback and to not meet 
the landscape requirement of 25% within the front setback.   

Conditional Use Permit 

This property has never had a CUP for previous businesses/uses which included a veterinary 
office.  The AP District lists administrative and professional offices as one of the uses allowed 
under the conditional use permit process (Municipal Code Section 18.22.030).  Bennicas 
Associates is an investment advisor firm which consists of owner Georgia Bennicas and two 
assistants.  They meet with only one client at a time and will have low traffic volumes at the 
property.  A letter submitted from the applicant (Attachment 2) details the office use.  Bennicas 
Associates was once located at 130 Portola Road and at that time had a Zoning Permit to operate 
her business.  The business has since moved to the Town of Woodside. 

The Zoning Ordinance allows for professional offices as follows: 

“Administrative and professional offices that meet the domestic needs of the residents of 
the town and its spheres of influence or which provide services to other businesses or 
institutions in the town or its spheres of influence meeting domestic needs, provided any 
such establishment conforms to the floor area limitations of Section 18.54.052;” 
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The Planning Commission will need to evaluate the conditional use permit for compliance with the 
provisions of Municipal Code Section 18.72.130.  The findings must be made to approve the 
project.  The plan package will establish design and use controls for the project along with CUP 
conditions.  The current project includes the remodel of the structure which will remain only one 
office. 

The Zoning Ordinance section 18.72.030 outlines the purpose of the review as follows: 

A. Determine whether the location proposed for the conditional use applied for is properly 
related to the development of the neighborhood or community as a whole; 

B. Determine whether or not the use proposed in the particular location would be 
reasonably compatible with the types of uses normally permitted in the surrounding area;  

C. Evaluate whether or not adequate facilities and services required for such use exist or 
can be provided; 

D. Determine whether the site is or can be made safe from hazards of storm water runoff, 
soil erosion, earth movement, earthquake, and other geologic hazards; 

E. Stipulate such conditions and requirements as would reasonably assure that the basic 
purposes of this title and the objectives of the general plan would be served. 

Variance 

The existing structure, including the attached carport is legal nonconforming with the building 
encroaching into the front and side setbacks. The original non-conforming structure maintained a 
2-foot overhang all around the building.  The applicant is requesting a 4 foot extension of the rear 
roof to create a covered outdoor area. The extension projects into the east and west side yard 
setbacks. The proposed roof expansion and support columns have already been constructed 
without benefit of a building permit.  It has been determined by the San Mateo County 
Environmental Health Department that the column on the west side of the building is constructed 
on top of the existing septic tank and must be removed or relocated (Attachment 3).   The 
applicant in their letter dated August 11, 2017 from Peter Carlino (Attachment 4) indicates that the 
three columns will be removed and the roof support will be tied back to the building. The project 
also includes a fabricated canopy extension at the front entry that projects 2 feet farther into the 
front setback than the original overhang. 

The following variance findings would need to be made in order to approve the variance. 

1. There are special circumstances applicable 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;

2. 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;

3. 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;
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4. The variance will not be materially detrimental to the public welfare or injurious to
properties or improvements in the vicinity or in the district in which the property is
located;

5. 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.

6. That the granting of such variance shall be consistent with this title and the general plan.

Pursuant to Section 18.52.070 of the PVMC, cornices, canopies, eaves or any other similar 
architectural features may project a distance not exceeding three feet into the required yard. 
The front entrance canopy extends 4’ into the front yard setback and would require a variance 
unless the overhang is reduced by 2’ to match the original roof overhang.  This code section is 
applies to conforming structures so that the anticipated projection of 3 feet is from the setback 
line. In this case the existing structure already extends beyond what the exception allows.  

Staff is unable to make hardship findings for the variances because the rear roof and front canopy 
extensions are design elements and not essential to the structure.  

Architectural Review 

Exterior materials and finishes, exterior lighting, and signage. 

The plan set includes floor plans and architectural elevations on sheet 2.  The structure will be 
clad in horizontal wood siding along with a new black color metal standing seam roof.  The 
applicant is proposing new updated black metal frame windows and doors.  The horizontal wood 
siding will be stained a medium brown.   

Proposed landscape lighting for the project can be found on sheet L-101.  Two path lights are 
shown as a small hooded light fixture.  Lighting on the structure includes wall mounted Lighting 
that can be found in (Attachment 5). 

The applicant has not proposed a sign plan at this time. 

Landscaping and fencing. 

A conceptual landscape plan can be found on sheet L-101.  The landscape plan is subject to the 
Water Efficient Landscape Ordinance specific information can be found on sheet L-101 in the plan 
packet.  The applicant is proposing to increase the landscape area within the front setback from 
2% to 9%, reducing the nonconformity. 

The Arborist Report prepared by Advanced Tree Care dated November 5, 2016 (Attachment 6) 
comments only on the 80.2 inch diameter Coastal redwood tree located near the front property 
line.  The report indicates that this tree has been topped at 30 feet due to the location of the 
power lines.  This tree if not topped would have been approximately 100 to 120 feet tall.  The 
report states that the tree is in poor condition and will never reach its maximum potential due to 
the power lines.  The report supports the removal of the tree.  The Conservation Committee in 
their memo (Attachment 7) agrees with the removal of the tree.  In addition the committee has 
reviewed the proposed landscaping and finds it acceptable with the caution of the new tree 
planted at the font of the property may conflict with the power lines at maturity.  The committee 
also recommends removal of all invasive plants on the property and non-native vegetation. 
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The applicant is proposing new fence along the western side of the existing structure.  Details of 
the fencing can be found on sheet L-501.  The fence will be an open three rail fence with mesh 
wire from the front property line to the 50 foot setback at which point the fence switches to a 6 foot 
tall horizontal cedar fence.  The fence continues to where the property line turns west.  The 
applicant should coordinate with the Hallett Store project because an open rail fence has already 
been approved on that project for the same property line.  Additional details regarding the mailbox 
can also be found on this page. 

Parking 

Staff evaluated the parking requirements for the project using the Zoning Ordinance, Table 5 of 
Section 18.060.110 “Schedule of required off-street parking spaces”.  The Ordinance requires 1 
space for each 200 square feet of floor area for Banks, Businesses, or professional offices.  The 
Zoning Ordinance defines floor area in Section 18.60.040 as follows “For the purpose of this 
section, "floor area" shall mean the gross floor area in the building other than floor space 
designated and used exclusively for parking and loading spaces, building service and 
maintenance, or storage of equipment and furnishings belonging to the occupants of the building 
but not in current use.”   

The 800 square foot office building requires 4 parking spaces.  The project site plan shows 
parking for three standard spaces and one handicapped space.  Based on parking space 
requirements, the applicant has met the code requirement. 

Grading and Drainage 

The site is relatively level with an average slope of 6.25%.  Sausal Creek runs along the entire 
length of the eastern property line.  The property measures approximately 67 feet along Portola 
Road and is approximately 124 feet deep.   The Public Works Director has provided a memo 
dated June 20, 2017 (Attachment 8) where he calls for improvements to the driveway approach 
and to provide adequate site visibility at the driveway approach.   

Fire Department Review 

The Fire Marshal has prepared a memo dated June 19, 2017 (Attachment 9) and has outlined 9 
comments relating to fire alarms, fire extinguishers, panic hardware and Knox Box requirements. 

Conservation Committee 

The Conservation Committee reviewed the project (Attachment 7) and would like the invasive 
weeds removed.  They reviewed the arborist report regarding the redwood tree at the front of the 
property and are in agreement that the tree should be removed.  They also reviewed the new 
landscape plan and find it to be acceptable. 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

This project has been determined to be categorically exempt from the California Environmental 
Quality Act (CEQA) per Section 15301 and 15302 of the CEQA guidelines.  

NEIGHBOR COMMENTS AND COMMUNITY OUTREACH 

No neighbors have commented as of the writing of this report. 
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CONCLUSION 

The ASCC and Planning Commission should conduct their individual preliminary reviews, 
including the site visit, and offer comments, reactions and directions to assist the applicant with 
any plan adjustments or clarifications that members conclude are needed. Specifically each 
Commission should review the project and provide comments as follows: 

• The ASCC should review the site plan, building layout, visual character of the project
including materials and landscaping, and variance requests and make suggestions and
comments to the applicant.

• The Planning Commission should review the Variance and Conditional Use Permit and
offer any comments or suggestions to the applicant.

ATTACHMENTS 

1. Vicinity Map
2. Applicants letter dated May 3, 2017
3. San Mateo County Environmental Health Department memo dated July 21, 2017
4. Pete Carlino Letter dated August 11, 2017
5. Light fixture cut sheet
6. Arborist Report prepared by Advanced Tree Care dated November 5, 2016
7. Conservation Committee Memo dated May 27, 2017
8. Town Public Works Director memo dated June 20, 2017
9. Woodside Fire Protection District memo dated June 19, 2017
10. Architectural plans (Commission only)

Report approved by: Debbie Pedro, Planning Director 
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7-21-17 (via email) 

Dear Cynthia, 

This is a follow up email to our site inspection conducted on 6/29/2017 to assess the potential impact 
created by the construction of the roof extension/deck.  The inspection revealed a deck extension with a 
concrete pad and three 14”X22” columns supporting a cantilevered roof.  The column located on the 
northwest corner of the deck is resting  on top of the concrete septic tank.  This is in violation of the 
setback requirements  specified in the OWTS Ordinance 4.84.120 and Section 3 of the Onsite Systems 
Manual (OSM).  The structure must be removed and the septic tank must be evaluated by a registered 
septic professional.  A report shall be supplied to Environmental Health (EH) describing the condition of 
the tank and any necessary repairs.  The applicant has several options for approval from EH.  (1) Connect 
to sanitary sewer and submit application/fees to EH to obtain a septic tank destruction permit; or (2) 
modify structure meeting setback requirements and submit applications/fees to EH for a variance and 
tank replacement in the same location if necessary. 

I may be reached by phone (650) 464-0613 or reply to this email if you have any questions. 

Sincerely, 

Edgardo Diaz 
EHS IV, Land Use Program 
San Mateo County Environmental Health 
2000 Alameda de las Pulgas, Suite 100 
San Mateo, CA 94403 
Direct Phone 650-464-0613 
Fax 650-627-8244 
mailto: egdiaz@smcgov.org 
http://smchealth.org/landuse 
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Conservation Committee Comments 

838 Portola Road 
May 27, 2017 

Committee members at site visit:  
Jane Bourne 
Don Eckstrom 
Judy Murphy 

Impermeable Surfaces 
Proposed re-paving for parking area in front of the building has 

approximately the same surface area as did the existing paving.   

Landscape Plan: 

Current Site: 

The biggest single conservation issue in this updating of the property 
for commercial use is the proposed removal of the large redwood tree 
currently growing at the front of the property facing Portola Road.  While 
this tree is a dominant feature of the property when viewed from street level, 
it was topped many years ago to (unsuccessfully) avoid interaction with the 
overhead power lines.  As a result, when viewed from a distance the tree is 
unattractive, and it may be subject to enhanced internal decay due to the 
long-term exposure of the topped trunk to moisture. 

In addition, the tree roots have buckled the surrounding surfaces, 
creating roughness that would preclude use a large portion of the front yard 
for a driveway and parking.  The arborist’s report states that this 
combination of factors leads him to recommend removal of the tree, and we 
somewhat reluctantly agree with this recommendation.  Both the removal 
process and the accompanying stump and root grinding must be done very 
carefully to avoid damage to the overhead power lines and to any 
underground utilities. 

The rear portion of the property appears to have been unattended for a 
long period of time, and as a result there are some invasives that should be 
removed, including thistles and ivy.  However, there are some native irises 
that should be preserved.  There are also a few (currently) small non-native 
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trees growing along the creek bank on the east side of the property that 
should be removed while they are still small. 

Proposed: 
New landscaping proposed at this time is confined to the front part of 

the property, and is restricted to just 5 species that are low water demand 
California natives.  An additional non-native species, Arbutus x ‘Marina’ 
(Marina Strawberry Tree) is also low water use. However it can grow to 40’, 
which may bring it into conflict with the existing power lines overhead its 
proposed location.  With this caution, we approve of the proposed plant 
choices. 

Fencing 
The fence running along the east side of the property (along the top of 

the immediately adjacent seasonal creek) is proposed to remain.  The 
remainder of the property is unfenced. 

NATIVE  AREAS 
As noted above, the rear portion of the property has been unattended 

for a long time, and the development plan does not show any planned action 
in this area.  Again, we recommend removal of invasives.  If any vegetation 
is added later, it should be restricted to selections from the Town Native 
Plant List that are appropriate to the existing habitat.   

The Committee would like to accompany ASCC on their site visit to see if 
additional comments from us are warranted. 

Submitted by Don Eckstrom 
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PLANNING COMMISSION REGULAR MEETING, TOWN OF PORTOLA VALLEY, SEPTEMBER 6, 
2017, SCHOOLHOUSE, TOWN CENTER, 765 PORTOLA ROAD, PORTOLA VALLEY, CA 94028  

Chair Gilbert called the Planning Commission regular meeting to order at 7:00 p.m. Planning Director 
Pedro called the roll. 

Present: Commissioners Goulden and Hasko, Vice Chair Targ, and Chair Gilbert 

Absent: Commissioner Von Feldt  

Staff Present:  Debbie Pedro, Planning Director 
Cynthia Richardson, Planner 
Arly Cassidy, Associate Planner 

Council Liaison: Jeff Aalfs, Councilmember 

ORAL COMMUNICATIONS 

None. 

Item #3 in New Business was moved ahead of Item #2 in Old Business on the Agenda. 

NEW BUSINESS 

3. Preliminary Review for a Conditional Use Permit, Variance, Architectural Review and Site
Development Permit for Georgia Bennicas, 838 Portola Road, File #PLN_USE 7-2017 and VAR
2-2017

Planner Richardson presented the preliminary plans for the project, as detailed in the staff report. She 
requested that the Commission provide comments, reactions, and direction to assist the applicant and 
project team make any plan adjustments or clarifications. 

Chair Gilbert invited comments from the applicant. The owner, Ms. Bennicas, described her business 
as a small investment advisory business with two staff members. She said they meet with clients 
throughout the day, one at a time. Peter Carlino, from Lea & Braze Engineering, said he is there to 
discuss the overhang design and the Use Permit. He said the Use Permit is consistent with others in 
the surrounding area. He said they appreciate staff’s time and diligence in researching historical 
records. He said he will appreciate any feedback and direction offered by the Commission regarding 
the front and rear roof extensions.  

Chair Gilbert invited questions from the Commissioners. 

In response to Vice Chair Targ’s question, Ms. Bennicas said both of the staff members live in Belmont 
and often drive in together. Ms. Bennicas said she has one car. Vice Chair Targ asked if there was 
room for a fourth car to be parked at the business. Planner Richardson verified that there is one 
parking space in the carport, one tandem to the carport, a handicapped space, and one other space.  

Chair Gilbert asked if there was room for any additional parking once the tree is removed. Mr. Carlino 
said they’d like to have another spot, but due to the landscaping requirements and paving in the front 
setback, it is not feasible.  

Vice Chair Targ asked how the parking situation will be handled if Ms. Bennicas meets with two people 
at the same time. She said there is not space inside that building to meet with more than one client. 

Attachment 4



DRAFT MINUTES 

Planning Commission Meeting Minutes – September 6, 2017 Page 2 

She said it is not a usual occurrence but if there were more than one client, which only happens maybe 
once every 6 to 12 months, she would need to meet at the restaurant in Portola Valley. She said one 
reason she purchased the property was that it was single story and she has elderly clients. She said if 
the building needs to be redone, she will meet elsewhere, which she’s been doing for quite a while 
anyway.  

