TOWN OF PORTOLA VALLEY

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

Council Chambers (Historic Schoolhouse)

REGULAR AGENDA

Call to Order, Roll Call

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

Oral Communications

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

Reqular Agenda

1. Public Hearing — Proposed Revision to Approval of Variance Request X7E-135, 3
Grove Court, Ciancutti

2. Public Hearing — Site Development Permit X9H-672 for 18 Redberry Ridge, Blue
Oaks Lot #15, Douglass/LaShay Residence

3. Continued Study Session — Housing Element Update

4. Review of Housing Element Annual Report for 2013

Commission, Staff, Committee Reports and Recommendations

Approval of Minutes: April 2, 2014

Adjournment:

ASSISTANCE FOR PERSONS WITH DISABILITIES

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

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

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

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

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

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

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

Date: May 2, 2014 CheyAnne Brown
Planning Technician

M:\Planning Commission\Agenda\Regular\2014\05-07-14f.doc



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 1, 2014

RE: Agenda for May 7, 2014 Planning Commission Meeting

The following comments provide an overview of the items on the May 7"" agenda,

Public Hearing — Proposed Revision to Approval of Variance Request X7E-135, 3
Grove Court, Ciancutti

As is described in the attached May 1, 2014 staff report, the Planning Commission, sitting as
the Board of Adjustment, conditionally approved a variance for restoration and additions to
this 1.25 acre Grove Court parcel with historic resources last November. The applicant has
requested approval of modifications to the project to reduce the scope of the project relative
to site changes and grading, primarily to control costs. The -changes are related to the
driveway and garage, to the second unit and pool area, and to related grading and retaining
walls. No changes are proposed to the approved renovations and additions to the historic
house or to the historic wine cellar/bunker.

The ASCC approved the proposed plan modifications at its meeting on April 14, 2014,
contingent on approval of the revised variance request for the modified project, and the
Board of Adjustment is now being asked to consider and act on the variance changes in
light of the proposed project modifications.

The variance which was approved in November was for four aspects of the project: 1)
encroachment of a replacement garage into the side yard; 2) encroachment of a trellis for
screening of guest parking into the front yard; 3) house height over the ordinance height
limit; and 4) floor area greater than the allowed maximum floor area. None of the changes
to the project would change the floor area or house height, and the garage and driveway
adjustments result in less site change and disturbance while still addressing the key issue of
access conflict with the neighboring property. Overall, the revised project would still resolve
long-standing access conflicts and parking deficiencies, but with less grading, site
disturbance and tree removal, and with less need for variance relief.

The reasons for supporting the variance findings in November therefore still appear to be
valid, and it would appear that the Planning Commission could approved the modified
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variance request for the revised project with the original conditions of approval and one
clarification to recognize the April 14, 2014 ASCC approval of the modified project.

Public Hearing — Site Development Permit X9H-672 for 18 Redberry Ridge, Blue Oaks
Lot #15, Douglass/l.aShay Residence

This project proposes a new house with attached garage and detached guest house on this
vacant 2.09 acre Blue Oaks parcel, with 1,520 cubic yards of grading as defined under the
Town's site development ordinance. Because of the amount of grading, the Planning
Commission is the body responsible for action on the site development permit for the
project.

The enclosed staff report dated May 1, 2014 describes this project and assesses the site
development permit request. In particular, the staff report discusses two issues that were
raised by the Commission at the March 19, 2014 joint field meeting with the ASCC and
related evening meeting: 1) the design of the driveway swale crossing, and 2) the location
of the auto-court south retaining wall and related impacts on manzanitas. The staff report
also discusses the grading, the site development committee review, and CEQA compliance,
and provides recommended conditions of approval for the Planning Commission’s
consideration.

Continued Study Session, 2014 Housing Element — Review of Goals and Policies, and
Housing Element Schedule Update

The enclosed May 1, 2014 staff report transmits the goals and policies from the adopted,
certified 2009 Housing Element. The Planning Commission should review these and
provide direction as to whether and how these should be updated or maodified for the 2014
Housing Element. The staff report also provides an update on the 2014 Housing Element
preparation schedule.

Review of Housing Element Annual Report for 2013

State law requires that the town submit an annual report on the housing element to the
California Department of Housing and Community Development (HCD) and that the
governing body consider the report at a public meeting where members of the public are
allowed to provide comments. The report must be provided on a form developed by
HCD.

The enclosed May 1, 2014 staff report transmits the annual report on the form required
by HCD and also provides a brief discussion of three programs for which the Town’s
2009 Housing Element requires annual monitoring (inclusionary housing, multifamily
housing, and second units). The Town Council is tentatively scheduled to review and
approve the annual report at its meeting on May 14 and would consider any Planning
Commission input on the report from the Commission’s May 7" meeting.

KLK
encl.

cc. Town Council Liaison Town Attorney
Mayor Town Manager
Assistant Planner Ptanning Consultant



MEMORANDUM

TOWN OF PORTOLA VALLEY

TO: Board of Adjustment (Planning Commission)

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 1, 2014

RE: Proposed Revision to Approval of Variance Request X7E-135, 3 Grove Court,
Ciancutti

In November, the Planning Commission, sitting as the Board of Adjustment’, conditionally
approved a variance for restoration and additions to this 1.25 acre Grove Court parcel with
historic resources (see attached vicinity map, October 31, 2013 staff report, and minutes of
the November 6, 2013 Planning Commission meeting). The applicant has requested
approval of modifications to the project to reduce the scope of the project relative to site
changes and grading, primarily to control costs. The changes are related to the driveway
and garage, to the second unit and pool area, and to related grading and retaining walls. No
changes are proposed to the approved renovations and additions to the historic house or to
the historic wine cellar/bunker. The ASCC approved the proposed plan modifications at its
meeting on April 14, 2014 (staff report and minutes attached), contingent on approval of the
revised variance request for the modified project. The Board of Adjustment is now being
asked to consider and act on the variance changes in light of the proposed project
medifications.

