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AGENDA 
 
Call to Order, Roll Call     
 
Commissioners Gilbert, McIntosh, McKitterick, Chairperson Von Feldt, and Vice-
Chairperson Zaffaroni 
 
Oral Communications    
 
Persons wishing to address the Commission on any subject, not on the agenda, may do 
so now.  Please note, however, the Commission is not able to undertake extended 
discussion or action tonight on items not on the agenda.    
 
Regular Agenda              

 
1. Public Hearing:  Request for Deviation from Town Resolution 2506-2010 and 

Variance Request X7E-134, 169 Wayside Road, Rollefson 
 

2. Public Hearing:  Application for amendment to Conditional Use Permit (CUP) 
X7D-30 for parcel merger and expansion of athletic fields with new track and 
artificial turf infill at 302 Portola Road, Woodside Priory School, and draft Initial 
Study/Mitigated Negative Declaration 

 
Commission, Staff, Committee Reports and Recommendations    
 
Approval of Minutes:  November 7, 2012 
 
Adjournment:  

 
 

ASSISTANCE FOR PERSONS WITH DISABILITIES 
 
In compliance with the Americans with Disabilities Act, if you need special assistance to 
participate in this meeting, please contact the Planning Technician at 650-851-1700 ext.  
211.  Notification 48 hours prior to the meeting will enable the Town to make reasonable 
arrangements to ensure accessibility to this meeting. 
 
AVAILABILITY OF INFORMATION 
 
Any writing or documents provided to a majority of the Town Council or Commissions 
regarding any item on this agenda will be made available for public inspection at Town 
Hall located 765 Portola Road, Portola Valley, CA during normal business hours. 
 

 
 

TOWN OF PORTOLA VALLEY  
REGULAR PLANNING COMMISSION MEETING 
765 Portola Road, Portola Valley, CA 94028 
Wednesday, December 5, 2012 – 7:30 p.m. 
Council Chambers (Historic Schoolhouse) 
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Copies of all agenda reports and supporting data are available for viewing and 
inspection at Town Hall and at the Portola Valley branch of the San Mateo County 
Library located at Town Center.  

 
PUBLIC HEARINGS 
 
Public Hearings provide the general public and interested parties an opportunity to 
provide testimony on these items.  If you challenge a proposed action(s) in court, you 
may be limited to raising only those issues you or someone else raised at the Public 
Hearing(s) described later in this agenda, or in written correspondence delivered to the 
Planning Commission at, or prior to, the Public Hearing(s). 
             
 
This Notice is posted in compliance with the Government Code of the State of California. 
 
Date:  November 30, 2012     CheyAnne Brown  
           Planning Technician 
             
 
 
 
 





























































































































 
 

 

 
 

 

TO:  Planning Commission 
 

FROM:  Tom Vlasic, Town Planner 
  Karen Kristiansson, Principal Planner 
 

DATE:   December 5, 2012 
 

RE: Application for amendment to CUP X7D-30 for parcel merger and expansion of 
athletic fields with new track and artificial turf infill at 302 Portola Road, 
Woodside Priory School, and draft Initial Study/Mitigated Negative Declaration 

 
 
Planning Commission Public Hearing Process 
 
The December 5 planning commission meeting will be the first formal public hearing 
before the planning commission on the Priory School’s application for a parcel merger 
and an amendment to their use permit to allow installation of a new track with artificial 
turf infill.  The hearing will also include consideration of the draft Initial Study/Mitigated 
Negative Declaration (IS/MND) that has been prepared for the project. 
 
At this meeting, the planning commission should hear comments from members of the 
public on both the project and the draft IS/MND, and commissioners should also offer 
comments.  The planning commission cannot take action on either the draft IS/MND or 
the project at this meeting as the noticed public review period on the IS/MND extends to 
January 4, 2013.  Therefore, after presentation of public and planning commission 
comments, the public hearing should be continued to the regular January 16, 2013 
planning commission meeting. 
 
Ultimately, after the close of the public hearing on or after January 16, the planning 
commission would need to take two separate actions:  1) adoption of the IS/MND and 2) 
action on the proposed parcel merger and use permit amendment.  Adoption of the 
IS/MND is required before the commission could approve, conditionally approve or deny 
the project. 
 