Chair Gilbert asked about the portion of the property that jogs off to the left outside of the leach fields. 
Ms. Bennicas said she wanted to use that space but it is not feasible because of the oak trees and the 
septic leach field. Chair Gilbert asked Ms. Bennicas if she had explored the idea of accessing the 
neighboring property to get to that spot. Ms. Bennicas said she will need an easement and that 
neighbor would not likely help her. 

Commissioner Goulden asked if all three posts in the rear needed to be removed because of the leach 
field requirements. Staff confirmed that all three posts needed to be removed to address various 
issues, and the roof needs to be redesigned.  

Vice Chair Targ asked about the rear patio overhang. Mr. Carlino said all three posts need to be 
removed, and they can have a smaller overhang that ties back to the building. Vice Chair Targ said he 
understands the restrictions regarding a structure that is built within the setback, but asked what the 
rationale was for disallowing a structure that is suspended over the creek setback. Planning Director 
Pedro said the overall purpose of the creek setbacks is to protect the scenic qualities and habitat 
values of the creek environment. She said while this house is already encroaching into the setback, the 
idea is to limit additional encroachment along creek corridors as they also serve as habitat and wildlife 
corridors.  

Ms. Bennicas said it was never her intention to expand or extend the footprint of the building. She said 
the contractor is from out of the area and was not familiar with Town ordinances, and she apologized 
for the errors that were made. She said she is hoping to keep some of the roof because it is 
problematic for older clients to be exposed when in the rear yard. She asked if there was some way 
she could have some overhang that was not considered a structure. Chair Gilbert asked staff if there 
was anything that could be put there that would not conflict with the variance. Staff said nothing that 
would be considered a structure would be allowed. Ms. Bennicas asked if a trellis with plants, such as 
was there previously, would be allowed. Planning Director Pedro said the Town has no records of the 
trellis that Ms. Bennicas is referring to. 

Commissioner Goulden asked about the applicant’s request to replace the chain link fence next to the 
creek. Planner Richardson said it is in the right of way and is Town property. She said the purpose of 
the fence is to keep pedestrians from falling into the creek. Ms. Bennicas said she would like to replace 
it with something more attractive. Commissioner Goulden asked if a cross-rail fence could be installed 
there. Planner Richardson said she would need to consult with the Public Works Director. 

In response to Commissioner Goulden’s question, Planning Director Pedro said the current roof eave 
encroaches 2 feet into the setback, and any addition will require a variance. Ms. Bennicas said 2 feet is 
quite narrow to stand under to get out of the rain. She said she thinks it would look more balanced to 
have a larger overhang. Chair Gilbert said that variances are not easily granted and there are specific 
findings that the Planning Commission must make in granting variances. 

With no further questions, Chair Gilbert invited public comment. Hearing none, Chair Gilbert brought 
the item back to the Commission for discussion. 

In response to Chair Gilbert’s question, Planner Richardson said the Planning Commission is the final 
body and will act on all three applications. 
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The Commissioners were supportive of removing the redwood tree in front. Vice Chair Targ said given 
the size of that tree, it had potential to be a remarkable tree. Commissioner Hasko said she would 
defer to the recommendations by the arborist and the Conservation Committee about the condition of 
the tree and its potential. 

Vice Chair Targ said that given the form of the ordinance, while he is sympathetic to the applicant’s 
situation, he cannot make a finding of hardship to add a further a non-conforming element to the 
property. He said if the creek setback doesn’t make sense, the applicant could request an amendment 
to the ordinance itself so no variance would be required. The applicant respectfully declined that 
suggestion. 

Commissioner Goulden said he could not make the findings to grant a variance. He said it would not 
be consistent with what the Town has required of other applicants in terms of adhering to the existing 
code. 

Commissioner Hasko concurred. 

Chair Gilbert also agreed with her fellow commissioners.  

Ms. Bennicas asked if there was any other type of covered structure that could be added on the 
property. She said she has been tied up in this project financially, and needs clarity and the ability to 
move forward. Planning Director Pedro said that ornamental garden structures may be allowed subject 
to the PVMC.  

The Commissioners were supportive of the requested Conditional Use Permit. 

In response to Ms. Bennicas’ question, Planning Director Pedro explained that the Planning 
Commission is the final authority to approve variances, and based on the preliminary review comments 
this evening, there is consensus that a variance would be very difficult to grant in this case. Planning 
Director Pedro said the ASCC will review this project on Monday and Ms. Bennicas can explain what 
she wants to do in response to the Planning Commission’s feedback. She said the ASCC should not 
spend time discussing design changes related to a variance if it is not likely to be granted. Mr. Carlino 
said they will consider the Planning Commission’s feedback and modify the project accordingly. He 
said they would like to have the red tag removed so they can move forward with the project.   
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ARCHITECTURAL AND SITE CONTROL COMMISSION SEPTEMBER 11, 2017 
Regular Evening Meeting, 765 Portola Road 

CALL TO ORDER AND ROLL CALL 

Chair Ross called the regular meeting to order at 7:00 p.m. in the Town Center Historic School 
House Meeting Room, 765 Portola Road. 

Planning Director Debbie Pedro called roll: 

Present: ASCC: Commissioners Breen, Koch, and Wilson; and Vice Chair Sill, Chair Ross 
Absent: None 
Planning Commission Liaison: Nicholas Targ 
Town Council Liaison: None 
Town Staff: Planning Director Debbie Pedro and Planner Cynthia Richardson 
and Associate Planner Arly Cassidy 

ORAL COMMUNICATIONS 

None. 

With the consent of the ASCC, the order of public hearing items were rearranged and item 4 
was moved to the front of the public hearing items.  

NEW BUSINESS 

(4) Preliminary Review for a Conditional Use Permit, Variance, Architectural Review 
and Site Development Permit, 838 Portola Road, Owner: Georgia Bennicas, File#: 
PLN_USE 7-2017 and VAR 2-2017 

Planner Cynthia Richardson presented the proposed plans for the interior and exterior remodel 
of the building located at 838 Portola Road, as detailed in the staff report. Planner Richardson 
noted that the Planning Commission met last week for a preliminary review of this project, and 
provided the applicant with input on the variance application. She said the applicant has since 
decided to withdraw all variance requests for this project. Staff asked that the ASCC provide 
comments, reactions, and directions to assist the applicant and project team to make any plan 
adjustments or clarifications needed prior to final action on the application. 

Chair Ross called for questions from the Commissioners. 

Commissioner Koch asked if there was any street number sign or business signage proposed. 
Planner Richardson said there is no application for signage for the business, but the landscape 
plans show a mailbox labeled with the address numbers.  

Commissioner Wilson asked if there would be additional fencing on the east side along the 
creek. Planner Richardson said there is an existing grape stake fence, and there is no plan for 
removal or replacement of that fence.  

Vice Chair Sill asked if there was a plan to repair that fence, which is partially down. The 
applicant said that, per the Ordinance, the fence cannot be altered. Planner Richardson said if 
the applicant wanted to modify the fence, it would have to be pulled back to the 30-foot setback 
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line. She said the only other section of fence that was requested at the Planning Commission 
meeting was a small section of chain-link fence located at the culvert next to the street, in the 
Town’s right-of-way. Public Works Director Howard Young indicated he would allow that chain 
link fence to be removed and replaced with an open rail and wire fence.  

Chair Ross invited comments from the applicant. Project manager Peter Carlino thanked staff 
for working diligently with them on the project.  

Chair Ross invited questions from the Commissioners. 

Commissioner Breen asked for clarification on the proposed rear fence that extends 
approximately 50’ from the west property line and then stops. Mr. Carlino said they would like an 
area in the back with privacy. He said they had discussed continuing with a split rail fence and then 
connect it with the existing fence by the creek, but they cannot put anything in the creek setback.  

With no further questions from the Commission, Chair Ross invited public comment. Hearing 
none, he brought the item back to the Commission for discussion. 

Commissioner Koch supported the placement of the light fixtures, the tree removal, and the 
materials. She would prefer to see the split rail fencing instead of a 6-foot solid fence. 

Commissioner Wilson supported the tree removal and the lighting. She also had concerns about 
the 6-foot solid fence and would rather see a split rail. She wondered, considering the condition 
of the fence that goes along the creek, if something could be done with a split rail. 

Commissioner Breen supported the project. She would like to see them recycle the redwood 
from the tree. The applicant said they would welcome names of people who could use the 
redwood. Commissioner Breen said the Arbutus marina should not be in the scenic corridor and 
suggested using a big leaf maple or a black oak instead. 

Commissioner Breen said she would prefer they continue the fence run as much as possible 
with split rail. Property owner Ms. Bennicas said that now that she is giving up the overhang in 
the back yard, she is concerned with privacy for her clients. She said that space will be a 
meeting space, and she can’t have it as a low, open, split-rail where it is open to the neighboring 
properties. She said she has nowhere else to sit, and it is important that she has the privacy.  
Commissioner Breen asked if that would change the landscape design in the back, if there 
would be a terrace, paths, or lighting. The applicant said she will not be out there at night. 
Planning Director Pedro said there is very limited area available to develop in the back due to 
septic leach fields that cover the entire backyard. 

Vice Chair Sill was supportive of the project. He said it will be an improvement to the Portola 
Road Corridor. He was supportive of the design, the materials, the lighting, the landscaping, and 
removing the redwood. 

Chair Ross said he was not concerned about the applicant wanting to have a fenced area in the 
back for privacy because of the intended use, the amount of construction that will be occurring 
next door, and because it is one of the few things that is permitted on this site. He was 
supportive of the materials board. He said he would recommend the three path lights in front not 
be on after business is closed. He said if the applicant wants a motion sensor light near the front 
door, it should be installed such that it would not be trigged by passing cars. He said the project 
will be a welcome contribution to the scenic corridor.  



Transmittal for Landscape Drawings for the 838 Portola Road Project 
CUP and Site Development Permits, PLN_USE 7-2017 and PLN_VAR 3-2017

The landscape drawings for the project (revision dated 26SEP2017, U P Resubmittal) have been revised 
as follows: 

Building:  
The building has been revised, deleting the columns on the north side. 

Fencing:  
Fencing has been extended along the west property line.  A 6’ high solid wood fence extends 

along the west and north property lines.  The fence does not occur in the 30’ creek setback.  The 4’ high 
horse style fence replaces the existing chain link fence in the R.O.W.  Details of the fences are found on 
sheet L-501. 

Proposed Tree:   
The proposed Arbutus ‘Marina’ tree remains in the location between the building and Portola 

Road.  This tree remains because of the overhead utility wires nearby and this tree grows to a height and 
scale that allows for minimal management and conflict with the utility wires. 

The ASCC recommended replacing the Arbutus with a Big Leaf Maple, Acer macrophyllum.  This 
tree will grow to a mature height of 50’ to 65’ and will require significant management to not conflict with 
the utility wires. 

Please review and let us know any additional questions or concerns. 

Thank you 

 Bob Cleaver 
  cleaverdesignassociates

 landscape architects RLA 4145 
  cell 925 324 1117

Cleaver Design Associates, landscape architects PLA 4145	 2017-09-26, "  of "1 1
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_______________________________________________________ _ 
 
TO:    ASCC 
 
FROM:   Cynthia Richardson, Planner 
 
DATE:   October 9, 2017 
 
RE:   Final review of modifications to the Previously Approved Family Lounge Building. 

Windmill School and Family Education Center (File #32-2015 and X7D-177). File 
# PLN_ARCH 0038-2017, 900 Portola Road 

 
RECOMMENDATION 
 
Staff recommends that the ASCC review all aspects of the requested modifications to the 
Family Lounge building and modified paint color for the trim subject to the recommended 
conditions in Attachment 1 and any other conditions deemed necessary. 
 
BACKGROUND 
 
On September 14, 2016, the Town Council by a vote of 5-0 approved the Windmill School 
project (Attachment 2) with the following actions: 
 

A. Mitigated Negative Declaration.  Approved the Initial Study/Mitigated Negative 
Declaration and Mitigation Monitoring Plan.  

 
B. General Plan and Zoning Map Amendment.  Approved the proposed Ordinance 

amending the Town Center Area Plan Diagram of the General Plan and the Zoning Map 
to reclassify 900 Portola Road to Community Commercial. 
 

C. Conditional Use Permit.  Approved the Conditional Use Permit to operate Windmill 
School and Family Education Center. 

 
D. Variance.  Approved the construction of an 8 foot tall sound wall as shown on the 

approved plans dated July 6, 2016. 
 

E. Site Development Permit.  Approved the Site Development Permit for the site 
improvements. 
 

The Windmill School and Family Education Center Master Plan consists of 10,539 square feet 
of buildings. These buildings include the Family Lounge 1,208 sf, Office/Resources 1,280 sf, 
three classrooms 3,456 sf, kitchen 208 sf, Family Hall 2,184 sf, storage 410 sf and Toilets and 

TOWN OF PORTOLA VALLEY 
STAFF REPORT 
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Janitor 480sf.  In addition, a landscape plan for the site including the class room play yards was 
also approved with the project. 
 
Construction is currently under way for the three classrooms, restrooms, administrative offices 
and the Family Hall. In September 2017, Windmill School representatives met with staff to 
discuss modifications to the Family Lounge building.  The applicant has provided a letter 
outlining the reasons and need for these modifications (Attachment 3).   
 
CODE REQUIREMENTS 
 
Pursuant to Section 18.64.010.3 of the Municipal Code, applications for all building permits for 
structures on parcels fronting on arterial roads are subject to review by the ASCC. In addition 
the Conditional Use Permit adopted condition #3 which requires conformance to the Plans 
dated April 11, 2016.  The proposal modifies these plans.  In addition, the Design Guidelines 
were used to evaluate the proposed building modifications.  
 
DISCUSSION 
 
The original Family Lounge building contained an eight foot extension to the front of the 
structure with roof, window and exterior materials that would match the other new buildings.  
The original plan also included a windmill structure containing signage for the school.  The 
school would like to eliminate the previously approved front addition to the building, repair the 
existing windows and doors by replacing the glazing, paint the cinder block exterior walls to 
match the approved colors, repair the roof “as is” and add a detached wood trellis to the front of 
the building. The windmill structure would be eliminated.  Walkways and planting areas have 
also been slightly modified to fill in those areas once needed for the windmill structure and the 
larger family lounge.   The school has also requested a change to the approved trim and door 
color to be more a tan color rather than the previously selected gray/green color (Attachment 
4).  Elevations and floor plan modifications can be found on sheet A-2.4. 
 
It should be noted that the Family Lounge building has a B occupancy (occupant load less than 
50 persons) and that only those uses allowed by the California Building Code shall be 
conducted in this structure.  This space shall not be used as a classroom space.  The Architect 
and applicant should provide further information regarding this occupancy type. 
 
These modifications will result in a building that will be different than the architectural style of 
the other buildings on this site.  The new front elevation will have wood trim installed under the 
windows to match the existing door pattern on the structure. This architectural feature does not 
appear in any other location on the site and should be discussed by the ASCC. 
 
The project does not include any new or modified signage or any other modifications to the 
approved project. 
 
Design Guidelines Review – Siting, Mass/Bulk, Scale, Exterior Materials 
The revised aspects of the project were reviewed against the Town’s Design Guidelines and 
were found to be substantially in conformance. 
 

1.   The size, siting and design of buildings, individually and collectively, tend to be 
subservient to the natural setting and serve to retain and enhance the rural 
qualities of the town. (Siting and Scale) 
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2.   The proposed project will blend in with the natural environment in terms of 
materials, form and color. (Architectural Design) 

 
3.   The location, design and construction of the development project will minimize 

disturbances to the natural terrain and scenic vistas.  (Grading)  
 
4.   The proposed project utilizes minimal lighting so that the presence of 

development at night is difficult to determine. (Lighting) 
 
5.   The proposed landscape plan will preserve the qualities of the natural 

environment through the use of native plant materials and provide a blended 
transition to adjacent open areas. (Landscaping) 

 
Landscaping 
There are no substantial changes to the approved landscape plan.  Some minor modifications 
have been made to the pathways and area where the windmill structure was to be located. 
 