Proposed Revisions
The proposed revisions are described in detail in the attached April 4, 2014 staff report to
the ASCC. To summarize, key aspects of the revisions are:

» The existing garage would remain and would be repaired and enlarged towards the
interior of the property, rather than being replaced. The carport roof on the existing
garage would be removed, reducing the current setback encroachment. As a result,
there would be no new yard encroachment as part of the project, and the garage
component of the original variance would be no longer be needed.

+ The driveway would be shorter, and the parking area would be provided higher up on
the site, closer to Grove Court, so that less grading would be needed. In addition,
the trellis over the guest parking would be removed. Part of the original variance
approval was to allow this frellis feature in the front setback area. That part of the
approved variance would also no longer be needed.

* Pursuant to zoning ordinance provisions, the Planning Commission sits as the Board of Adjustment
in considering and acting on variance applications.
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* The second unit and pool would be reconfigured and relocated to the area where the
level lawn area was previously proposed, and the amount of lawn area would be
reduced. The number of retaining walls would also be reduced.

e Four trees that were previously proposed for removal would remain on the site as a
result of the proposed modifications.

The revised project is presented on the following enclosed plans dated 2/18/14 and
prepared by Jeffrey Mahaney, Architect, unless otherwise noted. The highlighted sheets
are those which have been revised or updated since the original project was approved:

Archltectural Plans Jeffery Mahanev Architect;

Sheet A2.7, Exrstmg & Proposed Level 1-/L0wer Floor Plan, 9/26/13
Sheet A2.8, Existing & Proposed Level 2/Ground Floor Plan 9/26/13
Sheet A2.9, EXIS’[Ing & Proposed Level 3/Upper Floor Plan, 8/27/13
Sh Exi d

Sheet A3.1, Emstmg Exterior Elevatlons 8/27!13
Sheet A3.2, Existing Exterior Elevations, 8/27/13
Sheet A3.3, Existing Elevations - Garage, 8/27/13
Sheet A3.4, Proposed Exterlor Elevatlons 10/23/13 -

Topoqraphlc and Boundary Survev B & H Surveying, Inc., June 2013

As was stated above, the ASCC approved this revised project and recommended that the
Planning Commission approve the variance for the modified project at its meeting of April
14, 2014. The ASCC's revised conditions of approval are attached.
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Previcus variance approval

At its November 8, 2013 meeting, the Planning Commission granted a variance for this
project for four items:

1. Permit a proposed replacement garage to encroach 15 feet into the required 20-
foot northwest side yard.

2. Permit the guest parking area to have a 12-foot high trellis for screening that
extends a maximum of 9 feet into the required 50-foot front yard setback.

3. Permit the maximum height of the roof over the planned third story addition to the
historic residence to be at 37.75 feet over adjacent grade whereas the ordinance
limit is 28 feet. (Note that existing roof heights already exceeded this height limit
and the approved plans increased the building height in the proposed location by
approximately 2.5 feet.)

4.. Allow the project to exceed the total floor area limit of 5,071 square feet (sf) by
250 sf and permit the historic bunker/cellar to be preserved and not count against
the floor area.

With the revised project, as noted above, the first two of these four items would be
eliminated and would no longer need a variance. First, the garage would remain in its
current location and would be enlarged to the south, which would not increase its non-
conformity. As a result, a variance would not be needed for the proposed addition to the
garage. Second, the guest parking area has been moved and the trellis eliminated, so that
a variance would not be necessary for the trellis feature.

The variance would still be needed for the height of the main house to exceed the height
limit, and for the total floor area to exceed the floor area limit, although no changes are
proposed to the approved house plans or to the total amount of floor area granted with the
existing variance. The Planning Commission therefore needs to make a determination as to
whether the variance would still be appropriate for the revised project. The ASCC
recommended approval of the variance at its meeting on April 14, 2014.

The required findings for a variance are:

1. There are special circumstances applicable to the property, including, but not
limited to, size, shape, topography, location or surrcundings 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;

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

The proposed revisions would not change either the height or the floor area, and the
reasons for approving the variance findings, as set forth in the attached October 31, 2013
staff report (supporting documents available on the Town's website), and the November 8,
2013 minutes of the Planning Commission meeting, still appear to be valid. In addition, the
plan revisions reduce the level of site impacts and overall site changes from the original
approval and reduce the scope of the setback issues.

Based on a review of the record from the granting of the original variance and from ASCC
consideration of the revised project at their April 14™ meeting, it appears that the basic
variance findings could still be made as determined in November, and the modified variance
could be approved. None of the changes to the project would change the floor area or
house height, and the garage and driveway adjusiments result in less site change and
disturbance while still addressing the key issue of access conflict with the neighboring
property. Overall, the revised project would still resolve long-standing access conflicts and
parking deficiencies, but with less grading, site disturbance and tree removal, and with less
need for variance relief.

Effective date of approval of revised plans and timing of building permit processing
for the main house.

If the Board of Adjustment approves the variance modifications to recognize the revised
plans, the approvals of both the ASCC and the Board would become effective 15 days after
the Board’s action.

. The originally approved plans are now in the process of building permit review and may be
ready for permit issuance prior to the effective date for the revised project. If this is the
case, the applicant has advised that they would like to obtain the building permit for the
house and begin work on that portion of the project. Staff is considering the technical issues
relative to the request, and particularly associated with rough grading for the project, but
assuming these can be worked out, would be prepared to issue the permit. If there were
any problem associated with a modified action becoming effective, the applicant would be
bound by the original plan approval, and they are aware of this risk. Staff did want to the
Board of Adjustment to be aware of this situation.

Conclusion

Prior to acting on this request, the Board of Adjustment should consider the above
comments as well as comments presented at the May 7, 2014 meeting. The Board of
Adjustment then needs to act on the modified variance request for the revised project.

The conditions of approval from the Board's November 6, 2013 approval are listed below.
These conditions still appear appropriate, although staff recommends amending condition ¢
to recognize the April 14 ASCC approval of the modified project as shown:

a. The variance shall run with the property. Any change in plans shall require a
separate variance (unless the new plans are found to comply with all
ordinance requirements).
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b. Unless exercised through the issuance of a building permit and start of
construction in conformance with that building permit, this variance shall
expire two (2) years from the effective date of the variance approval.

c. All October28-2013 ASCC architectural review and site development permit
conditions, as adopted on October 28, 2013 and modified on April 14, 2014,
shall be adhered to.

d. Prior to issuance of any building permits, the applicant shall execute a deed
restriction to the satisfaction of the town attorney providing that the
bunker/wine cellar shall only be used for storage and other, similar non-
habitation uses,
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ASCC Conditions of Approval

The ASCC approved this project on October 28, 2013 and approved modifications to the
project on April 14, 2014 with the following conditions:

1. The landscape plan shall be modified to address the 10/22/13 addendum
comments of the conservation committee and the comments of the ASCC at the
10/28 meeting.