Previous Consideration and Discussion 
 
Both the planning commission and the ASCC have considered this project at a number 
of previous meetings, including:   

MEMORANDUM 
 

TOWN OF PORTOLA VALLEY 
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 a joint field meeting at the Priory on February 1, 2011 to consider the original 
proposed project; 

 discussion of the original project on February 15, 2011 at the ASCC; 

 discussion of the original project on February 16, 2011 at the Planning 
Commission; 

 informal consideration on June 6, 2012 by the Planning Commission of a revised 
project with a larger track and less artificial turf; 

 a joint field meeting at the Priory on September 10, 2012 to consider site issues 
related to the revised project; 

 discussion of site issues at the regular ASCC meeting on September 10, 2012;  

 discussion of site issues at the regular Planning Commission meeting on 
September 19, 2012; and 

 a joint field meeting with the ASCC on September 24 at Woodside Elementary 
School to view their natural and artificial turf fields. 

 
The staff reports and minutes from all of those meetings are available online.   
 
Proposed Project 
 
The proposed project would merge the 1.3-acre former Rutherford/Gambetta 
(“Rutherford”) parcel, now owned by the Priory, with the existing Priory land, remove the 
berm between the Rutherford parcel and the softball field, relocate the sewer line that is 
currently located within that berm, underground the utility lines that run along that berm, 
and install a regulation-sized track facility with 2.39 acres of artificial turf on the interior.  
With the parcel merger, the total Priory land covered by the CUP would be 50.4 acres.   
 
Cut from the removal of the berm would be placed on the field and used to raise the 
track and field area by approximately 10 inches.  None of the cut from the berm will be 
removed from the site.  An additional 8 inches of specialized fill will be needed under the 
track and artificial turf infill for drainage and proper support of the track and turf, so the 
track and turf will have an elevation approximately 18 inches higher than the existing 
field. 
 
The project is shown on the following enclosed plans: 

Sheet A-1.2, Area Expansion/Lot Merger & Athletic Fields Improvements, 
10/2/2012, prepared by CJW Architecture 

Sheet A-1.3, Enlarged Plan of Merger Area, 11/5/2012, prepared by CJW 
Architecture 

Sheet A-1.3A, Merger Detail, 9/4/2012, prepared by CJW Architecture 

Sheet A-1.4, Merger Detail, 10/8/12, prepared by CJW Architecture 

Sheet A-1.5, Grading Plan at Trail, 11/7/12, prepared by CJW Architecture 

Sheet 1, Sewer Relocation - Context Plan, 8/12, prepared by BKF 

Sheet 2, Sewer Relocation, 8/12, prepared by BKF 
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Sheet F-1, Drainage Map, Existing Conditions, 5/12, prepared by BKF 

Sheet F-2, Drainage Map, Proposed Condition, 5/12, prepared by BKF 

Sheet 3, Site Plan, 11/12, prepared by BKF 
 
These plans include revisions and clarifications that respond to comments made at 
previous meetings.  These include shifting the track slightly so that it is further away from 
Portola Road and also moving the softball field and backstop back towards the hill and 
away from the track.  In addition, the plans now include undergrounding the utility line 
that runs along the berm.  A drainage report, prepared by BKF, confirms that with the 
proposed drainage provisions, the project would be consistent with the Priory’s town-
approved Master Drainage Plan. 
 
If the conditional use permit amendment is approved, a site development permit would 
eventually need to be processed for the grading and tree removal.  More detailed 
grading and drainage plans would be submitted as part of that process. 
 
Planning Commission Actions Needed 
 
As noted above, the planning commission will need to take two actions on this project at 
its January 16 meeting or a subsequent meeting.  First, the commission will need to 
adopt the Initial Study/Mitigated Negative Declaration.  Second, the commission will 
need to act on the requested use permit amendment, including the lot merger.  Each of 
these actions is discussed below. 
 
Draft Initial Study/Mitigated Negative Declaration 
A draft Proposed Initial Study/Mitigated Negative Declaration (IS/MND) has been 
prepared for the proposed project and has been released for public review and 
comment.  The IS/MND was sent to the State Clearinghouse for review by state 
agencies, and information about the project and the availability of the IS/MND was also 
send to PG&E and the West Bay Sanitary District.  Although the public comment period 
is only required to be 30 days, in this case the comment period was extended to 45 days 
because of the holidays and runs from November 21 through January 4.   
 