Lighting 
Lighting locations can be found on sheet A-2.4 on the existing main floor plan detail.  Most 
significantly 7 LED down lights have been added to the trellis structure where no lighting was 
originally approved.  Three barn lights will be placed at the two side and one rear door 
locations.  These light fixtures will match the barn light originally approved. No cut sheets for the 
LED trellis lights were provided.  The ASCC should discuss whether proposed lights are 
appropriate and whether a reduction in light fixture is necessary,  
 
Public Comments 
No neighbor comments have been received by staff.  
 
CONCLUSION 
 
The ASCC should offer comments and any other conditions they require for approval of this 
project.  Discussion at the public hearing should include the following items.  
 

1. Consistency of materials for the Family Lounge with the remainder of the school 
2. Trellis lighting 
3. Clarification of colors to be used on the Family Lounge chimney and trellis 
4. Light spillage from the Family Lounge 
5. Site Development conditions (see attached conditions of approval) 

 
ATTACHMENTS 
 
1. Recommended Conditions of Approval 
2. Approval letter dated September 29, 2016 including all conditions of approval 
3. Letter from Windmill School dated October 3, 2017 
4. Colors and materials 
5. Architectural Plans dated 7-14-17 

 
 
Report approved by: Debbie Pedro, Planning Director 
 
 



Recommended Conditions of Approval  
for Modifications to the Family Lounge Building and Color and Material Board 

Windmill School and Family Education Center, 900 Portola Road 
File: PLN_ARCH0038-2017 

PLANNING DEPARTMENT: 

1. The project is subject to the Town’s original conditions as identified in the staff letter dated
September 29, 2016.

2. No other modifications to the approved plans are allowed except as otherwise first reviewed
and approved by the Planning Director or the ASCC, depending on the scope of the
changes.

3. This Site Development Permit shall automatically expire two years from the date of issuance
by the Planning Commission, if within such time period a Building Permit has not been
obtained.

4. A detailed construction logistics plan with a schedule shall be submitted prior to building
permit issuance.  A construction staging and tree protection plan for the construction shall
be submitted to the satisfaction of the Public Works Director prior to building permit
issuance.

5. A final landscape plan shall be submitted for review and approval by two designated ASCC
members, prior to issuance of the building permit.

The permit(s) granted by this approval may be appealed if done so in writing within 15 days of 
the date of approval. The building permit cannot be issued until the appeal period has lapsed. 
The applicant may submit construction plans to the Building Department provided the applicant 
has completed all conditions of approval required prior to acceptance of plans for building plan 
check. 

The ASCC approval is valid for two years from the approval date. All required building permits 
must be obtained within this two year period. 

Attachment 1



September 29, 2016 

Mr. Carter War 
CJW Architecture 
30 Portola Road, Suite A 
Portola Valley, CA 94028 

Re:   Windmill School – Application for a Conditional Use Permit, Zoning Ordinance 
Amendment and General Plan Amendment for a Nursery School, 900 Portola 
Road File #32-2015, X7D-177. 

Dear Carter, 

On September 14, 2016, the Portola Valley Town Council reviewed subject proposals and 
acted to approve the project applications.  On September 28, 2016 the Portola Valley Town 
Council approved the second reading of the ordinance amending the Town Center Area Plan 
Diagram of the General Plan and the Zoning Map to reclassify 900 Portola Road.  

After conducting the public hearing and considering the staff reports and other information 
developed through the hearing process, including the mitigated negative declaration, the Town 
Council took the following actions, each approved 5-0. 

A. Mitigated Negative Declaration.  Approved the Initial Study/Mitigated Negative 
Declaration and Mitigation Monitoring Plan circulated from June 29, 2016 to July 20, 
2016. Subject to the attached Mitigation Measures. 

B. General Plan and Zoning Map Amendment.  Approved the proposed Ordinance 
amending the Town Center Area Plan Diagram of the General Plan and the Zoning Map 
to reclassify 900 Portola Road to Community Commercial. 

C. Conditional Use Permit.  Approved the Conditional Use Permit to operate Windmill 
School and Family Education Center subject to the attached conditions of approval and 
Exhibit A (table) Windmill Family Education Center Summary of Activities (table) 

D. Variance.  Approved the construction of an 8 foot tall sound wall as shown on the 
approved plans dated July 6, 2016. 

E. Site Development Permit.  Approved the Site Development Permit for the site 
improvements subject to the attached conditions. 

TOWN  of  PORTOLA  VALLEY 
     Town Hall: 765 Portola Road, Portola Valley, CA 94028 ~ Tel: (650) 851-1700 Fax: (650) 851-4677 

Attachment 2
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Sincerely, 
 

 
Cynthia Richardson 
Consulting Planner 
 
 
 
Attachments: 
 

1. Mitigation Measures 
2. Conditional Use Permit conditions of approval 
3. Exhibit A of Windmill Family Education Center Summary of Activities (table) 
4. Site Development conditions of approval 
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Conditional Use Permit File #32-2015, X7D-177 
Windmill School and Family Education Center 

900 Portola Road 

Mitigated Negative Declaration 

Adopted Mitigation Measures 
 

MM – Biologic Resources – 1) To the extent feasible, construction activities should be 
scheduled to avoid the nesting season. If construction activities are scheduled to take place 
outside the nesting season, all impacts to nesting birds protected under the MBTA and 
California Fish and Game Code will be avoided. The nesting season for most birds in San 
Mateo County extends from February 1 through August 31. 
 
MM – Biologic Resources – 2) If it is not possible to schedule construction activities 
between September 1 and January 31, then pre-construction surveys for nesting birds shall 
be conducted by a qualified ornithologist to ensure that no nests will be disturbed during 
Project implementation. The surveys shall be conducted no more than seven days prior to 
the initiation of construction activities. During this survey, the ornithologist will inspect all 
trees and other potential nesting habitats (e.g., trees, shrubs, ruderal grasslands, buildings) in 
and immediately adjacent to the impact areas for nests. If an active nest is found sufficiently 
close to work areas to be disturbed by these activities, the ornithologist will determine the 
extent of a construction-free buffer zone to be established around the nest (typically 300 ft for 
raptors and 100 ft for other species), to ensure that no nests of species protected by the 
MBTA and California Fish and Game Code will be disturbed during Project implementation. 
 
MM – Biologic Resources – 3) If construction activities will not be initiated until after the start of 
the nesting season, all potential nesting substrates (e.g., bushes, trees, grasses, and other 
vegetation) that are scheduled to be removed by the Project be removed prior to the start of 
the nesting season (e.g., prior to February 1). This will preclude the initiation of nests in 
this vegetation, and prevent the potential delay of the Project due to the presence of active 
nests in these substrates. 

 
MM – Cultural Resources – 1) The applicant shall ensure the construction specifications 
include a stop work order if human remains are discovered during construction activities. 
There shall be no further excavation or disturbance of the site within a 50 foot radius of the 
location of such discovery, or any nearby area reasonably suspected to overlie adjacent 
remains. The San Mateo County Coroner shall be notified and will make a determination as to 
whether the remains are Native American. If the Coroner determines that the remains are 
not subject to his authority, s/he shall notify the Native American Heritage Commission, 
which will attempt to identify descendants of the deceased Native American. If no satisfactory 
agreement can be reached as to the disposition of the remains pursuant to this state law, then 
the landowner shall reinter the human remains and items associated with Native American 
burials on the property in a location not subject to further subsurface disturbance. 

 
MM - Geology and Soils - 1) Beneath all hardscape and structures, only non-expansive import 
or non- expansive site earth materials shall be utilized for the construction of engineered fill. 
Site expansive earth materials are not approved for placement beneath pavement areas or site 
structures. 
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MM - Hydrology - 1) The applicant shall submit to the Building Department, a grading and 
drainage plan designed by a civil engineer. This plan shall be submitted to the Building 
Department with the building permit. 
 
MM – Noise – 1) An 8 foot tall approximately 105 foot long acoustic sound wall shall be 
constructed along the northern end of the property as depicted on the approved site plan. 
 

MM – Noise – 2) In order to keep noise levels less than 50 dBA.  Highly active play areas 
shall be kept at a distance of at least 25 feet from the nearest residential property line to the 
north. 
 
MM – Noise – 3) For events after 7:00 pm within the buildings, the rear (eastern) doors and 
north- facing windows of the Family Hall shall be kept closed after 7:00 pm. For special 
program/events after 7:00 pm, noise shall be controlled so not to exceed 50 dBA beyond the 
property lines adjacent to residential neighborhood. 
 
MM – Noise – 4) The quiet zone garden area within 25 feet of the sound wall shall be reserved 
for teacher supervised listening and observing activities while using low voices. The quiet zone 
garden area shall not be used between the hours of 7:00 pm and 8:00 am. 
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Conditional Use Permit File #32-2015, X7D-177 
Windmill School and Family Education Center 

900 Portola Road 
Adopted Conditions of Approval 

 
1. Property and Nature of the Use.  This Conditional Use Permit shall apply to the property 

owned by Windmill School, Inc. and operating as the Windmill School and Family Education 
Center (Windmill School) with a total land area of 1.67 acres, commonly known as 900 
Portola Road, Assessor's Parcels: 076-261-010 (Property).  The Windmill School is deemed 
the primary use of the Property and is a private non-profit 501(c)(3) school serving 
preschool and K-8 students in the community. 

2. Conditional Use Permit Review.  No later than one (1) year after the date of occupancy, 
Windmill School shall request and the Planning Commission shall then review the 
Conditional Use Permit at a noticed public hearing to determine that the use remains in 
compliance with the conditions of approval and to determine if any additional conditions are 
necessary to ensure harmony between the use and the community.  This review will also 
provide for any requested amendments. No later than one (1) year after the date of 
occupancy, Windmill School shall request and the Planning Commission shall then review 
the Conditional Use Permit at a noticed public hearing to determine that the use remains in 
compliance with the conditions of approval and to determine if any additional conditions are 
necessary to ensure harmony between the use and the community.  This review will also 
provide for any requested amendments. 

Notwithstanding the foregoing, the Planning Commission’s review pursuant to Condition No. 
2 shall not result in any reduction in the following fundamental operating conditions of the 
school: allowed uses (set forth in Condition Nos. 5 and 26) with respect to pre-school 
activities and after school enrichment activities only, maximum student enrollment (set forth 
in Condition No. 6), maximum staff (set forth in Condition No. 7), maximum number of 
persons (set forth in Condition No. 8), or hours of operation (set forth in  Condition No. 9) 
with respect to pre-school activities, after school enrichment activities only as set forth in 
Exhibit A.  Any subsequent review of the Conditional Use Permit following the Planning 
Commission hearing pursuant to this Condition No. 2 shall be governed by Condition No. 4 
and Condition No. 29. 

 
3. Conformance to Plans and Use.  The development of the Property shall conform to the 

approved Conditional Use Permit plans entitled Windmill School dated July 6, 2016 and to 
the Summary of Proposed Activities and Facilities Use for Windmill Family Education 
Center (table) dated April 11, 2016 and updated July 5, 2016 (Exhibit A). 

4. Annual Report.  Windmill School shall report annually to the Planning Commission on the 
status of compliance with the terms of this permit.  Specifically, by the end of June of each 
year, Windmill shall provide an annual status report to the Planning Commission as to 
compliance with the use permit conditions.  Specifically, the report shall, include, but not be 
limited to:  
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a. Address enrollment limits including preschool program, after school enrichment 
program and staffing. The report shall indicate the percentage of students who 
reside in the Town of Portola Valley or sphere of influence.  Further, the report 
shall provide projections for enrollment and staffing for the next school year. 

b. Review of the activities for the year so they can be judged against all conditions 
of approval. 

5. Allowed Uses.  This Conditional Use Permit allows the construction of 10,593 square feet, 
contained within six (6) buildings for a pre-school and family education center, with a 41 
stall parking lot.  The buildings would all be one-story.  A 34,385 square foot play area is 
included on the north side of the buildings. The pre-school would include three (3) 
classrooms for students between the ages of two (2) years to five (5) years old. An 
afterschool program would be open to children through 8th grade.  During the course of its 
60 years of operations in Portola Valley, the School's students have come primarily from 
Portola Valley, its sphere of influence, and the portions of Woodside that are within the 
Portola Valley School District.  The School shall implement reasonable measures to 
continue to serve preschool students from this local community. 

6. Maximum Student Enrollment.  Maximum enrollment shall be 132 preschool students.  
After school enrichment programs for K-8 students, maximum enrollment shall be 300 with 
no more than 45 students on campus at any given time.   

7. Maximum Staff.  The maximum number of staff on campus at any given time, including but 
not limited to teachers and administrators, shall be 12 people.  Windmill School does not 
have regular teaching aids or volunteers working in the classrooms.  There may be 
volunteers helping to maintain the property from time to time after 3:00 pm.  

8. Maximum Number of Persons. The maximum number of persons (i.e., 66-students, 12- 
staff and 24-parent/adults) on site at any one time shall not exceed 120 persons, except as 
provided for under events condition #11c.  The maximum number of pre-school students on 
campus at any one time shall not exceed 66 students.  The maximum number of 
enrichment students on campus at any one time shall not exceed 45 students. 

9. Hours of Operation.  Hours of operation are as specifically described in the attached 
Summary of Proposed Activities (Exhibit A) and Facilities Use for Windmill family Education 
Center dated April 11, 2016 and amended July 5, 2016 and follows: 

a. Monday to Friday 7:00 am to 7:15 pm 

b. Monday to Friday 7:15 pm to 10:00 pm (Indoor gatherings and outdoor use of areas 
west of the classrooms and family hall only.) 

c. Saturday 8:00 am to 10:00 pm  
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d. Thursday to Saturday, 8:00 am to 10:00 pm five (5) times per year, excluding when 
school is in session (3 of which could be used by non-Windmill groups) special 
program/events for up to 200 people. 

e. Sunday 9:00 am to 7:00 pm (shall not include use of play yard space). 

10. Start Times.  Classes start and end times shall be staggered by approximately 15 minutes, 
so that only one class of students (consisting of a maximum of 24 students) will be arriving 
or departing at one time.  There shall no more than three classes operating simultaneously. 

11. Events.  Windmill School shall ensure that all events held at the Property shall be in 
furtherance of the family and educational purposes of the school to support school age 
children and their families.  The number of events, the number of persons and occurrences 
per calendar year shall be limited as follows: 

a. Under 50 persons – Unlimited 

b. 51 to 75 persons – Twelve (12) times a year 

c. 76 to 200 persons – Five (5) times a year, special program/events, shall occur only 
between Thursdays through Saturdays and end no later than 10:00 pm. 

12. On-site Parking.  There shall be 39 regular parking spaces and 2 handicapped spaces 
provided at all times.  No parking shall be allowed within the turn-around provided at the 
north end of the parking lot.  Windmill shall arrange all classes and events so that 
participants are able to park within the onsite parking spaces; provided however, this shall 
not apply to events for which the school has made off-site arrangements.  In advance of the 
school year or other class commencement, Windmill will provide preschool parents, 
enrichment class parents and family education center participants with information about 
proper parking and traffic procedures.  

13. Handicap parking.   Handicap parking on the project site shall be provided pursuant to the 
standards set forth in the uniform building code to the satisfaction of the building official. 