2. The exterior lighting plan shall be revised as called for in the October 24, 2013
staff report. '

3. A final construction staging and management plan with tree protection provisions
shall be prepared and shall address the comments in the October 24, 2013 staff
report. Once approved the tree protection and construction staging/management
plan shall be implemented to the satisfaction of planning staff.

4. The requirements of all site development committee members, as recorded in the
October 24, 2013 staff report, shall be addressed to the satisfaction of the
respective  committee member. In addition, compliance with the
recommendations of the Town Geologist, as set forth in the March 17, 2014
Supplemental Geotechnical Peer Review, shall be required.

5. The final placement of all new fencing shall be under the direction of a
designated ASCC member. In particular, the intent of this condition is to
minimize the visual impacts of the post and wire fencing, particularly from Grove
Drive, in order to preserve the open character of the slope and achieve
conformity with the purpose and intent of the fence ordinance. In light of these
objectives and existing site conditions, portions of the fence may be either
required to be located outside of the required side yard or allowed to be located
on slopes that are 20% or greater.

6. The number of lights in the pool and spa shall be reduced to the minimum
required by code.

7. Additional planting shall be proposed to screen the retaining walls by the pool.



Vicinity Map Architectural Review, Ciancutti
£ 0 25 50 100 150 200 APN 079-030-170, 3 Grove Drive
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MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Board of Adjustment*

FROM: Tom Vlasic, Town Planner

DATE:  October 31, 2013

RE: Variance Application X7E-135, Site and Historic House Additions/Restorations,

3 Grove Court, Ciancutti

*Note: Fursuant fo zoning ordinance provisions, the Planning Commission sits as the Board
of Adjustment in considering and acting on variance applications.

Location

1. Address: 3 Grove Court

2, Assessor's parce| number: 079-030-170

3. Zoning District: R-E/1A/SD-1a (Residential Estate, one acre minimum parcel area, slope
density combining district 1a)

Request, Background, Preliminary Board of Adjustment Review, ASCC Review

This request is for Board of Adjustment approval of a variance applicaticn seeking relief
from zoning ordinance standards to permit plans to proceed for restoration and additions to
the subject 1.25-acre Grove Court parcel with historic resources (see attached vicinity map).
The details for the following specific requests are set forth in the attached variance
application dated September 30, 2013:

1. Permit a proposed replacement garage fo encroach 15 feet into the required 20-foot
northwest side yard, (The existing garage already encroaches into the side yard
sethack.)

2. Permit the guest parking area to have a 12-foot high freflis for screening that extends a
maximum of 9 feel into the required 50-foot front yard sethack,

3. Permit the maximum height of the roof over the planned third story addition to the
historic residence to be at 37.75 feet over adjacent grade whereas the ordinance limif is
‘28 feef.  (Existing roof heights are already over the current height limits and the
proposal would result in an increase of building height in the proposed location of
approximately 2.5 feet.) '

4. Allow the profect fo exceed the fotal floor area limit of 5,071 sf by 250 sf and permit the
historic bunker, “celfar,” to be preserved and not count against the floor area.




Variance Application X7E-135, Ciancutti, October 31, 2013

The requests are shown on the enclosed project p[ans listed helow. The highlighted sheets
have revisions made in response to preliminary review comments received at the October
14" ASCC meeting and October 16" planning commission/board of adjustment meeting. All
other sheets are as previously shared with the planning commisslon.

Archltectural PIans» Jhefferv‘Mahanev Architect:

Submitted in support of the variance applications are the following attached materials:

Analysis of the historic conditions of the property including:
October 3, 2013 transmittal to the town of the letter from the current owners to the

In

Sheet A2. 7, Existing & Proposed Level 1fLower Floor Plan, 9/26/13
Sheet A2.8, Existing & Proposed Level 2/Ground Floor Plan, 9/26/13
Sheet A2.9, Existing & Proposed Level 3fUpper Floor Plan, 8/27/13
Sheet A2.10, Existing & Proposed Roof Plan, 9/26/13

Sheet A2.11, Existing & Proposed Plans - Garage, 8/27/13

Sheet A2.12, Proposed Plan Guest House, 9/26/13

Sheet A2.13, Proposed Story Ffo]e Plan, 9/25/13

Shéet A2A14; yEfaal nfé_gem“nt'?F’ian 10/23/13

Sheet A3.1, EXIS mg Exterlor Elevations, 8/27/13
Sheet A3.2, Existing Exterior Elevations, 8/27/13
Sheet A3.3, Existing Elevations - Garage 8/27113

Sheet A3.5, Proposed Exterior Elevations, 9/26/13
Sheet A3.6, Proposed Elevations - Garage, 8/27/13
Sheet A3.7, Proposed Elevations — Guest House, 8/27/13

previous owners of the property.

the property.

-- October 4, 2013 Historic Resourge Documentation, including seven images of the

residence.

September 23, 2013 email from the town historian relative to the project and conclusion

that it does “not harm” the “historic integrity.” It is also noted that the town historian has
recommended and the applicants agreed to place a plagyue at the site relative to the

historic condltlons

addition to the above data, the applicants transmitted fo the town the attached

communications from neighbors that support of the project proposals:

. 4 & &« & =

October 2, 2013 email, Mike and Elisa Fabian, 361 Grove Drive

September 18, 2013 email, Bradley and Jacqueline Howe, 4 Grove Court
August 26, 2013 email, Larry Tesler and Colleen Barton, 351 Grove Drive
August 26, 2013 email, Ken and Susan Reed, 2 Grove Court

August 27, 2013 email, Hamid and Tina Moghadam, 1 Grove Court

September 4, 2013 email, Emlko Kim, 5 Grove Court

i1y ‘ /13 (Note: While this sheet has a
revised date, it is the same elevatlon p!an considered at the 10/14 meeting.)