The IS/MND was prepared by Pacific Municipal Consultants in consultation with the 
Town Planner’s Office.  The purpose of the IS/MND, as with all CEQA documents, is to 
reasonably document and disclose the potential environmental impacts of the proposed 
project so that the town can then make an informed decision about the project.  The 
IS/MND addresses all of the topics required under CEQA.  Below is a list of selected 
issues that have been mentioned at previous public meetings, with references to the 
sections and the key pages where those are discussed: 

 Source and amount of sand (Project Description, see page 18) 

 Air quality impacts from off-gassing from the artificial turf (Air Quality Section, see 
pages 57-59) 

 Surface temperature problems (Air Quality Section, see pages 59-63) 

 Impacts on greenhouse gas emissions (Greenhouse Gas Emissions Section; see 
pages 101-105) 
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 Hazardous materials impact from the artificial turf (Hazardous Materials Section; 
see pages 109-125) 

 Drainage (Hydrology and Water Quality Section, see pages 132-134) 
 
The IS/MND, as is required by state law, focuses on the proposed project’s potential 
impacts on the existing physical environment.  The main question the IS/MND is trying to 
answer is whether the project, as proposed, could have a significant impact on the 
environment.  Based on the analysis presented, the IS/MND concludes that as long as 
the recommended mitigation measures are required, the project will not have a 
significant impact on the environment.   
 
The task before the planning commission with regards to the IS/MND is to determine 
whether the document adequately and reasonably discloses the potential environmental 
impacts of the project.  If so, the commission can act to adopt the IS/MND at its January 
16 meeting.  If not, the commission needs to provide guidance about what additional 
analysis would be needed.  We have asked the environmental consultants to attend the 
December 5th meeting to hear comments and provide any responses to questions or 
comments that can be easily addressed.  Likely, however, most comments would be 
addressed in written responses that would be made available with the staff report that 
will be prepared for the January 16, 2013 continued public hearing. 
 
Some issues which have been raised at public meetings are outside the purview of 
CEQA and therefore are not discussed in the IS/MND.  For example, members of the 
public have asked about a comparison of different types of playing field surfaces, and 
the applicant has provided some information as part of the application.  However, this 
information is not discussed in the IS/MND because it does not relate to the question of 
whether the proposed project could have a significant impact on the environment.  
These questions do relate, however, to the question of whether the project is consistent 
with the town’s general plan and particularly whether the project has minimal impact on 
non-renewable resources and water usage as discussed below.   
 
Proposed Project:  Lot Merger and Conditional Use Permit Amendment 
In order to approve an amendment to a conditional use permit, the planning commission 
needs to make the seven findings listed below.  No additional findings are required for 
the lot merger because it involves less than four lots.  As a result, the lot merger can be 
acted on as part of the use permit amendment. 
 
Findings required for the conditional use permit amendent: 

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

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

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

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

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

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

 
The proposed track and field would be constructed on an existing school campus 
located on a major arterial, and the school is already using much of the land for an 
athletic field.  The provisions of the Priory’s use permit control the amount of use for the 
field and related traffic, and these provisions would continue to apply to the proposed 
track and larger field.  As a result, findings 1, 2, 3, 5 and 7 would appear to be fairly 
straightforward to make.  Findings 4 and 6 are discussed below in more detail. 
 
Finding 4:  The proposed use will not adversely affect the abutting property or the 
permitted use thereof. 

The project is located within the Priory campus and not directly adjacent to other uses.  
As a result, there should not be aesthetic impacts on abutting property associated with 
the basic changes, although concerns have been expressed over the visual conditions of 
an artificial surface and how these would impact the rural character, particularly along 
the Portola Road corridor. The potential impacts on rural quality are discussed further 
below. 
 
Traffic and parking would be controlled under the existing use permit provisions and 
therefore should not increase.  A neighbor raised the question of drainage at an earlier 
meeting on the project. The drainage report for the project indicates that the drainage 
improvements that are proposed as part of the project would improve storm drainage 
from the existing conditions and be fully consistent with the approved drainage master 
plan for the school site.  As a result, it does not appear that the proposed project would 
have any significant potential for adverse physical impacts on abutting properties.   
 
Finding 6:  The proposed use will be in harmony with the general purpose and intent 
of this title and the general plan. 
The general purpose and intent of the zoning ordinance is stated in Section 18.02.020 of 
the Municipal Code. Section 1010 of the general plan states the general purpose and 
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intent of the general plan.  Both of those sections are attached.  The question has been 
raised at previous meetings as to whether having an artificial turf field could conflict with 
some of the community’s goals.  In particular, is having an artificial turf field inconsistent 
with the rural quality of the town and the natural beauty of the town?  The general plan 
also calls for the town to guide development so as to “minimize the use of non-
renewable energy resources, conserve water, and encourage energy conservation and 
the use of renewable energy sources.”  These three goals of the town’s zoning 
ordinance and general plan are each discussed below in terms of the artificial turf. 
 