14. Overflow Parking.  Windmill School shall organize and schedule its large events (as 
defined in 11.c. above) at times that do not conflict with such large events at Town Hall or 
the surrounding churches.  Windmill School shall coordinate with Town Hall and 
surrounding churches for shared use of the parking lots during special events, if necessary, 
so as to help coordinate parking on existing parking spaces rather than on Portola Road. At 
least 30 days prior to any large events, Windmill School shall provide proof of a adequate 
parking arrangement to the Planning Department. 

15. Drop-off and Pick-up.  Curbside drop-offs and pick-ups are not allowed. 

16. Noise Control 7:00 am to 7:15 pm.  Noise levels shall not exceed 50 dBA. Highly active 
play areas shall be kept at a distance of at least 25 feet from the nearest residential 
property line to the north. 
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17. Noise Control After 7:15 pm.  The rear (eastern) doors and north-facing windows of the 

Family Hall shall be kept closed after 7:00 pm.  For special program/events noise shall be 
controlled so not to exceed 50 dBA beyond the property lines adjacent to residential 
neighborhood. 

18. Quiet Zone Garden Use - The quiet zone garden area within 25 feet of the sound wall shall 
be reserved for teacher supervised listening and observing activities while using low voices.  
The quiet zone garden area shall not be used between the hours of 7:00 pm and 8:00 am. 

19. Outdoor Sound Amplification.  No outdoor sound amplification shall be allowed on the 
site, except as allowed under special program events, Condition #9 and subject to Condition 
#17. 

20. Maximum Coverage Limits.  The maximum and minimum coverage limitations are as 
follows and the proposed square footage must be within these limitations: 

Site Maximum Sq. Ft. Proposed Sq. Ft.  
Floor Area Ratio (0.18%) 13,101 10,593 

Max Coverage Limit (20%) 
(floor area plus covered porches) 

14,557 13,800 

Site Minimum Sq. Ft. Proposed Sq. Ft. 
Landscape Coverage (30%) 21,835 34,385 

Landscape Front Setback (25%) 3,183 3,210 
Impervious Surface Limit  None 20,000* 

*Maximum impervious surface limits will be established by the hydrologic calculations 
contained in a hydrology study that will be prepared for the site drainage. 
 

21. Refuse. All trash areas shall be effectively screened from view, covered, and maintained in 
an orderly state and trash shall be picked up regularly.  Trash bins shall located away from 
neighboring residences.  

22. Sign Approval. This permit approves one wall-mounted sign located on the front façade of 
the windmill structure and one wall-mounted sign located on the front of the office building 
as shown on the approved plans not to exceed 24 square feet maximum for two signs. 

23. Street Number Visibility. Street numbers of the building shall be easily visible from the 
street at all times, day and night. 

24. Landscaping. Planting and irrigation shall be provided, as indicated, on the Approved Plan 
Set. Landscaped areas shall be maintained.  

25. Lighting.  Lighting shall be the minimal amount for safety only and lighting controls shall be 
in place to ensure all lights are off when the site is not in use. 

26. Windmill Farm.  This Conditional Use Permit allows for the construction and maintenance 
of a farm for small animals in the rear (eastern) end of the property; the School may have 
small animals including up to 12 chickens (no roosters), up to 12 bunnies and up to 2 goats. 
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The School may have up to 600 square feet of structures in the Farm area, such as a 
storage shed for supplies. Such structures and animals shall be located outside the required 
setbacks. It is understood that the Farm will likely be developed after the School’s 
initial opening. 

27. Compliance With Local and State Laws. The use shall be conducted in full compliance 
with all local and state laws. The permit shall be subject to revocation if the use is not 
conducted in compliance with these conditions and all applicable laws. 

28. Compliance with Mitigation Measures.  Approval of this Conditional Use Permit is 
conditioned on compliance with all of the mitigation measures referenced in the adopted 
mitigated negative declaration.   

29. Revocation, Suspension, Modification. This Conditional Use Permit may be revoked, 
suspended or modified by the Planning Commission, or by the Town Council on appeal, at 
any time, whenever, after a noticed hearing in accordance the Town of Portola Valley 
Municipal Code and when the Planning Commission finds:  

a. A violation of any conditions of the Conditional Use Permit was not abated, 
corrected or rectified within the time specified on the notice of violation; or 

 
b. A violation of any Town ordinance or State law was not abated, corrected or 

rectified within the time specified on the notice of violation. 

30. Covenants Run with the Land.  All of the conditions contained in this Conditional Use 
Permit shall run with the land and shall be binding upon, and shall inure to the benefit of 
Windmill School and its heirs, successors, assigns, devisees, administrators, 
representatives and lessees. 

31. Defend, Indemnify and Hold Harmless.  The Windmill School shall defend, indemnify and 
hold harmless the Town, and its elective and appointive boards, commissions, agents, 
officers and employees from any and all claims, causes of action or proceedings arising out 
of or in connection with, or caused on account of, the development and occupancy of 
Windmill School and the approval of this Conditional Use Permit or any related approvals. 

32. Traffic Flow.  Vehicle turns entering or exiting the Windmill School site shall not 
significantly impede the flow of traffic on Portola Road or otherwise create any unsafe 
driveway condition. 
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Exhibit A 
Windmill Family Education Center, Summary of Proposed Activities 

PRESCHOOL 

• Maximum of 66 students at any one time 

• In total, 6 different preschool classes with up to 132 students enrolled across all programs 
• Maximum # of teachers on campus at any one time: 12 

• Maximum # of people on site at one time: 120 

• Extended day includes “Lunch Bunch” and preschool afternoon enrichment classes from noon to 5:30 pm 
(small group of preschool students after 3:00 pm) 

• Windmill Farm including up to 12 chickens, 12 bunnies and 2 goats. 

 # of people on site Occurrence Time 

Preschool and Preschool Enrichment Classes (includes late afternoon weekday class potlucks in fall) 

Preschool classes (Total enrollment 132) 120 
Mon-Fri,  

(Sat up to 6X/year) 

7:00 am – 7:15 pm (with 
children present from 8:30am to 

6:30pm) 
(Sat 8:00 am to 12:00 pm 

up to 6X/year) 
 
 

Events and Meetings Related to Preschool Operations (Under 51 persons) 

 # of people Occurrence Time 

Weekday Daytime   

Parent Teacher conference 2 families at a time 2X/year 7:00 am - 5:30 pm 

All staff meetings 12 24X/year 7:00am – 7:15 pm 

Families visiting in the Lounge/Hall/Grove  
Up to 4 families before 

noon; up to 8 in 
afternoon 

Unlimited 7:00am – 7:15 pm 

Weekday Evenings  

Board of Director Meetings  15 12X /year Weekday evening 

Back to School Nights 20-30 
 4X/year 

In September 
7:00 pm - 8:00 pm 

Preschool evening events <51 4X/year 7:00 pm - 10:00 pm 

Kindergarten Readiness Talks  20 
2X/year  

Fall/Spring 
7:00 pm - 8:00 pm 

Spring Parent Nights 30 6X/year 7:00 pm - 9:00 pm 

Weekend Daytime 

Fix It Days 15-40 4X/year Sat mornings 2-3 hours 

Harvest the Garden Day 40 2X/year Sat/Sun mornings 2-3 hours 

New Family Gatherings <51 Up to 4X/year Sat 8:00 am – 7:00 pm 

Families visiting in the Lounge/Hall/Grove 30 Unlimited 
Sat 8:00  am - 7:00  pm 
Sun 9:00  am - 7:00  pm 

Weekend Evening 

0 0 0 0 
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Events and Meetings Related to Preschool Operations (51-75 persons) Maximum of 12 events per year* 

 # of people Occurrence Time 

Weekday Daytime 

0 0 0 0 

Weekday/Weekend Evenings  

Parenting Education Classes 51-75 Up to 4X/year 7:00 am – 10:00 pm 

Weekend Daytime  

0 0 0 0 

 

Events and Meetings Related to Preschool Operations (76-200 persons) *Maximum of 5 events per year, 3 of which 
could be used by non-Windmill groups if not needed by Windmill 

 # of people Occurrence Time 

Weekday Daytime  

0 0 0 0 

Weekday/Weekend Evenings 

Parent Fundraising Event Up to 200 1X/year 7:00 pm -10:00 pm 

Other Windmill Events Up to 200 Up to 3X/year* 7:00 pm -10:00 pm 

Weekend Daytime 

School Picnic 200 1X/year Fall or Spring 
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Windmill Family Education Center, Summary of Proposed Activities 

AFTERSCHOOL ENRICHMENT K-8 

• Maximum of 66 students at any one time (including preschool students) 

• Maximum # of people on site at one time: 120 

• Enrichment classes for K-8 in the afternoons, e.g. children’s yoga, cooking, book club, gardening, science, 
enrichment reading 

 
# of enrichment 
students on site 

Occurrence Time 

K-8 Enrichment Classes (total enrollment 
300) 

45 Mon -Fri 
3:00 pm – 7:15 pm (with 

children present until 6:30pm) 

 

Events and Meetings Related to K-8 Afterschool Enrichment (Under 50 persons) 

 # of people Occurrence Time 

Weekday Daytime  

Families visiting in the Lounge/Hall/Grove 
Up to 8 families at a 

time 
Unlimited 3:00 pm – 7:15 pm. 

Weekday Evenings 

0 0 0 0 

Weekend Daytime 

 Families visiting in the Lounge/Hall/Grove 30 max at a time Unlimited 
Sat 8:00  am - 7:00  pm 
Sun 9:00  am - 7:00  pm 

Weekend Evening 

0 0 0 0 

 

Events and Meetings Related to K-8 Afterschool Enrichment (51-75 persons) Maximum of 12 events per year* 

 # of people on site Occurrence Time 

Weekday Daytime 

0 0 0 0 

Weekday Evenings 

0 0 0 0 

Weekend Daytime 

0 0 0 0 

Weekend Evenings 

0 0 0 0 

 

Events and Meetings Related to K-8 Afterschool Enrichment (76-200 persons) *Maximum of 5 events per year, 3 of 
which could be used by non-Windmill groups 

 # of people on site Occurrence Time 

Weekday Daytime 

0 0 0 0 

Weekday Evenings 

0 0 0 0 

Weekend Daytime 

0 0 0 0 

Weekend Evenings 

0 0 0 0 
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Windmill Family Education Center, Summary of Proposed Activities 

WINDMILL SPONSORED FAMILY EDUCATION CENTER EVENTS 

• Use of Family Hall and Lounge for Windmill sponsored meeting space and/or events should be related to 
children and family education and serve primarily community members of Portola Valley and its spheres 
of influence and Woodside 

• Outdoor classroom play yard space will not be made available on Sundays. 
 

 Events (Under 50 persons) 

 # of people on site Occurrence Time 

Weekday Daytime  

0 0 0 0 

Weekday Evening/Weekend Daytime and Evening 

Windmill Sponsored General Parenting 
Classes  

<51 Up to 12X/year 

Weekday evenings 7:to 10pm 
Sat 8:00 am – 10:00 pm 
Sun 9:00am – 7:00 pm  

Weekend Daytime 

Windmill Sponsored Family Education 
Classes, e.g., yoga, art, cooking 

30 max at a time 
Up to 312X/year 

(up to 6X per 
weekend) 

Sat 8:00  am - 7:00  pm 
Sun 9:00  am - 7:00  pm 

   Families visiting in the Lounge/Hall/Grove 30 max at a time Unlimited 
Sat 8:00 am – 10:00 pm 
Sun 9:00am – 7:00 pm 

Weekend Evening (see above) 

    

 

Events (51-75 persons) Maximum of 12 events per year 

 # of people on site Occurrence Time 

Weekday Daytime  

0 0 0 0 

Weekday/Weekend Evenings, Weekend Daytime 

Windmill Sponsored Education 
Speaker/Event 

51-75 
Up to 4X/year (see 

maximum) 

Mon to Fri 6:00 pm - 10:00 pm 
Sat 8:00 am - 10:00 pm 
Sun 9:00 am - 7:00 pm 

Windmill Sponsored Young local artists 
performance/Art exhibit 

51-75 
Up to 4X/year (see 

maximum) 

Mon to Fri 6:00 pm - 9:00 pm 
Sat 8:00 am - 10:00 pm 
Sun 9:00 am - 7:00 pm 

 

 

Events (76-200 persons) *Maximum of 5 events per year, 3 of which could be used by non-Windmill groups 

 # of people on site Occurrence Time 

0 0 0 0 
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Windmill Family Education Center, Summary of Proposed Activities 

COMMUNITY USE OF FAMILY EDUCATION CENTER 

• Use of facilities for meeting space and/or for community events by other local community groups should 
be related to children and family education and come primarily from Portola Valley and its spheres of 
influence and Woodside; Windmill will collaborate with such groups and secure documentation to cover 
such use. Excludes community use for life events such as weddings, birthday parties, memorial services, etc. 

• Outdoor classroom play yard space will not be made available for local community groups. 
 

Events (Under 50 persons) 

 # of people on site Occurrence Time 

Weekday Daytime  

0 0 0 0 

Weekday/Weekend Evenings 

Weekend Daytime 

Use of facilities by local community 
groups, e.g., Scouts, 4H, Robotics, Bay 
Area Lyme Foundation, Garden Clubs, 
Book Clubs.  

<51 
Up to 104X/year 

 
(~2x per week) 

Sat 8:00  am - 10:00  pm 
Sun 9:00  am - 7:00  pm 

(could also be on a weekday 
evening) 

Weekend Evening (see above) 

    

 

Events (51-75 persons) Maximum of 12 events per year 

 # of people on site Occurrence Time 

Weekday Daytime  

0 0 0 0 

Weekday Evenings 

    

Weekend Daytime 

0 0 0 0 

Weekend Evenings 

0 0 0 0 

 

Events (76-200 persons) *Maximum of 5 events per year, 3 of which could be used by non-Windmill groups 

 # of people on site Occurrence Time 

Weekday Daytime  

Community event (excluding when school 
is in session) 

Up to 200 See maximum * Thu-Sat, 8:00 am-10:00 pm 

Weekday Evenings  

Community event Up to 200 See maximum * Thu-Sat, 8:00 am-10:00 pm 

Weekend Daytime 

Community event Up to 200 See maximum * 
Thu-Sat, 8:00 am-10:00 pm 

Sun , 9:00 am-7:00 pm 

Weekend Evenings 

Community event Up to 200 See maximum * 
Thu-Sat, 8:00 am-10:00 pm 

Sun , 9:00 am-7:00 pm 
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Conditional Use Permit File #32-2015, X7D-177 
Windmill School and Family Education Center 

900 Portola Road 
Adopted Site Development Conditions of Approval 

 
1. This Site Development Permit shall automatically expire two years from the date of 

issuance by the City Council, if within such time period, a Building Permit has not been 
obtained or the use has not commenced. 

2. On-site lighting is approved as shown on the approved plans. Any additional on-site 
exterior lighting shall be subject to review and approval by the ASCC. All new on-site, 
exterior lighting shall conform to the Town's Outdoor Lighting Policy.  

3. All building colors and materials are to be those specified on the Site Development 
Approved Plan Set and color board. 

4. Windmill School shall install and maintain a four foot wide asphalt trail along the entire 
frontage of the property with landscaping separating the road and pathway subject to 
approval by the Public Works Director.  The trail and landscaping shall be installed prior 
to final inspection. 

5. The turn-around spaces at the north end of the parking lot shall be striped as turn-
around only, no parking. 

6. In keeping with the rural character of the Town, any traffic control improvements 
proposed in the Town’s right of way will be limited to those that are mandatory and 
subject to approval by the Town, its Traffic Committee and ASCC. 

7. All utilities shall be underground. 

8. The project shall be connected to the sanitary sewer system and shall be annexed into 
the West Bay Sanitary Sewer District prior to building permit final inspection.  Any 
existing septic system shall be abandon in accordance with the San Mateo County 
Environmental Health Department regulations. 