October 3, 2013 letter to the town planner and staff relative to the historic analysis of
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One additional email was received by the town from a concerned neighbor and previously
shared with the Board of Adjustment. This email dated October 8, 2013 is atiached and is
from David Maahs, DDS, and Rui Hua Yan, 360 Grove Drive. They raised concerns over
the changes to the site that have opened views from Grove Drive on the north side of the
property. As noted in the attached materials associated with the ASCC project reviews, the
lower site clearing that opened views was done by the previous parcel owner and the
applicants have developed plans to install new landscaping for privacy and screening along
the Grove Drive frontage.

As indicated above, the ASCC conducted a preliminary review of the project on October 14,
2013 and the Board of Adjustment conducted a preliminary review on October 16, 2013.
During the ASCC review, planning commissioner McKitterick provided an email raising
concerns over the "historic” condition of the bunker/wine cellar. In response, staff contacted
the town historian and received the attached October 16, 2013 email setting forth additional
data on the bunker/cellar. Based on this input, at the 10/16 Board of Adjustment review
commissioner McKitterick advised that he was satisfied with the historic condition of the
bunker cellar. .

The above listed revised plans were developed specifically in response to ASCC preliminary
review comments. The revised plans were consadered at the October 28, 2013 ASCC
meeting. At the conclusion of the October 28" review, the ASCC acted 5-0 to grant
conditional approval for the architectural review and site development permit applications.
The approval was granted subject to Board of Adjustment approval of the variance request
and also the following specific conditions to be addressed, unless otherwise noted, to the
satisfaction of a designated ASCC member prior to issuance of a building permit:

1. The landscape plan shall be modified to address the 10/22/13 addendum
comments of the conservation committee and the comments of the ASCC at the
10/28 meeting. (These comments centered on modifications fo planting along the
Grove Drive fence line, Le., more use of nafive materials and pruning of plant
matlerials along the parcef bounda;y The basic landscape plan was howsver,
found acceptable by the ASCC.)

2. The exterior lighting plan shall be ravised as called for in the October 24, 2013 staif
report.

3. A final construction staging and management plan with tres protection provisions
shall be prepared and shall address the comments in the October 24, 2013 staff
report. Once approved the tree protection and construction staging/management
plan shall be implemented to the satisfaction of planning staff.

4. The requirements of all site development committee members, as recorded in the
Oclober 24, 2013 staff report, shall be addressed to the satisfaction of the
respeciive commitiee member,

<

The final fencing plan and fencing alignment along the Grove Drive side of the
_property shall be modified to address concerns in the staff report and final Grove
Drive side fencing alignment shall be installed under the direction of a designated
ASCC member,

Based on the application record and input from the town historian, the ASCC concluded that
the proposed architectural review application and, particularly, the changes to the main
residence, were consistent with the historic canditions of the structure and property, and this
includes preservation of the bunkerfwine celiar. The ASCC. did discuss the form of the
proposed south side gable roof on the house and acknowledged that the current hip element
was not consistent with the historic house architecture. Members noted that while the
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current hip form at the south side a]lowed for a lower height, the proposed gable with
increased he|ght (i.e., needing the variance) was consistent with the historic architecture
and did not in any sugnlficant way impact the massing of the structure, ASCC members

again acknowledged the ambitious nature of the project and commended the applicants for
the proposed efforts.

Background to both ASCC review and the Board of Adjustment (planning cdmmission)
preliminary review is contained in the following attached materials:

*  October 10, 2013 staff report prepared for both the ASCC and Board of Adjustment
prefiminary project reviews.

«  Approved minutes from the October 14, 2013 ASCC meeting,

+  October 24, 2013 staff report prepared for the October 28, 2013 ASCC meeting,

Also enclosed are the draft minutes from the October 16, 2013 planning commission
meeting. The main concerns expressed at that time were with respect to the findings
needed to support the floor area variance request. The applicant meet with staff on October
23, 2013 to discuss this matter and also the plan revisions needed to address ASCC
prefiminary review comments. As noted above, the ASCC concluded that the revisions,
subject to conditions, addressed the preliminary review comments and, with input from the
town historian, were consistent with the historic preservation provisions of the general plan.
Further, based on planning commission input, the applicant and project design team
developed the attached October 31, 2013 response letter relative to the floor area increase
request and required variance fmqus

Ordinance Requirements

In order to grant the variance the board of adjustment must make findings in support of the
requirements of Section 18.68.070 of the zoning ordinance. Attached is a copy of the
required zoning ordinance variance findings as amended in Décember of 2008 for
conformity with state planning law.

Conformance with Required Findings for Variance Requests

The following evaluation is provided relative to the findings requared under Section
18.68.070 of the zoning ordinance:

1. Exceptional or exfraordinary circumstances applying to the property or intended
use that don’t apply generally to other properties in the same district. For this
property these circumstances include:

a. Historic (structure) house and historic use of property as documented in the general
plan and by ihe analysis provided by the applicant and town historian,

b. Poor access {0 a private garage causing problems that impact at least two properties
(3 and 4 Grove Court) and have impacted these properties and neighbor
relatlonshlps for a number of years. The placement of parking as proposed, and
analyzed in the aftached October 10" staff report, will replace the existing yard
encroaching garage, but pull all access into the subject site and make use of a very
low design, with green roof, that reduces visual impacts over current conditions,
provides needed guest parking to meet town standards, and resoives longstanding
access easement issues. It is noted that often garage storage space is in an attic
over the garage that has a pull down ladder. Such attic storage does not count as
floor area. In this case, the applicants have made significant efforts to minimize the
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visual impacts of the garage design and are seeking some additional area to
accommodate typical garage storage. _

c. Building and site use that originally was not for a primary residence and the primary
residential use were created by a subdivision that was not to current town standards
including those for access, slope, efc. The house “historic structure” was then
modified in a piecemeal fashion over the years to try to make it work as a standalone
residence. This was done without specific efforts to preserve the historic character
of the structure or its original architecture. Further, trying to make the site a
standalone residential property given the history of combined use with the parcel to
the northwest has clearly proven to present extraordinary circumstances, particularly
when considered in light of the requirements for historic preservation. It is also noted
that after original subdivision, there was a lot line adjustment in the area of the
bunkerfwine cellar to place the structure on one parcel as the original boundary line
cut thought the wine cellar that is cut into the hillside.