The rural quality of the town 
The general plan describes preserving the rural quality of the town as generally 
minimizing man-made features, noise and lighting and ensuring that development 
remains secondary to the natural features of the town.  The key question is whether 
placing artificial turf on the track infill would be incompatible with this rural quality.  The 
basic athletic field uses have been found to be an acceptable part of the Priory school 
facilities, particularly with the allowance for outside use of the facilities.  Whether an 
artificial or natural turf is used, the athletic and outside uses would likely be the same, 
although it appears that the availability of the fields for uses would likely increase due to 
key drainage concerns being resolved. 
 
The natural beauty of the town 
This goal gets at the aesthetics of the proposed project.  On the one hand, the proposed 
artificial turf has been designed to look as much like natural turf as possible, especially 
from a distance.  The quality of artificial turf has improved over the years.  The turf 
proposed at the Priory would not be permanently striped, which would help it to blend 
with the surrounding environment.  On the other hand, there is a visible difference 
between artificial turf and natural turf, especially close up.  The question related to this 
goal is whether the artificial turf would impact the natural beauty of the town and if an 
artificial surface is compatible with the basic provisions of the general plan seeking to 
preserve the natural elements of the town to the extent reasonably possible.  It appears 
from the data presented and evaluated that drainage improvements and control of runoff 
need to be made for reasonable use of the athletic facilities with either a natural grass or 
artificial turf surface. Both will likely have some use limitations, but there should be more 
play time with an artificial surface for both the established Priory and outside uses as 
allowed for in the field use agreement with the town.  In acting on the use permit, some 
decisions will need to be made that address the balance between the recreational needs 
of the community and the potential aesthetic and other impacts.  
 
Minimal use of non-renewable energy resources and water  
The CEQA analysis finds that artificial turf maintenance at the site would use much less 
water than natural turf, that no fertilizer or pesticides would be needed, and that the turf 
would not need to be mowed.  However, the artificial turf needs to be manufactured, and 
the manufacturing process likely uses both water and non-renewable energy resources.  
In comparison, natural turf would not need to be manufactured, but the fertilizers and 
pesticides needed to maintain the natural turf would.  Those processes also likely use 
both water and non-renewable energy resources.  Researching and documenting all of 
these impacts would be time-consuming and difficult.   
 



Application for amendment to CUP X7D-30 for Priory track and turf  Page 7 
  December 5, 2012 

To summarize, the known facts appear to be as follows: 

 Once installed, artificial turf uses less water than natural turf and no fertilizers or 
pesticides 

 Once installed, artificial turf requires less maintenance than natural turf. 

 The manufacture of artificial turf likely uses both non-renewable energy 
resources and water, as does the manufacture of fertilizers and pesticides.  The 
amounts of water and non-renewable resources used in these manufacturing 
processes are not known and would be difficult to obtain. 

 Any athletic field requires the use of non-renewable energy resources and water. 
 
The question here is whether having an artificial turf field in particular is incompatible 
with the goal of having minimal use of non-renewable energy resources and water. 
 
Next Steps 
 
The next steps will be determined based on the comments made at the December 5 
planning commission meeting and written comments received.  The Priory, town staff 
and the environmental consultants will consider all of the comments in preparing the 
staff report and supporting materials for the January 16th continued public hearing.  The 
report for the meeting will likely include specific recommendations for planning 
commission action, and these will be based on the input received at the public hearing 
and on the proposed IS/MND. 
 
 
 
Attach./Encl. 
 
 
Cc: Nick Pegueros, Town Manager 

Steve Padovan, Interim Planning Manager 
 Carol Borck, Planning Technician 
 Sandy Sloan/Leigh Prince, Town Attorney 
 



 

General Purpose and Intent of the Zoning Code and General Plan 
 
 
Zoning Ordinance Section 18.02.020 
 
The zoning ordinance codified in this title is adopted to promote and protect the public health, 
safety, peace, morals, comfort, convenience and general welfare and for the 
accomplishment thereof is adopted for the following more particularly specified purposes: 

A. To guide, control and regulate the future growth and development of the town in a 

manner consistent with the general plan; 

B. To protect the established "rural" quality and the stability of private and public areas 

within the town and assure the orderly and beneficial development of such areas; 

C. To prevent overcrowding the land and prevent undue congestion of population; 

D. To maintain Portola Valley as a major open space preserve; 

E. To obviate the menace to the public safety resulting from the locating of buildings, 

and the use thereof, and the use of land, in such manner as to cause interference 

with existing or prospective traffic movements on said streets; 

F. To preserve and enhance the natural beauty of the town; 

G. To provide adequate light, air, privacy and convenience of access to property; 

H. To minimize silting of drains and drainage channels; 

I. To secure safety from fire, inundation and other danger; 

J. To protect the community against excessive storm water runoff, soil erosion, earth 

movement, earthquake, and other geologic hazards. 