9. The Site Development Plan shall be revised to move the proposed driveway gates that 
cross the main entry driveway to be setback a minimum of 20 feet from the traveled way 
of Portola Road.  Further, the gates shall be for security purposes only and shall be of a 
minimal design consistent with that purpose. 
 

10. All non-native plants must be removed from the site prior to final inspection. 
 

11. A final, comprehensive landscape plan for the entire site shall be submitted for review 
and approval by two designated members of the ASCC prior to issuance of the building 
permit. 

 
12. The design of the individual play yards shall be reviewed and approved by the ASCC if 

impervious hardscape materials are to be used in the design. 
 

13. An 8 foot tall sound wall shall be constructed adjacent to 303 Wyndham Drive to mitigate 
sound for the adjacent residential neighbors.  The quiet zone garden shall be the area 
that is within 25 feet from the property line of 303 Wyndham Drive.  The sound wall shall 
be constructed prior construction of any buildings. 
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14. Buildings shall be designed to minimize sound and light intrusion toward neighbors.  

 
15. The applicant shall comply with the conditions set forth in the letter from the Town 

Geologist dated June 28, 2016.  Specifically, beneath all hardscape and structures, only 
non-expansive import or non-expansive site earth materials may be utilized for the 
construction of engineered fill.  Site expansive earth materials are not approved for 
placement beneath pavement areas or site structures. 

 
16. The applicant shall comply with the conditions set forth in the letter from the Fire Marshal 

dated April 21, 2016. 
 

17. The applicant shall comply with the conditions set forth in the memo from the Public 
Works Director dated March 29, 2016. 

 
18. A detailed construction staging and tree protection plan shall be submitted to the 

satisfaction of planning staff prior to building permit issuance. 
 
19. A hydrology study shall be prepared by a registered civil engineer prior to submission for 

building permit.  An onsite detention system shall be designed based on the total 
impervious surface and roofed areas.  The grading and drainage plan shall show how to 
reduce the increased peek runoff of the project site.  The drainage system shall be in 
place prior to final building permit inspection.  

 
20. Stormwater C.3. requirements shall be met to comply with the requirements in the San 

Francisco Bay Region Municipal Regional Stormwater Permit (MRP) and as described 
on the San Mateo County website.  

 



Windmill School 
and 

Family Education Center 

October 3, 2017 

Dear Town of Portola Valley, Members of the ASCC: 

As you know, Windmill School is thrilled – after 60 years! - to have a permanent home under construction 
at 900 Portola Road. The project continues at a rapid pace and with extraordinary support. We are so 
grateful for the help of countless members of our community who have made this project possible. We 
have worked hard with our contractor to have the campus ready in late January for our students to move 
from our rented site at Alpine Hills, where our lease will end on January 31st, 2018.  

We are writing this letter, and coming before the ASCC on October 9th, in order to request a modification 
to our plans for the “family lounge” structure, which we also refer to as the “storefront” since that is what 
the structure served as when the property was operated as “Al’s Nursery.” After discussing this structure 
and its intended use with current donors, and after careful review of our current capital campaign budget, 
we are requesting that instead of doing repairs and rehabilitation to the storefront building and putting on 
an addition to the front portion of the storefront (facing the Portola Road) plus a separate windmill 
structure, that we instead only perform the repairs and rehabilitation to the existing storefront structure 
(i.e., no additions to the storefront, no windmill structure). We believe that the storefront, having been a 
familiar place in the community for decades, will serve as a charming, comfortable place for families with 
the repair and rehabilitation work we are outlining here. It is also a wonderful way to transition a “nursery 
for plants” into a “nursery for children,” something the owners of Al’s Nursery, Karin and John Wu, were 
very excited about.  

We have provided more detailed plans in our recent submittal to the ASCC; the key repairs we believe are 
necessary at this time are: 

-  sheetrock the interior and paint 
-  exterior paint (with same color scheme as already approved for rest of site by ASCC) 
-  repair broken pieces of wood and/or brick on exterior where needed (otherwise, exterior would 

remain the same) 
-  repair roof 
-  replace the trellis that existed and was damaged  

In addition, we propose to adjust the pathways to accommodate the omission of the previously proposed windmill 
structure.  

Windmill is truly thrilled to be able to continue providing families with rich, play-based preschool 
education and cultivating the deep social connections that support our greater community. Our 
construction is progressing very well with the other structures on site. We ask that you consider this 
proposal in an expeditious manner given our need to provide families in this community a preschool site in 
late January and our ability to mobilize current construction crews for the storefront repairs. 

We sincerely appreciate your time and consideration of this modification request. 

Sincerely yours, 

Monika Cheney, Co-Chair Karen Tate, Co-Chair 
mgc@gruterinstitute.org karentate@sbcglobal.net 

on behalf of  
Windmill School, Inc. 
4141 Alpine Rd 
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Revised Material Board 
Windmill School 

Revised Trim Color 
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_______________________________________________________ _ 
 
TO:    ASCC 
 
FROM:   Cynthia Richardson, Planner 
 
DATE:   October 9, 2017 
 
RE:   Preliminary Architectural Review and Site Development Permit for a New 

Residence, File # 35-2017, 40 Firethorn Way, YLCL Investments, Residence. 
 
RECOMMENDATION 
 
Staff recommends that the ASCC offer comments, reactions and directions to assist the 
applicant and project architect make any plan adjustments or clarifications that members 
conclude are needed before the commission considers final action on the application.  
 
PROJECT DATA 

 

Lot Size 6.86 acres (Proposed Lot A) 

Average Slope 35% 

RE/3.5A/SD-2/DR Code Requirements Proposed Remaining 

Max Floor Area 8,530 
8,425 

(2,531)* 
105 

85% of MFA 7,215 
7,251 

(2,531)* 
0 

Max Impervious 
Surface 

16,813 16,043 770 

Height 28’/34’ 23’/32’ -- 

Front Setback 50’ 421 -- 

Side Setbacks 25’ 55 - 

Rear Setback 25’ 60 -- 

Parking Spaces 
2 covered 

2 uncovered 
4 covered 

5 uncovered 
-- 

*(   ) – basement square footage  
 

TOWN OF PORTOLA VALLEY 
STAFF REPORT 

 
 



ASCC Agenda for October 9, 2017 
Architectural Review and Site Development Permit, 40 Firethorn Way Page 2 
 
BACKGROUND 
 
The site currently contains an existing 6,181 square foot two-story home with two attached 
garages constructed in 1979, a greenhouse, and a swimming pool.  All the existing structures 
will be removed with this application.  On May 23, 2016 the ASCC approved an addition to the 
existing residence that proposed a floor area of 7,249 square feet concentrated in the main 
structure, which is approximately 85% of the allowed floor area for Parcel A.  The proposed 
impervious surface was approved to be 14,027 square feet and below the 16,813 square foot 
limit.  This project was never completed and the property was sold to the current owner. 
 
The site is gently to moderately sloped, with the house and improvements located in the 
western portion of the property.  Surrounding uses include single family homes to the north, 
south, and east, and Midpeninsula Regional Open Space District land to the west (Vicinity Map, 
Attachment 1). 
 
In addition to this ASCC application, the applicant has submitted a two-lot subdivision 
application that is under review.  The two lots proposed by the subdivision are shown on Sheet 
DR-10, and the lot containing the proposed new residence is designated as Parcel A.  All area 
calculations are based on the proposed new lot. 
 
The applicant is proposing to demolish the existing residence and construct a new 7,251 square 
foot two story residence with a basement.  The residence contains a 2,531 square foot 
basement, a 4,029 square foot main floor and a 2,786 square foot second story.  Also included 
in the project is a detached structure which includes an Accessory Dwelling Unit (ADU) 
containing 629 square feet and a four car garage that is 981 square feet.  The structure is 
considered detached even though there is a bridge connecting the second floor of the main 
residence to a roof deck on the accessory structure. 
 
There are existing driveway entry gates and columns/walls located in the Firethorn Way right of 
way. These structures were permitted by the Town Council in 1977 and are legal non-
conforming.  The existing gates are proposed to be removed and new gates installed farther up 
the driveway.  The proposed new double swing horizontal wood gate details can be found on 
sheet L1.0.  The project includes minor work to the existing driveway including turnouts for the 
Fire Department.  
 
The proposal is further described in the set of architectural, landscape and civil plans received 
9/25/17 (Attachment 12). 
 
CODE REQUIREMENTS 
 
As required by Portola Valley Municipal Code (PVMC) 18.64.010.A.1 and 15.12.100.C of the 
Municipal Code, this application has been forwarded to the ASCC for review. In addition the 
ASCC is required to make findings for the expanded light well per Portola Valley Municipal 
Code Section 18.04.065.C. 
 
DISCUSSION 
 
The new home is a two story, contemporary style with a detached structure that contains a four 
car garage and ADU.  An expanded lightwell is located on the basement level and can be seen 
on sheet DR1.03.    Portola Valley Municipal Code Section 18.04.065.C allows the ASCC to 
approve the expansion when it finds the lightwell will not be visible from adjoining or nearby 
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properties.  The ASCC should discuss this aspect of the project and provide guidance to the 
applicant.  Staff believes that the expanded lightwell will not be directly visible from any 
neighboring properties and can be confirmed on the site visit prior to the meeting. 
 
The new home is accessed from the existing driveway which terminates in a circular auto court 
at the front door and then continues to a parking and driveway area near the garage.  An 18 
inch deep pond is located at the front entry to the house.  The project includes a new pool 
located on the eastern side of the detached garage structure.  An elevated wooden deck is 
located to the east of the pool.  Stone tile decks and a gravel and stone walkway to a viewing 
area are also proposed.  
 
The house is contemporary style with stucco, stone and wood siding.  See the colors and 
materials board in Attachment 9.  The window frames will be clear anodized aluminum along 
with a Gray TPO roof.  Additional portions of the roof will have pebble rock ballast.  The color 
palette ranges from warm browns in wood to cool flat greys in stucco stone and metal.  The 
proposed materials and treatments meet town reflectivity guidelines. 
 
The home will have deep overhangs in some places, a varying façade and there will be interest 
in the combination of exterior materials that will break up the elevations.  The applicant has 
provided a series of photo renderings that help to understand the exterior elevations and 
materials (Attachment 10). 
 
The house site is partially screened by existing vegetation.  However, the ASCC at the 
Subdivision hearing requested that the applicant remove several trees on the property below 
the proposed home site to open up the view of the golden hill.  In addition many of the oaks in 
the “oak hedge row” along Los Trancos are proposed for removal to create a more natural 
setting.  The applicant has provided a view study showing seven off-site view points and photo 
renderings of how the house will look from off site from these vantage points (Attachment 11).   
 
Compliance with floor area, impervious surface, height, and setback standards 
As shown in the table on page one of this staff report, all of the measurable aspects of the 
project are at or below the allowed maximums, including floor area, impervious surface, height, 
setbacks and parking. 
 
Required parking in the R-E/3.5A zoning district is two covered spaces and two guest spaces.  
There are four covered spaces in the proposed garage, and five guest spaces located within 
the proposed auto court. 
 
Design Guidelines Review – Siting, Mass/Bulk, Scale, Exterior Materials 
The project was reviewed against the Town’s Design Guidelines. 
 

1.   The size, siting and design of buildings, individually and collectively, tend to be 
subservient to the natural setting and serve to retain and enhance the rural 
qualities of the town. (Siting and Scale) 

 The new home is sited in the same location as the current structure. It is sited on the 
ridge however it integrates with the natural context of the hillside. The proposed material 
palate creates a natural feeling that enhances the rural qualities of the town. The varied 
rooflines and offset facades help to break up the building mass and bulk. 

 
2.   The proposed project will blend in with the natural environment in terms of 

materials, form and color. (Architectural Design) 
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 The design, materials and color palette of the proposed new residence are in harmony 
with the natural environment. The proposed materials include wood, stucco and stone 
finishes with steel window framing.  The flat roof is gray and in some places is covered 
with a pebble rock ballast.  All proposed materials and treatments meet town reflectivity 
guidelines.  

 
3.   The location, design and construction of the development project will minimize 

disturbances to the natural terrain and scenic vistas.  (Grading)  
 Very little disturbance to the natural terrain will occur within the building footprint due to 

its same general location of the previous home.   For this size home the proposed 
grading has been kept to a minimum and minimizes disturbance to the natural terrain. 

 
4.   The proposed project utilizes minimal lighting so that the presence of 

development at night is difficult to determine. (Lighting) 
 The proposed lighting for this project has been kept to a minimum with safety lighting for 

walkways and building exiting. All lighting is down facing and meets the Town’s 
guidelines.  A minor amount of reduction in light fixtures could help  to minimize lighting. 

 
5.   The proposed landscape plan will preserve the qualities of the natural 

environment through the use of native plant materials and provide a blended 
transition to adjacent open areas. (Landscaping) 

 A substantial area of new landscaping is proposed surrounding the new home.  While 
the majority of the property will remain in its natural state, there is still over 20,000 sq. ft. 
of irrigated landscape area proposed with an estimated water use of 283,489 gallons 
per year   Even though most plants are either native or low water use or both, the ASCC 
should provide comments and recommendations regarding the proposed landscape 
plan. 

 
Grading and Drainage 
The project’s proposed cut, fill and total soil movement for site work, are shown in the table 
below.  The table illustrates that the proposed totals are within the amount requiring ASCC 
review (100-999 cubic yards). Total soil export for the site is 1,090 cubic yards.  The majority of 
the grading that occurs outside the building footprint is for the patios and walkways below the 
home and the driveway above the home.  A grading exhibit can be found on sheet EX-1. 
 

Grading (in cubic yards) Cut Fill Total 
Outside Building Footprint 800 170 970 
Within Building Footprint 760 300 1,060 
Site Total 1,560 470 2,030 
Export   1,090 

 
Landscaping 
The applicant has provided an Arborist report prepared by Kielty Arborist Services dated May 2, 
2017 (Attachment 2).  The report delineates 369 trees on the property and calls for removal of 
several redwood trees, orchard trees, nonnative trees and two large blue oak trees (#292 - 
#293).  In addition the row of oak trees along Los Trancos Road is shown for removal to make 
way for subdivision road widening improvements and to open up the view of the golden hill.  A 
tree removal plan can be found on sheet L1.1.  The remaining trees will not be adversely 
affected according to the report.  Tree protection measures are recommended and will become 
part of the conditions of approval for the project. 
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The proposed planting plan can be found on sheet L4.0 in the plan set package.  Proposed 
landscaping is focused around the house, pool patios and walkways.  The Conservation 
Committee has provided a memo dated September 15, 2017 (Attachment 3).  The Committee 
requests some revisions to the landscape plan because some of the species requested are on 
the Portola Valley do not plant list.  The applicant’s Landscape Architect has provided a 
response letter (Attachment 4) outlining how the changes will be made prior to final approval.  
The Committee also commented on the amount of impervious area proposed for the site.  In 
response the applicant has provided a graphic detail showing where the hardscape occurs (see 
sheet DR1.02A). 
 
The water budget can be found on sheet L3.2 and DR6.02.  The Estimated Total Water Use 
(ETWU) is shown as 283,489 gallons out of a Maximum Adjusted Water Allowance (MAWA) of 
381,319 g/y.  As noted earlier in the report, staff is seeking comments from the ASCC on the 
proposed landscape plan and to determine if there may be opportunities to reduce the 
landscape water use for the project.    
 