d. Willingness of the new propetty owners to go to exceptional lengths to make the
parcel use meet current standalone single family residential standards. This includes
making use of extraordinary resources to preserve/restore the historic structure and
solve clearly complicated and unusual access issues while improving conditions
without completely guiting the site and changing the residential character of its use.
Most others would have sought the support of the town to tear down the existing
problem structures and start over. The potential for site and neighborhood change
would have been substantially greater than the cutrent efforts to work with the
historic site conditions, solve the clearly recognized problems and, at the same time,
make the site functional for a contemporary Portola Valley family.

e. The expansion of the house by 157 sf is a modest change to correct the existing
problems and, particularly, address kitchen and bedroom needs. Not counting the
wine cellar, the existing house and defached garage already make use of much of
the allowable site floor area. The house and garage total 4,431 sf of the allowed
5,071 sf. This leaves only 840 sf to correct the house issues, fix the problem garage
and accommodate any pool or guest house space. With the 157 sf house additions
to fix the house problems, there then is only 483 sf to accommodate some garage
expansion and the guest house.

f.  The town’s general plan housing element and zoning ordinance do encourage guest
houses and a standard guest house in town is typically larger than 600 sf and most
are designed fo the 750 sf allowed maximum. Such a size is not possible on this site
even with the proposed floor area variance.

g. The proposed 558 sf guest house serves hoth as a guest house and pool house, and
there will be some storage benefit with the historic wine cellar nearby. This provides
some additicnal relief, but the applicant is willing to limit wine cellar use with a deed
restriction to only storage, and this is not a limitation that applies to typical accessory
structures on other properties in town.

h. Removal of the bunker/wine cellar that is cut into the hillside would raise historic
preservation concemns and also would required more grading and site disturbance to
essentially “fix" the slope after bunker removal. The applicants are not proposing
any changes to the structure to make it a "living” space and receive limited benefit
from it. Removal would clearly present issues and burdens that are not faced by

 other parcels in this district. As noted at the 10/16 Board of Adjustment mesting, the
historic Mariani Barn in Blue Oaks was reguired to be preserved in approval of the
entittiements for the project and the town did not require the barn floor area to count
against the limit for the private residential parcel on which the barn is located. In
addition, a floor grea variance was granied for additions f{o the historic Villa
Lauriston Superintendent's House that reflected the extraordinary thickness of the
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walls. These examples provide some reference {o past actions by the town relative
granting floor area relief for historic structure additions and restoration.
Commissioner McKitterick also wondered about past experiences relative to
treatment of “bunker” floor area. We have not been able to find examples of similar
old features or how they were treated relative to floor area.

i. The total allowed site floor area of 5,071 sf is reduced from the normal standard for a
1.25-acre parcel, which would typically be over 5,600 sf. In this case, the steep
slopes and some geologic constraints (i.e., Pd zone) along the Grove Drive frontage
reduce the allowed floot area. '

j. The existing house is a very tall, vertical structure that does not conform to current
height limits. Making changes to correct the piecemeal additions, respect the historic
-architecture, and also conform to contemporary height limits is not readily
accomplished as evaluated by the ASCC and noted above. The height variance
represents a minor change to existing conditions and allows for improvements to
living spaces and needed architectural corrections.

In summary, there clearly are extraordinary factors that taken together impact the floor
area, setback, height and other conditions on the property, and these factors do not
apply generally to other properties in the RE/1MA zoning district.

In addition to the above, it is noted that at the 10/28 ASCC meeting, members reflected
on the floor area variance. While there was some reaction that granting additional floor
area feels "uncomfortable,” members concurred if there ever ware circumstances that
supported such a variance “this is the case.”

2, Literal enforcement would result in practical difficulty or unnecessary hardship. |f
all current floor area limits had to be conformed to, then with the existing historic house,
wing cellar and garage, there would only be 240 sf to work with to solve house and
garage problems and accommodate a guest house, The guest house would not be
possible without removal of the historic wine cellar and only a modest garage would be
possible.  Given the efforts that must be made to restore the house and make it
functional for family needs, including the foundation work and removal of the poor non-
historic additions made in the past, there would be practical difficulty and hardship for
the applicant to not have some additional floor area to work with.

If the proposed replacement garage had to conform to required setbacks, a longer
driveway would be needed with more site grading and tree impacts and this could also
impact plans for house restoration and the general character of the historic pattern of
site use and access. The proposed garage and trellis-covered guest parking solve
longstanding problems while reducing visual and other neighborhood impacts.  Thus,
there would be praciical difficulty to the property owners to move the garage and frellis to
 locations that conform to setbacks., '

Without the minor height variance, it would be difficult to ensure the upper level additions
and corrections can be made in keeping with the historic architecture of the house, and
this was specifically evaluated by the ASCC in acting on the architectural review
application. ' ‘

3. Presetvation of property rights possessed by other property owners in the same
district. The proposed vard, height and floor area variances are sought only to permit a
more normal residential use of the property in keeping with its historic conditicns and to
solve a list of past problems as discussed above. They are not intended to make the
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site different from neighbors and, in fact, will largely help to preserve the historic
character of site use. The plans have been shared with neighbors and, except for
concerns over the previous owners' site vegetation removal, all are supportive of the
plans.

4. Detrimental to the public welfare or injurious to the property or improvements in
the vicinity or district. For the reasons stated above, including the written record of
neighbor support, it appears the request is fully consistent with this required finding.

Itis also noted that locating the garage or driveway on the Grove Drive side of the parcel
might permit setback conformity. However, this would create new visual impacts that did
not previously exist. Further, a small portion of the site parallel {o the Grove Drive
frontage is impacted by unstable "Pd” slopes as designated on the town's map of land
movement potential.

5. Grant of Special Privilege. Given the factors cited above and the efforts to solve
longstanding neighborhood problems, restore the historic structure and make the site
functional for a contemporary Portola Valley family, the floor area and other variance
elements do not appear to be a grant of special privilege.