 
 
General Plan Section 1010 
 
Major Community Goals 
 

1010 The goals included below are general in nature and basic to the entire general 
plan.  Goals related to specific aspects of the plan are stated in other appropriate 
sections.  The plan is designed and intended to assist in achieving these major 
local goals: 

1. To preserve and enhance the natural features and open space of the 
planning area because they are unusual and valuable assets for the planning 
area, the Peninsula and the entire Bay Area. 

2. To allow use of the planning area by residents and others but to limit that use 
so that the natural attributes of the planning area can be sustained over time. 

3. To conserve the rural quality of Portola Valley and maintain the town as an 
attractive, tranquil, family-oriented residential community for all generations 
compatible with the many physical constraints and natural features of the 
area.  Rural quality as used in this plan includes the following attributes: 



 

a. Minimal lighting so that the presence of development at night is 
difficult to determine, so that the subtle changes between day and 
night are easily discernible and so that the stars may be readily seen 
at night. 

b. Minimal man-made noise so that the prevailing sense tends to be one 
of quiet except for the sounds of nature. 

c. Man-made features which blend in with the natural environment in 
terms of scale, materials, form and color. 

d. An overall impression of open space,  natural terrain and vegetation, 
interrupted minimally by the works of people. 

e. Narrow roads bordered by natural terrain and native vegetation. 

f. Unobtrusive entrances to properties, primarily designed to identify 
addresses and provide safe access.   

g. Minimal use of fencing except when necessary to control animals and 
children on properties and then of a design which is minimally visible 
from off-site. 

h. The ability to maintain horses on private properties and to enjoy a trail 
system throughout the town. 

i. Paths and trails that allow for easy access throughout the town. 

j. Agricultural pursuits in appropriate locations.   

4. To guide the location, design and construction of all development so as to: 

a. Minimize disturbances to natural surroundings and scenic vistas. 

b. Reduce the exposure of people and improvements to physical 
hazards such as earthquakes, landslides, fire, floods, traffic accidents 
and to provide evacuation routes for emergencies.    

c. Protect the watershed of the planning area. 

d. Ensure that projects complement and are subordinate to their natural 
surroundings.   

e. Minimize the use of non-renewable energy resources, conserve 
water, and encourage energy conservation and the use of renewable 
energy sources. 

5. To protect, encourage and extend the use of native plant communities, 
grasses and trees, especially oak woodlands, because they reduce water 
usage and preserve the natural habitats and biodiversity.   

6. To ensure that growth and development within the planning area is evaluated 
against required regional environmental standards. 

7. To subject new developments with potential for adverse fiscal and other 
effects on the delivery of essential public services to an impact analysis to 
avoid unreasonable financial burdens on the town and other affected local 
governmental agencies and ensure the continued availability of essential 
public services. 



 

8. To provide civic and recreation facilities and activities that are supported by 
the local citizenry and that encourage the interaction of residents in the 
pursuit of common interests and result in a strong sense of community 
identity. 

9. To provide scenic roads, trails and paths to enhance enjoyment of the 
planning area and to increase convenience and safety. 

10. To encourage the increased availability and use of public transportation and 
shared private transportation in connecting the town to regional shopping, 
employment and recreational areas and to the regional transportation 
network. 

11. To provide for those commercial and institutional uses which are needed by 
the residents of Portola Valley and its spheres of influence on a frequently 
recurring basis and which are scaled to meeting primarily the needs of such 
residents.  Commercial and institutional uses that meet the frequently 
recurring needs range from those that most residents of the town and its 
spheres of influence could be expected to use frequently, typically daily or 
weekly, to those that, while not frequented so often by most residents, still 
could be expected to be used primarily by residents of the town and its 
spheres of influence.  Those uses that meet the more frequently recurring 
rather than occasional needs of the residents are preferred. 

12. To limit growth in order to minimize the need for additional governmental 
services and thereby maintain and preserve the town's predominately 
volunteer local government, a government which fosters a sense of 
community. 

13. To work with neighboring communities, when appropriate, to identify and 
develop solutions to interjurisdictional problems. 

14. To ensure that development will produce a maximum of order, convenience 
and economy for local residents consistent with other stated goals and 
objectives. 

15. To foster appreciation of the heritage of the planning area by encouraging the 
recognition and preservation of important historic resources. 

16. To control the size, siting and design of buildings so that they, individually 
and collectively, tend to be subservient to the natural setting and serve to 
retain and enhance the rural qualities of the town. 
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