Lighting 
Proposed exterior lighting for the residence is shown on sheets DR1.11 and DR1.10 and cut 
sheets are provided on sheet DR6.00 and DR6.01.  Landscape lighting can be found on sheet 
L1.2.  The applicant has done a good job in keeping the lighting both on the house and in the 
landscaping to a minimum however due to the location of the house the lighting may be visible 
from off site. A slight reduction to the ceiling lights on the exterior of the home could be 
achieved with still maintaining the minimum amount necessary for safety.  The Town Design 
Guidelines call for the “minimum amount of lighting necessary to achieve essential illumination”.  
The ASCC should discuss options for reducing the potential visual impacts of the lighting. 
 
Fences and Gates 
All existing chain link fencing that is on the property line will be removed from the site including 
the barbed wire fence along the MPROSD property.  A four foot tall open rail fence is proposed 
along the western property line and along some of the southern property line.  The fence on the 
eastern side is pulled away from the property line and then on the north property line the 
applicants are proposing an open galvanized wire mish deer fence that will be 6 feet tall. This 
fence will coincide with the new driveway gate that will be a 6 foot tall solid horizontal wood 
double swinging gates that are setback beyond the 50 foot front setback. 
 
Sustainability Aspects of Project 
 
The Outdoor Water Efficiency checklist can be found on sheet DR6.02.  The project was 
submitted showing 20,609 square feet of non-turf irrigated landscape.  The project architect has 
provided the Build-It-Green checklist (Sheet DR6.03) targeting 108 points for the project. 
 
Committee Recommendations 
 
Town Geologist. The Town Geologist, in his letter dated August 16, 2017 (Attachment 5), 
recommended approval of the site development permit, with continued involvement of the 
geotechnical consultant in the building process. 
 
Town Engineer. The Town Engineer, in his memorandum dated August 18, 2017 (Attachment 
6), submitted a number of comments and questions mainly regarding drainage design. The 
applicant has responded by updating the plans.  The Town Engineer is in the process of 
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reviewing the revised plans.  Staff is confident that these issues can be worked out before the 
final approval. 

Fire Marshal. The Fire Marshal comments dated August 10, 2017 (Attachment 7) include a 
request for modifications to the plans for necessary turn-around widths and fire hydrant locations. 
Staff is confident that these issues can be resolved prior to final review. 

Conservation Committee. The Committee’s September 15, 2017 comments (Attachment 3) 
recommend some changes to the plant palate, reduction in the impervious pavement and 
removal of invasive plants.  The applicant’s Landscape Architect has prepared a response letter 
(Attachment 4) and will revise the plans accordingly prior to final ASCC review. 

Trails Committee. The Trails Committee reviewed the project and recommends scoring the trail 
crossing at the driveway and to be sure the trail remains unobstructed during construction 
(Attachment 8). 

Public Comments 
No neighbor comments have been received by staff. 

Unresolved Issues 
There are some outstanding issues with the Town Engineer and the Fire Department related to 
drainage and driveway/turn around width that staff is confident can be worked out before the 
final approval. 

ATTACHEMENTS 

1. Vicinity Map
2. Arborist Report prepared by Kielty Arborist Services dated 5-2-2017
3. Comments from Conservation Committee, dated 9-15-17
4. Memo from Joseph Huetti, Landscape Architect
5. Comments from Town Geologist, dated 8-16-17
6. Comments from Town Engineer, dated 8-18-17
7. Comments from Fire Marshal, dated 8-10-17
8. Comments from the Town Trails Committee
9. Colors and materials
10. Renderings
11. Off-Site view study
12. Architectural Plans (ASCC only)

Report approved by: Debbie Pedro, Planning Director 
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Preliminary Conservation Committee Comments 

Address  40 Firethorn 
Date  Sept. 15, 2017 

Committee members at site visit:  Marge DeStaebler, Paul Heiple 

Grading volume is 950 cuft 

Impermeable Surfaces 
Impermeable surfaces should be kept to a minimum.  This plan has 

extensive patio/pathways/decking all laid on concrete pad base.  
Consideration should be given to having some large portion of this laid on a 
pervious base.    

 Proposed impermeable surface is 95.5% of the maximum limit of 16,813 
sq.ft. 

Landscape Plan: 
We appreciate and encourage areas left open and native 
We appreciate limited amount of turf – suggest use only lowest water 

use varieties… There is a 10’ x 40’ Fescue sod lawn on plans. 

Several inappropriate specimens are currently growing on the property, The 
committee is pleased that the property owner is removing several 
Eucalyptus, palm and redwoods . 

Olea europaea and Carex tumulicola are both on the PV do not plant list. 
See recommended native species replacements below. 

Plants List 
Are the plants mostly native? 

The planting list is 38% plants native to California.  Of the 2829 plants to be 
installed, 655 are native to California.  Coastal grasses and grass like plants 
number 437 of that total.  These coastal plants may not do well in the hot 
inland location without extra watering. 

Attachment 3



One plant, Dymondia margaraetae, is on the plans but not on the list.  Are 
there others in this complex plan? 

Are the non- native plants chosen ones that require little water? 
Yes 

Are there native species that might make good substitutes? 
Plant blue oaks for olives, native grasses for the Carex tumulicola. 

Do the plants chosen for an area have the same water and light 
requirements?    
Yes,  except for one location mixing maples with Manzanita. 

Is enough room allowed for the plants to grow and mature?  
The plantings are excessively dense, most plants will have grown together in 
five years.  

Will the native trees on the property receive too much summer water 
to maintain their health?  Plantings near native trees are low water species.  
However, planting Manzanita under oaks does not allow enough light for the 
manzanita to  grow well.  

Fencing  The plans call for 4’ fencing but the same line of fencing is labeled 
as a 5’6” to 6’ fence in other locations of the plan.  Please clarify. 

NATIVE  HILLSIDE  
In addition to the landscaped areas detailed in the submitted plan, there is a 
large area that will be left in the current condition except for the removal of 
fruit trees in bad condition and some eucalyptus trees. 

The committee strongly recommends that this area remain undisturbed and 
the following steps taken to move it even closer to a native condition, both to 
preserve the rural atmosphere of the neighborhood and to provide habitat for 
local wildlife: 



1. Removal of invasive plants and eucalyptus trees. 
2. Careful protection and maintenance oak trees. 
3. Any additional plantings are discouraged and should be strictly 

limited to materials on the Town Native Plant List, and appropriate to 
the existing habitat.  The plantings down the path to the NNE seems to 
be rather far from the house and into native habitat. We suggest this 
be pulled back toward the house. 

4. Any paths should be of only pervious material.  We suggest this NNE 
path not be hardscape. 

5. Fire mitigation should be mindful and focus on removing fire ladders 
and opening breaks between clumps of vegetation while preserving 
important habitat. 

6. Any work done on the property should fully protect this area from the 
effects of construction debris and runoff. Large machinery should not 
be allowed in this area, even for access – alternative routes should be 
used. Erosion control should be carefully implemented.   

 
 

Notes:  The distance from the house to the MROSD fence seems to be 
wrong, plan has 40’ but it seems less than that. 
 
Lighting an issue since this is a hilltop home.  No cut sheet provided.  Lights 
seem rather bright. 
 
Non-native grasses checked, none are reported to be invasive. 
 
There are some significant oaks marked for removal along Los Trancos road 
in the area to be widened.  These are on the lot to be divided from the 
original property. 
 
The Committee would like to accompany ASCC on their site visit to see if 
additional comments from us are warranted. 
 
Submitted by Paul Heiple 
 



huettl 
landscape architecture 

3496 Buskirk Ave. Ste 106 
Pleasant Hill, CA  94523 

Berkeley,Ca 94702

T 
F 

925.937.6400 
925.937.6401 

September 28, 2017 

Cynthia Richardson 
Planning Consultant 
Town of Portola Valley 
765 Portola Rd.  
Portola Valley, CA 94028 

RE: Preliminary Conservation Committee Comments for ASCC Review 
40 Firethorn Way 
File # PLN_ARCH 35-2017 

Dear Cynthia, 

This letter is to address the Preliminary Conservation Committee Comments dated Sept 15th, 
2017. The questions brought up in the letter are paraphrased or simply titled.  

1. Impermeable surfaces should be kept to a minimum.

A: The impermeable surfaces are within the maximum limit but we can already see one 
or more areas where they can be reduced for the next submittal.  

2. Landscape plan comments: Are the plants mostly native?

A: The Olea europea can be substituted with Quercus douglassii – Blue Oak. 

Carex tumulicola is listed on the native groundcover list. There is some confusion 
between Carex tumulicola (native) and Carex divulsa (non-native). They can be 
distinguished by their seed head placement and sourced from reputable growers.  
Once the Carex are counted as native the native plant count increases to 1119 natives. 

Dymondia groundcover is the only plant not on the plant list and its use is limited to an 
area in a fire truck access lane.  

3. Fencing:

A: Fencing was re-labeled and shown on revised plans. Chain link is labeled to be 
removed.  

4. Native Hillside: Item 3.

A: Plantings along the path are an idealization of the regional landscape. The existing 
hillside grasses are not native.  We are open to reducing the planting along the path.  

5. Lighting:

A: Landscape lighting is minimal and cut sheets are provided with the resubmittal. 

Please let me know if you need any further documentation support.  
Sincerely, 

Joseph Huettl 
Huettl Landscape Architecture 

Attachment 4
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COTTON, SHIRES AND ASSOCIATES, INC.
 CONSULTING ENGINEERS AND GEOLOGISTS 

August 16, 2017 
V5096A 

TO: CheyAnne Brown  
Planning Technician 
TOWN OF PORTOLA VALLEY 
765 Portola Road 
Portola Valley, California 94028 

SUBJECT: Geologic and Geotechnical Peer Review 
RE: YLCL Investments, Proposed Residence 

40 Firethorn Way, Portola Valley 
PLN_ARCH 5-2017 

At your request, we have completed a geologic and geotechnical peer review of 
the Site Development Permit application for the proposed new residential development 
using the following documents: 

• Geotechnical Investigation (report), prepared by Romig Engineers Inc.,
dated July 14, 2017;

• Feasibility Investigation (report), prepared by Romig Engineers Inc.,
dated March 4, 2016;

• Civil Plans, including: Site Plan, Grading and Drainage Plans, Erosion
Control Plans, and Details (20-sheets, various scales), prepared by Lea
and Braze Engineering, Inc., dated July 21, 2017;

• Architectural Plans (19 sheets, various scales), prepared by Swatt Miers
Architects, undated; and

• Landscape Plans (7 sheets, 16-scale), prepared by Huettl Landscape
Architects, dated July 17, 2017.

In addition, we have reviewed pertinent technical documents from our office 
files and performed a recent site inspection. 
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DISCUSSION 
 

Based on our review of the referenced documents, we understand that the 
applicant proposes to construct a new residential development, consisting of an 
approximate 7,100 square-foot two-story residence with basement, detached 
garage/poolhouse, and swimming pool.  The new residence is to be located in the same 
general vicinity as the existing residence.   

 
In our previous review report, dated March 21, 2016, for a proposed lot split, we 

recommended approval of the lot split from a geologic and geotechnical standpoint. 
 

SITE CONDITIONS 
 
 The proposed residential development area is characterized, in general, by a 
prominent northeast-southwest oriented ridgeline, with mostly level to gently inclined 
slopes atop the ridge, and moderately steep to steep, east facing natural hillside 
topography flanking the ridge (up to 25-degree inclinations).  Subsurface exploration 
performed by the Project Geotechnical Consultant encountered Franciscan Complex 
greenstone bedrock materials overlain by shallow (1 to 4 feet thick) surficial soil 
materials.  The proposed residential construction site would be on top of the ridge along 
the gently inclined upland slopes. Drainage is characterized by sheetflow directed to the 
east.      
 

The Town Geologic Map indicates that the site is underlain, at depth, by 
greenstone bedrock materials of the Franciscan Complex (Kfg) for most of the property.  
Whiskey Hill Formation (Twh) is mapped along the hilltop knoll and Quaternary 
alluvium (Qal) is mapped along Los Trancos Road.  Site surficial soil materials consist of 
sandy clay with angular clasts of Franciscan greenstone.  The Town Movement Potential 
Map shows that the subject site is located within an “Sbr” zone, which is defined as: 
“Level ground to moderately steep slopes underlain by bedrock within approximately three feet of 
the ground surface or less; relatively thin soil mantle may be subject to shallow landsliding, 
settlement, and soil creep.” A very small mapped “Sun” zone is located in the 
southernmost portion of the subject site. A “Sun” zone is defined as: “Unconsolidated 
granular material (alluvium, slope wash, and thick soil) on level ground and gentle slopes; 
subject to settlement and soil creep; liquefaction possible at valley floor sites during strong 
earthquakes.”  

 
The potentially active Berrocal and Monta Vista faults are 0.3 miles southwest 

and 0.2 miles northeast of the subject site, respectively.  The active San Andreas Fault is 
mapped approximately 0.9 miles southwest of the property boundary. 
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CONCLUSIONS AND RECOMMENDED ACTION 
 
 The proposed new residential construction site is potentially constrained by 
expansive surficial soil materials, surficial soil creep, shallow sloughing of soil materials, 
and the susceptibility of the site to very strong seismic ground shaking.  The Project 
Geotechnical Consultant performed an investigation of the building site and provided 
geotechnical design recommendations that are in general conformance with industry 
standards. These recommendations include supporting the residential basement on a 
mat slab, and the at-grade portions of the structure on piers.  Foundation 
recommendations include minimum 16-inch diameter piers embedded a minimum of 8 
feet into weathered bedrock.  Portions of the swimming that are to extend over the 
steeper eastern slopes have been recommended to be supported by piers. 
 
 We do not have geotechnical objections to the layout and design of the proposed 
residence, and recommend approval of the Site Development permit application from a 
geotechnical standpoint.  The following should be performed prior to approval of 
Building Permits: 
 
 

1. Development Plans - Structural plans should be generated that reflect the 
recommendations of the geotechnical consultant. 

 
2. Geotechnical Plan Review - The applicant's geotechnical consultant should 

review and approve all geotechnical aspects of the development plans (i.e., 
including site preparation and grading, site drainage improvements and 
design parameters for building foundations and retaining walls) to ensure 
that their recommendations have been properly incorporated.   

 
The Development Plans and Geotechnical Plan Review should be submitted 
to the Town for review by Town Staff and Town Geotechnical Consultant 
prior to issuance of building permits.    
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LIMITATIONS 
 

This geologic and geotechnical peer review has been performed to provide 
technical advice to assist the Town in its discretionary permit decisions. Our services 
have been limited to review of the documents previously identified, and a visual review 
of the property. Our opinions and conclusions are made in accordance with generally 
accepted principles and practices of the geotechnical profession. This warranty is in lieu 
of all other warranties, either expressed or implied. 

 
    Respectfully submitted, 
 

    COTTON, SHIRES AND ASSOCIATES, INC. 
    TOWN GEOTECHNICAL CONSULTANT 

     
    John M. Wallace 
    Principal Engineering Geologist 
    CEG 1923 
 
 

     
    Patrick O. Shires 
    Senior Principal Geotechnical Engineer  
    GE 770 
JMW:POS:KW 
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_______________________________________________________ _ 
 
TO:    ASCC 
 
FROM:   Cynthia Richardson, Planner 
 
DATE:   October 9, 2017 
 
RE:   Preliminary Architectural Review and Site Development Permit for a New 

Residence, File # 34-2017, 531 Wayside Road, Sholtz/Magill Residence 
 
RECOMMENDATION 
 
Staff recommends that the ASCC offer comments, reactions and directions to assist the 
applicant and project architect make any plan adjustments or clarifications that members 
conclude are needed before the commission considers final action on the application.  
 