6. Conformity with the general plan and intent of the zoning ordinance. Preserving
the historic structure and residential use of the parcel are called for under both the
provisions of the general plan and zoning ordinance. The scope of uses proposed is not
beyond the intent of either the general plan or zoning ordinance. Some relief from floor
area, height and setback limits to support historic preservation efforts, solve access
issues, and allow for contemporary residential family needs would seem fully consistent
with the intent of the general plan and zoning ordinance.

Environmental Impact

The “variance” project is categorically exempt frem filing an environmental impact report
pursuant to Section 15305(a) of the Town's CEQA guidelines, which addresses minor
variances and exceptions not resulting in the creation of any new parcel.

The architectural review project for house restoration and minor addition has been found by
staff and the ASCC to be consistent with the historic preservation provisions of the general
plan. Based on -historical documentation and analysis of the project, particularly the
materials provided by the applicant developed in consultation with the town historian, the
building permit for house renovation and additions will be issued with a finding that the work
is Categorically Exempt from CEQA subject to the provisions in Section 15301, existing
facilities, and 15331, historical resource restoration/rehabilitation.

Recommendations for Action

If the Board of Adjustment determines it can make all of the required variance findings, that
it concurs with the ASCC and staff evaluations, and that information presented at the public
hearing does not lead to other determinations, the following actions could be taken:

1. Environmental Impact. Move to find the project categorically exempt pursuant fo
Section 15305(a) of the town's CEQA guidelines.
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2. Variance Request. Move to approve the variance application to permit the yard, height

and floor area proposals as described under the request section of this report subject to
. the following conditions:

a. The variance shall run with the property. Any change in plans shall require a
separate variance (unless the new plans are found to comply with all ordinance
requirements).

b. Unless exercised through the issuance of a building permit and start of construction
in conformance with that building permit, this variance shall expire two (2) years from
the effective date of the variance approval.

c. All October 28, 2013 ASCC architectural review and site development permit
conditions shall be adhered to,

d. Prior to issuance of any building permits, the applicant shall execute a deed
restriction to the satisfaction of the town aitorney providing that the bunker/wine
cellar shall only be used for storage and other, similar non-habitation uses.

TCV ﬂ*f

attachments

encl.

cc. Assistant Planner Town Manager Fire Marshal
Town Aftorney ASCC A | Applicant
Mayor Deputy Town Planner

Town Council Liaison Town Geologist



REGULAR PLANNING COMMISSION MEETING, TOWN OF PORTOLA VALLEY, NOVEMBER 8, 2013,
SCHOOLHOUSE, TOWN CENTER, 765 PORTOLA ROAD, PORTOLA VALLEY, CA 94028

Chair Von Feldt called the Planning Commission regular meeting to order at 7:30 p.m.
Present: Commissioners Arthur Mcintosh, Nate McKitterick, Nicholas Targ, Chair Alexandra Von Feldt
Absent: Vice Chair Denise Gilbert

Staff Present:  Tom Vlasic, Town Planner
Karen Kristiansson, Deputy Town Planner

ORAL COMMUNICATIONS

None.

REGULAR AGENDA

(1) Public Hearing: Variance Application X7E-135, Site and Historic House Addltlons/Restoratlons 3 Grove
Court, John and Crystal Ciancutti {7:31 p.m.]

Mr. Vlasic presented the October 31, 2013 staff report, which described the four basic components of the
variance request. They would permit:

1. The proposed replacement garage to encroach 15 feet into the required 20-foot northwest side yard; the
existing garage already encroaches into the side yard setback;

2. The guest parking area to have a 12-foot high trellis for screening that extends a maximum of 9 feet into
the required 50-foot front yard setback;

3. The maximum height of the roof over the planned third-story addition to the historic residence to be at
37.75 feet over adjacent grade whereas the ordinance limit is 28 feet; existing roof heights already
exceed current height limits and the project would increase building height by approximately 2.5 feet in
the proposed location; and

4. Total floor area to exceed limit by 250 square feet (for a total of 5,071 square feet), and preservation of
the historic bunker without counting it as floor area; as of the October 16, 2013 preliminary review
meeting, the applicants were willing to commit to a deed restriction to ensure using the bunker for
storage only.

The Planning Commission and ASCC have both been involved in the project and Mr. Viasic said they are
basically supportive of the applicants’ efforts to conform to the provisions of the General Plan for historic
preservation and to solve a number of conditions pertaining to this property, the way it was developed, and how it
refates to other properties on Grove Court. The ASCC conducted its preliminary review and granted approval to
the Architectural Review and Site Development permit applications, subject to the Board of Adjustment’s actions
on the variance requests and five conditions set forth in the staff report.

Mr. Vlasic suggested that the findings necessary for the encroachments into yard areas could be more readily
made given all of the circumstances that apply to the property, but in terms of the floor area request, Planning
Commissioners had asked for additional information to help them appreciate and act on it. The applicants have
provided a letter that contains some additional information, including factors that are unique to this property. Mr.
Vlasic said other properties in Town have one or two similar aspects (such as slope or historical problems related
to how property was subdivided), but this property has some extraordinary circumstances. For example, the 3
Grove Court home was built as an adjunct to the main house on the historic estate.
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Some historic structures in Town have had individual problems, such as the Mariani Barn at Blue Qaks. It went
through a major redo as a subdivision requirement, Mr. Vlasic said, but with that preservation effort, the barn floor
area was not deducted from the floor area attributable to the whole subdivision or to the individual lot that it sat
on. As a consequence, there was a grant of relief, he said, although it wasn'’t a variance.

Given all of the factors, the ASCC concluded that setback and the height variances were appropriate, and that if
any project was unique and deserved consideration of adding additional floor area, it would be this one. Mr.
Vlasic pointed out that the applicants have worked to reduce the floor area requested from their original submittal.
He said they had not been pushing for maximum floor area for its own sake, but rather trying to define the
family’s space needs in the combination of guest house, garage and main house.