PROJECT DATA 

 

Lot Size 5.9 acres 

Average Slope 23.8% 

R-E/1A/SD-1a Code Requirements Proposed Remaining 

Max Floor Area 6,677 
2,595 
(619)* 

4,082 

85% of MFA 5,676 
2,595 
(619)* 

3,081 

Max Impervious 
Surface 

11,725 5,982 5,743 

Height 28’/34’ 28’/32’ -- 

Front Setback 50’ 70’ -- 

Side Setbacks 25’ 180’ -- 

Rear Setback 25’ 434’ -- 

Parking Spaces 
2 covered 

2 uncovered 
2 covered 

2 uncovered 
-- 

*(  ) - basement square footage 
 
 

TOWN OF PORTOLA VALLEY 
STAFF REPORT 
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BACKGROUND 
 
The applicants are proposing a new 2,595 square foot two story residence with an attached 
garage.  The applicants have designed their home with Bone Structure, a company specializing 
in steel construction systems that produce energy efficient homes.  The project includes a new 
driveway and associated landscaping on the 5.9 acre property.  The property is accessed from 
Short Street, currently an unimproved street (see vicinity map Attachment 1).  The applicants as 
part of this project will be improving Short Street to Town Standards.   
 
The property sits at the northwestern part of town in the upper Wayside subdivision. The house 
pad sits at elevation 832 and the property slopes down to the south to elevation 750.  Some of 
the adjacent parcels have been built out, with one home sitting slightly uphill to the north, and 
the other two to the east. The subject property has never been developed. The applicants also 
own the small .24 acre adjacent parcel to the north along the west side of Short Street.  Some 
road and driveway grading and tree removal will occur on this parcel even though it is treated 
as a separate parcel.   
 
The new home is sited at the front of the property where there are fewer trees. The house is 
two stories, with a partially exposed basement under the house. The basement will be used for 
tractor storage.  The house plans include two bedrooms and various common areas.   Each 
floor of the house has a large deck located on the south side of the structure. 
 
The proposal is further described in the set of architectural, landscape and civil plans received 
with a revision date of 9/19/17 (Attachment 15). 
 
CODE REQUIREMENTS 
 
As required by Portola Valley Municipal Code (PVMC) 18.64.010.A.1 and 15.12.100.C of the 
Municipal Code, this application has been forwarded to the ASCC for review. 
 
DISCUSSION 
 
The new home is a two story, contemporary style home with an attached two car garage.  The 
basement level is 1,168 square feet and contains tractor storage, a full bathroom storage room, 
mechanical room and a root cellar.  The main floor is 1,046 square feet and contains a two car 
garage a bedroom and bathroom.  The 1,000 square foot second story contains the main living 
space with a master bedroom and office.  The first and second floors each contain a large deck 
on the south side of the home with stairs connecting the two spaces.  No other accessory 
structures are proposed on the site. 
 
The house has been designed with a sloping shed roof that is constructed of a cool roof 
material in a tan color.  The house will have horizontal wood siding combined with aluminum 
panels, stucco and stone veneer.  The exterior deck will have wood railings with metal 
horizontal cables. Colors and materials are presented in Attachment 14. 
 
Exterior improvements include 1,167 square feet of irrigated landscaping, primarily grouped 
tightly around the house. The plan includes 5,982 square feet of impervious surface, including 
the driveway, decks, stairs and landings.  
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Compliance with floor area, impervious surface, height, and setback standards 
As shown in the table on page one of this staff report, all of the measurable aspects of the 
project are at or below the allowed maximums, including floor area, impervious surface, height, 
setbacks and parking. 
 
Design Guidelines Review – Siting, Mass/Bulk, Scale, Exterior Materials 
The project was reviewed against the town’s Design Guidelines and was found to be 
substantially in conformance. 
 

1.   The size, siting and design of buildings, individually and collectively, tend to be 
subservient to the natural setting and serve to retain and enhance the rural 
qualities of the town. (Siting and Scale) 

 The proposed materials create a natural feeling that enhances the rural qualities of the 
town. The varied roofline and use of materials help to break up the building mass and 
bulk. 

 
2.   The proposed project will blend in with the natural environment in terms of 

materials, form and color. (Architectural Design) 
 The design, materials and color palette of the proposed new residence are in harmony 

with the natural environment. The proposed materials include wood and stone finishes 
with steel window and door framing.  The roof finish is a cool roof in a tan color.  The 
proposed colors include earth tone colors that will blend with the environment. All 
proposed materials and treatments meet town reflectivity guidelines.  

 
3.   The location, design and construction of the development project will minimize 

disturbances to the natural terrain and scenic vistas.  (Grading)  
 Very little disturbance to the natural terrain will occur within the building footprint due to 

its location on the site.  Some grading will occur with the new driveway and site 
improvements.  The proposed grading has been kept to a minimum and minimizes 
disturbance to the natural terrain. 

 
4.   The proposed project utilizes minimal lighting so that the presence of 

development at night is difficult to determine. (Lighting) 
 The proposed lighting for this project has been kept to a minimum with safety lighting for 

walkways and building exiting. All lighting is down facing and meets the Town’s 
guidelines. 

 
5.   The proposed landscape plan will preserve the qualities of the natural 

environment through the use of native plant materials and provide a blended 
transition to adjacent open areas. (Landscaping) 

 New landscaping is proposed surrounding the new home.  The majority of the property 
will remain in its natural state.  Most plants are either native or low water use or both.  

 
Grading and Drainage 
The project’s proposed cut, fill and total soil movement for site work including the driveway, and 
building pad are shown in the table below.  The table illustrates that the proposed totals are 
within the amount requiring ASCC review (100-999 cubic yards).  Total soil export for the site is 
52 cubic yards.  The majority of the grading that occurs outside the building footprint is for the 
driveway, patios and walkways. 
 
 



ASCC Agenda for October 9, 2017 
Architectural Review and Site Development Permit, 531 Wayside Road Page 4 
 
 
 

Grading (in cubic yards) Cut Fill Total 
Outside Building Footprint 344 522 866 
Within Building Footprint 230 0 230 
Site Total 574 522 1,096 
Export   52 

 
Landscaping 
The site is heavily covered in mature trees.  The applicant has chosen the open area just off the 
end of Short Street for the location of the new home.  An Arborist report was prepared for the 
project by Jeff Reid at Independent Arborist Services dated April 18, 2017 (Attachment 2).  The 
report discusses the trees that need to be removed on Short Street.  These trees have already 
been approved for removal through the encroachment permit process with the Town Public 
Works Director.  Sheet T1 in the plan set includes an existing tree plan showing the removal of 
trees on the applicant’s larger parcel.  The report indicates that the trees on the property are in 
good overall health but have grown too close in proximity to each other.  There are three Coast 
Live Oaks and one California Bay that are significant trees that will be removed.  The report 
focuses on these four trees. 
 
There are two areas being developed as outdoor patio areas.  To the east of the house is a 
path that goes down to a gravel patio sitting area.  On the west side of the house is a patio that 
contains a wood deck and spa.  The landscaping has been kept tight to the footprint of the 
house leaving the remainder of the 5.9 acre in its natural state.  The proposed planting plan can 
be found on sheet L1 in the plan set. 
 
Most plants are either native or low water use or both. The Outdoor Water Use Efficiency 
Checklist can be found on sheet L0.  Sheet L2 indicates that that the irrigation system is 
temporary and will only be need until the plants are established. 
 
Lighting 
The exterior house light locations can be found in Attachment 3 labeled Sheet E1.   The Estella 
light will be mounted at each door and near stairs to illuminate the entrances of the home.  The 
Wesley will be used above the outdoor sink and at the outdoor shower.  Cut sheets for the 
fixtures can be found in Attachment 4.  Proposed exterior landscape lighting is shown in 
Attachment 5 labeled Sheet E2.  Exterior lighting consists of step lights on the west side of the 
house at the stairs to the patio area and step lights on the east side of the house on the 
pathway near the spa patio.  Cut sheets for this fixture can be found in Attachment 6. 
 
Fences and Gates 
No new fencing is proposed with this project. 
 
Sustainability Aspects of Project 
The project architect has provided the Green Point Rated checklist (Attachment 7) targeting 99 
points for the project.   
 
Committee Recommendations 
 
Town Geologist. The Town Geologist, in his letter dated August 14, 2017 (Attachment 8), 
recommended approval of the site development permit, with continued involvement of the 
geotechnical consultant in the planning and building process. 
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Town Engineer. The Town Engineer, in his memorandum dated August 10, 2017 (Attachment 
9), submitted a number of comments and questions. The applicant has responded by updating 
the plans appropriately.  The Town Engineer is in the process of reviewing the revised plans.  
Staff is confident that these issues can be worked out before the final approval. 
 
Fire Marshal. The Fire Marshal, in his comments dated August 10, 2017 (Attachment 10), 
included standard conditions.  The plans now show the closest fire hydrant as requested and 
revised plans have been submitted to the Fire Department for review.  Staff is confident that 
these issues can be worked out before the final approval. 
 
Environmental Health Department.  The San Mateo County Environmental Health Department in 
their comments dated August 9, 2017 (Attachment 11) submitted a number of minor comments.  
These comments have been addressed in the revised plan and have been routed to the SMCEHD 
for review.  Staff is confident that these issues can be worked out before the final approval. 
 
Conservation Committee. The Committee’s August 2, 2017 comments (Attachment 12) 
recommend approval of the project with some minor revisions to plant material. 
 
Wayside Road Maintenance District.  The Maintenance District provided a memo dated 
September 10, 2017 (Attachment 13) and recommends approval of the project. 
 
Public Comments 
No neighbor comments have been received by staff.  
 
Unresolved Issues 
There are some outstanding issues with the Town Engineer and the San Mateo County 
Environmental Health Department related to drainage and septic design that staff is confident 
can be worked out before the final approval. 
 
ATTACHEMENTS 
 
1. Vicinity Map 
2. Arborist Report prepared by Jeff Reid, Independent Arborist Services dated 4-18-17 
3. Exterior house lighting plan, Sheet E1 
4. House light fixture cut sheets 
5. Landscape lighting plan, Sheet E2 
6. Landscape light fixture cut sheet 
7. Build-It-Green checklist 
8. Comments from Town Geologist, dated 8-14-17 
9. Comments from Town Engineer, dated 8-10-17 
10. Comments from Fire Marshal, dated 8-10-17 
11. San Mateo County Environmental Health Department memo, dated 8-9-17 
12. Comments from Conservation Committee, dated 8-2-17  
13. Wayside Road Maintenance District memo, dated 9-10-17 
14. Colors and materials 
15. Architectural Plans dated 7-14-17 (ASCC only) 

 
 
Report approved by: Debbie Pedro, Planning Director 
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From: Edgardo Diaz [mailto:egdiaz@smcgov.org]  
Sent: Wednesday, August 09, 2017 2:45 PM 
To: Catherine Magill 
Cc: CheyAnne Brown; Allison Fang; Carol Borck 
Subject: RE: 531 Wayside Road, Portola Valley; PLN_ARCH 34-2017 

Dear Catherine, 

Thank you for the attached septic plan design by Steve Hartsell.  As part of the planning review process 
that involves new development/construction requiring a new Onsite Wastewater Treatment System 
(OWTS),  a draft OWTS design by a qualified OWTS design professional as specified in our OWTS 
Ordinance and Onsite Systems Manual (OSM) should be submitted to the planning department of 
record for review by Environmental Health.  This is to ensure that the proposed OWTS meets minimum 
setback requirements and there is no enchroachment that would impact the OWTS. 

I did a cursory review of the attached septic plans and did notice some conflicts to the dispersal drain 
field trench design to that delineated on plan sheets L1, L2, T1, and  C1.1.  Please have the design team 
coordinate and make the appropriate changes along with addressing other agency commnets to be 
submitted to the Town of Portola Valley. 

If you have any other questions, I may be reached by phone (650) 464-0613 or respond to this email. 

Sincerely, 

Edgardo Diaz 
EHS IV, Land Use Program 
San Mateo County Environmental Health 
2000 Alameda de las Pulgas, Suite 100 
San Mateo, CA 94403 
Direct Phone 650-464-0613 
Fax 650-627-8244 
mailto: egdiaz@smcgov.org 
http://smchealth.org/landuse 
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Conservation Committee Comments 

Address: 531 Wayside Road 
Date:  August 2, 2017 

Committee members at site visit:  Nona Chiariello, Paul Heiple, Marianne Plunder, 
Dieter Walz 

Landscape Plan: 

Current Site: 

We approve the removal of the proposed significant oaks and madrone. 
We recommend removing the single Redwood on the North West side of the property 
to give the surrounding oaks more space to spread. 

Proposed Plant List 

The proposed Manzanitas will not do well in the area behind the house as it is not sunny 
enough. Plants like Hollyleaf Cherry and Toyons , Silk Tassel Bush and Osoberry would be 
better suited. 

We appreciate that all the plants are native. In addition plants like Spicebush, Bush 
Anemone (Carpenteria), Dogwood and Wax Myrtle (Myrica) will do well on this site. 

As the ground will be disturbed by construction it is especially vulnerable to invasives 
like Dittrichia.  This should be watched for and carefully eliminated after construction is 
completed. 

We noticed a relatively elaborate irrigation plan and recommend installing only 
temporary irrigation. The natives should do well without the need of an irrigation 
system once established. We recommend planting in October – November to take 
advantage of the cooler and hopefully rainy season.  

The Committee would like to accompany ASCC on their site visit to see if additional 
comments from us are warranted. 

Submitted by Marianne Plunder   
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ARCHITECTURAL AND SITE CONTROL COMMISSION  SEPTEMBER 11, 2017 
Regular Evening Meeting, 765 Portola Road 

CALL TO ORDER AND ROLL CALL 

Chair Ross called the regular meeting to order at 7:00 p.m. in the Town Center Historic School 
House Meeting Room, 765 Portola Road. 

Planning Director Debbie Pedro called roll: 

Present:  ASCC: Commissioners Breen, Koch, and Wilson; and Vice Chair Sill, Chair Ross 
 Absent: None 
 Planning Commission Liaison: Nicholas Targ 
 Town Council Liaison: None 
 Town Staff: Planning Director Debbie Pedro and Planner Cynthia Richardson 

and Associate Planner Arly Cassidy 

ORAL COMMUNICATIONS 

None. 

With the consent of the ASCC, the order of public hearing items were rearranged and item 4 
was moved to the front of the public hearing items.  

NEW BUSINESS 

(4) Preliminary Review for a Conditional Use Permit, Variance, Architectural Review 
and Site Development Permit, 838 Portola Road, Owner: Georgia Bennicas, File#: 
PLN_USE 7-2017 and VAR 2-2017 

Planner Cynthia Richardson presented the proposed plans for the interior and exterior remodel 
of the building located at 838 Portola Road, as detailed in the staff report. Planner Richardson 
noted that the Planning Commission met last week for a preliminary review of this project, and 
provided the applicant with input on the variance application. She said the applicant has since 
decided to withdraw all variance requests for this project. Staff asked that the ASCC provide 
comments, reactions, and directions to assist the applicant and project team to make any plan 
adjustments or clarifications needed prior to final action on the application. 

Chair Ross called for questions from the Commissioners. 

Commissioner Koch asked if there was any street number sign or business signage proposed. 
Planner Richardson said there is no application for signage for the business, but the landscape 
plans show a mailbox labeled with the address numbers.  

Commissioner Wilson asked if there would be additional fencing on the east side along the 
creek. Planner Richardson said there is an existing grape stake fence, and there is no plan for 
removal or replacement of that fence.  

Vice Chair Sill asked if there was a plan to repair that fence, which is partially down. The 
applicant said that, per the Ordinance, the fence cannot be altered. Planner Richardson said if 
the applicant wanted to modify the fence, it would have to be pulled back to the 30-foot setback 
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line. She said the only other section of fence that was requested at the Planning Commission 
meeting was a small section of chain-link fence located at the culvert next to the street, in the 
Town’s right-of-way. Public Works Director Howard Young indicated he would allow that chain 
link fence to be removed and replaced with an open rail and wire fence.  