When Chair Von Feldt asked whether the applicants had anything to add, Ms. Ciancutti offered to answer
guestions regarding the letter they submitted,

Commissioner McKitterick said his questions focus on height and floor area variance requests. In looking for
precedent, he said he considered 169 Wayside Road, where the Planning Commission allowed the applicants to
build a second story that encroached, in part because the project included work to prevent the house from
slipping into the creek.

He asked for the approximate of square footage above the maximum for the house and guest house, and the
number of linear feat of roof that would exceed the height limit by 2.5 feet. Mr. Vlasic said the project would
exceed the floor area limit by 250 square feet totai for the house, guest house and garage. Jeff Mahaney, the
project architect, said that the baseline of the taller section of roof would extend about 20 linear feet. While
acknowledging that these are relatively minor numbers, and setting aside the issue of historic preservation,
Commissioner McKitterick asked about precedents for minor deviations from Town rules. Mr. Vlasic said it's not
articulated specifically, but over the years the Planning Commission has been far more comfortable with minor
variances than major changes. In terms of the height, he said, the Town has granted variances in a few instances
where preexisting conditions made it difficult to work within the height limits, particularly when taking into account
slope conditions on a property where a house has already been built. Further, he said that every house in Portola
Valley Ranch is based on a height limit that differs from the Town’s current limits.

According to Mr. Vlasic, the house at 3 Grove Court was built before Portola Valley even had the more generous
pre-incerporation height limit. In response to a further question from Commissioner McKitterick, he confirmed that
special circumstances in regard to the roof are the historic nature of the property and the odd shape of the site.
He added that the applicants in fact are proposing to fix an area that was modified in a way inconsistent with the
original architecture, which is something the ASCC specifically discussed, and the roof area in question would be
lower than the highest point of the existing house.

Commissioner McKitterick said he isn't concerned about the additional square footage needed for the main
house and garage to make them usable and useful but he questions how a smaller guest house would deprive
the property of privileges enjoyed by other properties in the area with identical zoning. Mr. Vlasic explained that
pool houses, guest houses and accessory structures are now pretty common on lots and the Town encourages
guest houses in particular. For this property to accomplish that using a fairly normal approach to site
development, he said, the applicants likely would have to either remove the existing house and cut its square
footage to accommodate the garage and the guest house, or scale way back on the garage, Already, he said,
they're at 558 square feet for the guest house, roughly 200 square feet less than the maximum allowed. Mr,
Vlasic added that in looking at the details, the pressure comes from the main house, which contains spaces that
would be done differently if the house were built today.

Mr. Vlasic called attention to the effort being made to preserve a building that was not designed initially to serve
as a single-family residence, noting that it's rare to have a resident willing to make such efforts not only to restore
an historic structure but o make it work for the long term.

In response to Commissioner McKitterick’s inquiring about the specific historic designation for this property, Mr.
Viasic said the house is included in the General Plan's Historic Element as an historic structure with the
designation to preserve. Commissioner McKitterick agreed that the finding for the floor-area variance could be
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justified by this special circumstance that limits the property owners from developing the site in the way that other
neighboring properties could develop theirs.

In response to a question from Chair Von Feldt, Mr. Viasic said the previous owner had cleared the lower portion
of the property, mainly removing brush and shrubs. Larry Tesler, Grove Drive, added that socme trees alsc were
cleared at that time, Mr. Tesler also said he feels the applicants’ proposal will improve the property, maybe in a
way that should have been done years ago. He credited the Ciancuttis with doing a good job of including
everyone affected — and in this case more of the impacts are positives. He noted, too, that they addressed
concerns about more cars parking on Grove Drive, which is narrow, and went over and beyond to solve the
drainage problem. Don Ekstrom, Grove Drive, said that he was particularly interested in the planting and
screening on the property. Ms. Ciancutti described the efforts she took to reach out to the neighbors and
previous applicants. She agreed that everyone seems really happy with the project. In response to
Commissioner McKitterick asking whether the ASCC had dealt with the issue of parking during construction, Mr.
Viasic said the conditions cover phasing of the construction work,

In terms of the landscaping plan, Chair Von Feldt noted that some of the shrubbery proposed doesn't fare well in
Portola Valley, and some of the stronger native plantings removed in clearing might re-grow at the expense of the
new ones. Ms. Ciancutti said they would go through the final landscaping and intersperse plantings
recommended by the Conservation Committee. Chair Yon Feldt encouraged leaving a 50-foot buffer at the
bottom of the hill, keeping the construction out of it and seeing what comes back on its own. Mr. Vlasic said the
landscaping plan along the lower portion would be revised to address these questions as well as the alignment of
thie fence to produce more of an organic feel and use of screening only where needed.

Commissioner McKitterick said he had originally had difficulty with Finding 2, and while there may be reasons to
deny the application with regard to the square-footage increase in order to accommodate the guest house,
factors staff has mentioned, plus the fact that this is a designated historic structure and the arguable restrictions
that might come along with that, enable him to make that finding.

Reiterating that the Town encourages guest houses, Commissioner Mclntosh said 250 square feet is very minor
with respect to the overall project. He considers the proposal marvelous and a real improvement to the
neighborhood, and said he has no problems with either the additional square footage or any of the other
variances. If ever there was a project that the variance ordinance was written for, he said, this is it.

Commissioner Targ commented {o the applicant that the process and their attention to detall are laudable. He
said that by the time the Ciancuttis are done, they will have created a jewel for the Town. The unusual nature,
historic character and topography of the house place it in a different category than almost any other house in
Portola Valley. He described the outreach, support and absence of opposition as impressive. Commissioner Targ
also asked whether the applicants would document the changes photographically, Ms. Ciancutti said Town
Historian Nancy Lund took photos right after they bought the house and they will start taking documentary photos
as soon as construction begins.

Chair Von Feldt said she agrees with most of her colleagues and enabling the applicants to keep a piece of the
Town’s historic element warrants approving their variance requests.

Commissioner McKitterick moved to find the project categorically exempt from CEQA. The motion carried 4-0.

Commissioner McKitterick moved to make the findings for the variance requests, subject to the conditioné set
forth in the staff report. Seconded by Commissioner Targ, the motion carried 4-0.