Chair Ross invited comments from the applicant. Project manager Peter Carlino thanked staff 
for working diligently with them on the project.  

Chair Ross invited questions from the Commissioners. 

Commissioner Breen asked for clarification on the proposed rear fence that extends 
approximately 50’ from the west property line and then stops. Mr. Carlino said they would like an 
area in the back with privacy. He said they had discussed continuing with a split rail fence and then 
connect it with the existing fence by the creek, but they cannot put anything in the creek setback.  

With no further questions from the Commission, Chair Ross invited public comment. Hearing 
none, he brought the item back to the Commission for discussion. 

Commissioner Koch supported the placement of the light fixtures, the tree removal, and the 
materials. She would prefer to see the split rail fencing instead of a 6-foot solid fence. 

Commissioner Wilson supported the tree removal and the lighting. She also had concerns about 
the 6-foot solid fence and would rather see a split rail. She wondered, considering the condition 
of the fence that goes along the creek, if something could be done with a split rail. 

Commissioner Breen supported the project. She would like to see them recycle the redwood 
from the tree. The applicant said they would welcome names of people who could use the 
redwood. Commissioner Breen said the Arbutus marina should not be in the scenic corridor and 
suggested using a big leaf maple or a black oak instead. 

Commissioner Breen said she would prefer they continue the fence run as much as possible 
with split rail. Property owner Ms. Bennicas said that now that she is giving up the overhang in 
the back yard, she is concerned with privacy for her clients. She said that space will be a 
meeting space, and she can’t have it as a low, open, split-rail where it is open to the neighboring 
properties. She said she has nowhere else to sit, and it is important that she has the privacy.  
Commissioner Breen asked if that would change the landscape design in the back, if there 
would be a terrace, paths, or lighting. The applicant said she will not be out there at night. 
Planning Director Pedro said there is very limited area available to develop in the back due to 
septic leach fields that cover the entire backyard. 

Vice Chair Sill was supportive of the project. He said it will be an improvement to the Portola 
Road Corridor. He was supportive of the design, the materials, the lighting, the landscaping, and 
removing the redwood. 

Chair Ross said he was not concerned about the applicant wanting to have a fenced area in the 
back for privacy because of the intended use, the amount of construction that will be occurring 
next door, and because it is one of the few things that is permitted on this site. He was 
supportive of the materials board. He said he would recommend the three path lights in front not 
be on after business is closed. He said if the applicant wants a motion sensor light near the front 
door, it should be installed such that it would not be trigged by passing cars. He said the project 
will be a welcome contribution to the scenic corridor.  
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OLD BUSINESS 

(1) Review of a Proposal to Renew and Amend a Conditional Use Permit, Alpine Inn 
Beer Garden, 3915 Alpine Road, File #36-2016. 

Associate Planner Arly Cassidy presented the staff report. 

Chair Ross invited questions from the Commissioners. 

Commissioner Breen said she supported a residential use at Alpine Inn, but asked how a 
rebuild would be handled since the building encroaches into the creek setback. Associate 
Planner Cassidy said the condition is written in such a way that it would be required to be a new 
residence constructed in a different location.  

Chair Ross asked if the trail would remain even where there is no easement planned. Associate 
Planner Cassidy says the trail has been there for a long time and the applicants have no plans 
to remove it. She said there is a paved asphalt trail within the Alpine Road right of way that is 
meant for pedestrian/bicycle use and the dirt trail is more of an equestrian trail. She said since a 
new survey is being recorded, all easements will be included. 

Chair Ross asked if the parking stalls between the two easements were of sufficient length. 
Associate Planner Cassidy said they were. 

With no further questions from the Commission, Chair Ross invited comments by the applicant. 
Hearing none, Chair Ross invited questions from the Commissioners. 

Vice Chair Sill asked if the extended hours of operation being requested include use of both 
inside and outside areas. The applicant confirmed that use would be both inside and outside 
and pointed out they are reducing and not extending the hours. He said the current Conditional 
Use Permit allows them to be open until 1:00 a.m.  

With no further questions from the Commission, Chair Ross invited public comment. Hearing 
none, Chair Ross brought the item back to the Commission for discussion. 

Commissioner Koch was supportive of the project.  

Commissioner Wilson was supportive of the project. She liked that the tethering posts are closer 
to the building rather than closer to the road. 

Commissioner Breen was supportive of the project. She said the outdoor lights at the front of 
the building have recently become very bright. She said while it effectively lights up the parking 
lot, it affects her vision as she drives by on Alpine Road, and they need to be less bright or 
directed downwards. 

Vice Chair Sill was supportive of the project. He said the CUP should require some type of 
periodic review rather than review being triggered by a complaint or violation. Planning Director 
Pedro said the Conditional Use Permits in Town vary in their review process – some with none, 
some with one-year or five-year or ten-year reviews.  She said for an established business with 
a Use Permit where no periodic review is required, it would only be called up for review if there 
is a change requested by the owner or if there is a complaint.  
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Commissioner Breen asked if the CUP is reviewed upon change of ownership. Planning 
Director Pedro said not unless the new owner is requesting a change to the conditions of the 
Use Permit. Vice Chair Sill said he said his concern is that it will lead to complexity down the 
road where things gradually drift away from the CUP, and the update that will eventually need to 
be done will be very complicated. Vice Chair Sill said, in general, he would prefer to see periodic 
CUP reviews, perhaps every 5 or 10 years.  

Chair Ross was supportive of the project. He said he was comfortable with an open-ended use 
permit. He said he would not object to a 10-year-review, but would be reluctant to require more 
frequent review. He supported permit reviews triggered by complaints. He said an establishment 
like this needs some sense of predictability and certainty about how things are going to go for a 
while, otherwise it will be difficult to make operational commitments and operate a business.  

Planning Director Pedro said because there are some changes to the hours of operation with 
this CUP amendment, the condition does call for Planning Commission review within one year 
as a check-in, and thereafter it would only be subject to complaints-triggered reviews.  

Commissioner Breen moved to recommend to the Planning Commission support of the 
conditions of approval as stated in the staff report.  Seconded by Vice Chair Sill; the motion 
carried 5-0. 

(2) Architectural Review and Site Development Permit for a New Residence, 100 
Canyon Drive, Lu Residence, File #PLAN_ARCH 5-2016. 

Associate Planner Cassidy presented the staff report.  

Chair Ross invited questions from the Commissioners. Hearing none, Chair Ross invited 
comment by the applicant. The applicant said based on ASCC’s preliminary review comments, 
they decided that removing the redwoods would be a good long term option for the property.  

Chair Ross invited questions from the Commissioners. Hearing none, Chair Ross invited public 
comment.  

Phil Vincent, 165 Portola Road.  Mr. Vincent asked if redwoods are considered not native. Chair 
Ross said there are certain areas in Town where redwoods are appropriate. He said, however, 
there are many places in Town where redwoods were planted as hedges and over the years the 
roots become very disruptive to structures. Chair Ross said the subject area was originally an 
open oak woodland and the ASCC does not object to removing the redwoods on this property. 

Hearing no additional public comment, Chair Ross closed the public hearing and brought the 
item back to the Commission for discussion. 

Vice Chair Sill was supportive of the project. He said the siting of the house was clever, and the 
design is striking and attractive. He was supportive of the materials palette and said the 
landscaping plan was excellent. He said the project will be a nice addition to the scenic corridor. 
He was supportive of using the anodized aluminum. He said the phased construction plan made 
sense. He said Options #2 and #3 are big improvements over the original option, and he would 
lean toward Option #2 or perhaps a hybrid of Option #2 and #3 where all of the redwoods are 
removed from the Portola Road area, but leaving a couple in the back.   

Commissioner Wilson was supportive of the project. She was supportive of the change to the 
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anodized aluminum. She said she favored Landscape Option #2 with the removal of the 
redwoods and addition of the natives.  

Commissioner Koch was supportive of the project. She said she favored Landscape Option #2.  

Commissioner Breen was supportive of the project. She said she viewed the trees on the 
backside and on Canyon as a little more discretionary for the architects and what they feel is 
appropriate with the foundation. She was supportive of removing all the trees along Portola 
Road except the oak tree. She said she could accept keeping the olive tree if it was sprayed so 
it would not produce olives. She suggested islands of planting inside the fence, bringing back 
the oak woodland feeling of the scenic corridor.  

Chair Ross was supportive of the project. He said if the applicants thought they might ever want 
to remove the redwoods in the back, it would be a good idea to do it before the construction. He 
was supportive of Landscape Option #2. He said the construction logistics will need to be 
carefully thought-out due to the constraints with the existing house remaining during the 
construction of the new house.  

Planning Director Pedro said because of the extensive number of trees to be removed, whether 
the ASCC wants to look at the landscaping at the time of framing because all of the redwood 
trees would be down at that point. Chair Ross said he is fine with the plan as presented – no 
irrigation and a few new oaks along Portola, and was comfortable with the standard review 
process with a designated ASCC member approving the final landscaping plan prior to building 
permit issuance. The Commission agreed. 

Commissioner Breen moved to approve the proposed New Residence located at 100 Canyon 
Drive with Landscape Option #2 and the conditions of approval as stated in Attachment 1. 
Seconded by Vice Chair Sill; the motion carried 5-0. 

(3) Architectural Review for an Interior Remodel of the Main Building and Site 
Improvements, File #PLN_ARCH 31-2017, 501 Portola Road, The Sequoias 

Associate Planner Cassidy presented the staff report and distributed copies of an email from 
Budd Trapp, a Sequoias resident received September 8. The applicant’s landscape architect 
addressed Mr. Trapp’s concerns in a response letter, which she also distributed to the 
Commissioners.  

Chair Ross invited questions from the Commissioners. With no further questions from the 
Commissioners, Chair Ross invited comments from the applicant. The applicant advised 
Commissioner Breen that the uplighting at the main oak has been removed. 

With no further comment, Chair Ross invited questions for the applicant. Hearing none, Chair 
Ross invited public comment. 

Bud Trapp, 501 Portola Road. Mr. Trapp said the timber bamboo, which grows to 55 feet high, 
is proposed for planting against a wall with an eave overhang of 8 to 9 feet high. Mr. Trapp 
agreed the bamboo could be continually maintained and pruned but he suggested planting a 
dead bamboo to give the same effect and requiring no maintenance. He said the black bamboo 
is not quite as high, but will also require yearly and continuous pruning. He said he thinks the 
landscape plan includes far too many plants and the area will be overgrown. 
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Onnalee Trapp, 501 Portola Road. Ms. Trapp said the vicinity map in the staff report does not 
reflect the existing conditions. She said the new lodge and the new duplexes do not appear on 
the map.  

Marge DeStaebler, 31 Santa Maria. Ms. DeStaebler said she was speaking for herself, not as a 
representative for the Conservation Committee or the Sequoias Landscape Committee. She 
said the Conservation Committee has a goal of supporting local habitat and use of drought-
tolerant plants. She said that goal is not particularly strong in the proposed plan. She said 42 
percent of the plants are low water use and 59 are medium. She suggested the camellias at the 
Sequoias, which are high water use, be exchanged for more native plants. She said the bamboo 
maybe stylish, but is inappropriate and does not belong there. 

Onnalee Trapp said she serves on a committee on personal safety and emergency 
preparedness at the Sequoias. She said that the double-door near the reception area that 
opens outward is used most often because it opens all the way, whereas the sliding door only 
opens halfway across the opening space. She said the double doors that open fully enable 
people to exit more quickly, makes it easier for the housekeeping crew to remove chairs and 
tables, and give easier access to the Woodside Fire Department personnel. She suggested 
replacing the sliding door with a similar double door that opens fully.  

With no further public comment, Chair Ross brought the item back to the Commission for 
discussion. 

Vice Chair Sill was supportive of the new arrival canopy, the entry canopy, the gallery changes, 
and the fitness area. He was, however, not supportive of the landscaping plan and agreed 
completely with Ms. DeStaebler’s comments. 

Commissioner Breen said she was very familiar with the proposed plant list and it is a fairly low 
water use plan. She said the campus has a somewhat Asian theme. She said she was 
supportive of the landscape plan other than the bamboo. She suggested swapping it out for 
something like Nandina due to the eave height. She was otherwise supportive of the project. 

Commissioner Wilson was supportive of the foyer improvements. She was concerned about the 
safety issues raised by Ms. Trapp regarding the sliding doors. She said she was not supportive 
of the use of bamboo.  

Commissioner Breen said the sliding doors issue is not an aesthetic issue, and the architecture 
team should handle that.  

Chair Ross said he gets the impression there has been a fair amount of interaction between the 
design team, management, and the residents in this process and he was reluctant to create 
conditions that change the function and use of the facility for things the ASCC typically has no 
jurisdiction over, such as the use of sliding doors vs. double doors. He said the architect made 
note of Ms. Trapp’s comments and thinks the issue can be worked out with the design team, at 
which point the ASCC may be asked to have a member look at the aesthetics of it.  

Matt Johnson, project architect, said he has been part of the resident committee for the last 
three years. He said safety is of paramount importance. He said the egress from the building is 
provided, and these doors are not required egress. He said he appreciated Ms. Trapp’s 
comment about the housekeeping crew’s use of the double doors, and they can discuss it 
further because this is the first time he’s heard about it. Chair Ross agreed the type of doors 
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used would not be a condition of approval the ASCC could impose. 

Commissioner Koch supported the changes to the entryway, the structure, the approach into the 
registration area, the gym, etc. She said it is a smart and stunning design. She was in support of 
the landscape plan and said it complements the structure. She said the arrival area is not visible 
from the scenic corridor or the street. She agreed the bamboo was not appropriate in the 
chosen locations due to its size and invasiveness nature. She liked the idea of a bamboo-like 
architectural feature there.  

Chair Ross was supportive of the architectural design. He was supportive of the small and 
compact garden and said it was appropriate and compatible with the architecture. He said the 
outside of the buildings is very native and natural. He agrees with the stated concerns about the 
maintenance needs of the bamboo, but he believes that is the applicant’s decision if they want 
to deal with that. He was supportive of the project as proposed, and agreed with the 
recommended condition to have the final landscape plan reviewed by a designated ASCC 
member before the building permit is issued. 

Vice Chair Sill moved to approve the proposed project including staff’s recommended conditions 
of approval. Seconded by Commissioner Koch; the motion carried 5-0. 

COMMISSION, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS 

Commissioner Wilson said she reviewed a proposed skylight addition at 3330 Alpine Road. 

Commissioner Breen said she reviewed the landscape plan at 250 Alamos. She said there were 
30 percent more plants added, including hydrangeas. She asked the applicant to remove the 
hydrangeas and recalculate their water use figures.   

Chair Ross said he reviewed a color modification request at 160 Shawnee Pass, where the 
house had been painted a different, much lighter color than was approved. The new color does 
not meet the Town’s reflectivity standards. He offered a compromise that if there was an exterior 
wall panel not visible from offsite, it could be left in the current color, but anything visible from 
offsite would need to be repainted in the previously-approved color or a color that complies with 
the Town’s reflectivity standards.  

Planning Director Pedro said on September 20 there will be a joint ASCC/Planning Commission 
information meeting on wireless communications facilities, beginning at 7:00 p.m. She said 
Verizon and T-Mobile will be there to describe their small cell system they plan to deploy in 
Town and other cities on road right-of-way utility poles.  

Planning Director Pedro said the September 25, 2017, ASCC meeting has been cancelled. 

APPROVAL OF MINUTES 

(#) ASCC Meeting of August 28, 2017  

Commissioner Breen moved to approve the August 28, 2017, minutes as submitted. Seconded 
by Vice Chair Sill, the motion passed 5-0. 

ADJOURNMENT [8:38 p.m.] 
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