COMMISSION, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS

Ms. Kristiansson said a draft policy for staff referral to the ASCC for smaller projects (up to 400 square feet) will
go to the ASCC on November 11. The December 9 ASCC agenda will include the Priory’s plans for its track, in
accordance with conditions for review of the drainage, grading and site development permits, vegetation
screening along Portola Road, the design of the shed, etc. At that meeting, the ASCC also may discuss
architectural review of a Priory project for some new buildings at Benedictine Square, all within the confines of

Planning Commission Meeting Minutes — 11/6/13 Page 3



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: ASCC

FROM: Karen Kristiansson, Deputy Town Planner

DATE: Aprit 4, 2014

RE: Proposed Revisions to Approvals for Architectural Review of Garage and

Second Unit Accessory Structures and associated site work, Site Development
Permit X8H-662 and Variance Request X7E-135, 3 Grove Court, Ciancutti

This proposat is for revisions to the applications approved by the ASCC and Planning
Commission late in 2013 for this 1.25 acre Grove Court parcel. The requested revisions are
to the garage and driveway locations and designs, as well as the guest house and pool
locations, together with associated changes fo grading. The revisions are largely intended
to reduce the cost and scope of the project outside of the area of the main house, with
significant changes to reduce the amount of grading. It is important to note that no
modifications are proposed to the approved renovations and additions to the historic house
or to the historic wine cellar/bunker.

The ASCC will be acting on the modifications to the architectural and grading plans and
forwarding recommendations to the Planning Commission, sitting as the Board of
Adjustment, on any impacts the revisions could have relative to approved variance X7E-135.
The Planning Commission is tentatively scheduled to consider the revised project at its
meeting on May 7, 2014.

Background, Previous Approvals, and Proposed Revisions

The ASCC reviewed and approved plans for residential additions, accessory structures, and
a site development permit last October, with conditional approval granted at the October 28,
2013 meeting. In addition, the ASCC recommended granting a variance for increased floor
area, increased height, and location of a new garage and covered parking structure in the
required setback area adjacent to the parcel’s Grove Drive frontage. The Planning
Commission granted conditional approval of the variance at its meeting on November 6,
2013. The conditions of approval from both Commissions’ actions are attached, as well as
the staff reports and minutes from both action meetings.

The attached letter from Jeffrey Mahaney, Project Architect, dated February 20, 2014,
describes the proposed revisions and states that they are needed to reduce the site work
costs. In addition, the letter advises that revised plans have been shared with neighbors
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and no issues were identified. A collection of emails from five neighbors is attached and
indicates that the neighbors were comfortable with the proposed plan revisions.

To summarize, the key changes fo the plans include:

s Existing garage to be retained and enlarged, with garage access and one guest
parking space to be located closer to existing grade and between the existing garage
and Grove Court. The general location of the garage access and parking is similar to
the approved plans, and the guest parking spaces would still be lower than the
elevation of the cul-de-sac bulb, but with less of an elevation difference than was
provided on the original plans. As part of this change, the variance-approved trellis
feature to cover the guest parking spaces has been eliminated.

» Second unit and pool to be relocated further downslope, with the pool extending into
the area where a level lawn area was previously proposed. Less grading is needed
in this area, fewer trees would be affected, and the lawn area would be reduced from
what was shown on the approved plans. Both the second unit and the poo! would be
the same size as was previously approved, although the second unit would have a
somewhat more compact footprint as it would no longer have a linear design.

» Reduced grading, from 921 cubic yards to 435 cubic yards.
» Four trees to be retained that were previously proposed for removal.
» Modifications to the outdoor lighting plan.

Overall, the amount of site work and associated retaining walls and landscaping is
considerably less than was previously approved. Much of the central part of the site
between the main house and the wine cellar will be left open, whereas this area contained
the second unit and pool with associated retaining walls in the approved plans. With the
relocation of the second unit and pool to the lower, east side of the property, there would be
less grading, less disturbance, and less irrigated lawn.

The revised project is presented on the following enclosed plans dated 2/18/14 and
prepared by Jeffrey Mahaney, Architect, uniess otherwise noted. The highlighted sheets are
those which have been revised or updated since the original project was approved:

ral Plans, Jeffe

Architec

Mahaney, Architect:

Shest A2.7, Existing & Proposed Level 1/L.ower Floor Plan, 9/26/13
Shest A2.8, Existing & Proposed Level 2/Ground Flocr Plan, 9/26/13
Sheet A2.9, Existing & Proposed Level 3/Upper Floor Plan, 8/27/13
Sheet A2.10, Existing & P;;gggs d Roof Plan, 9/26/13
Pt :
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Sheet A3.2, Existing Exterior Elevations, 8/27/13
Sheet A3.3, Existing Elevations - Garage, 8/27/13
Sheet A3.4, Proposed Exterior Elevatlons 10/23/13
[ 10/23/1 3

Topoqraphm and Boundarv Survey B & H Surveying, Inc., June 2013

The following comments are offered to assist the ASCC in considering and acting on this
proposal.

1.

Description of Project Revisions. There would be no changes to the main house.
Revisions are proposed primarily in relation to two areas: 1) the garage and
driveway area, and 2) the second unit and pool area. Each of these is discussed in
turn below.

Garage and Driveway Area

The designs for the garage and the driveway have been simplified. The proposed
garage would be the same size as was approved in 2013, but would incorporate the
existing garage, which would be repaired and enlarged. The carport roof now
attached to the front of the existing garage would be removed, however, reducing the
current setback encroachment. The garage addition would not conflict with setback
requirements and therefore would not require any variance action.

The driveway would include the existing driveway area on the site and would be
expanded to provide one parking space adjacent to the entrance to 4 Grove Court
and two parking spaces south of the garage. Because the driveway would be
shorter and the parking area somewhat higher on the site and closer to the cul-de-
sac, less grading would be needed in this area than was originally proposed and
approved.

Second Unit and Poo! Area

The second unit and pool have been reconfigured and moved lower on the site to be
located basically where the level lawn area was previously proposed, and a smaller
lawn area would remain north of the pool. The new locations for the second unit and
the pool are closer to and would be somewhat more visible from Grove Drive. Story
poles have been erected at the site for the new second unit location, and
Commissioners should visit the site to view the story poles.
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Along with the second unit, the retaining walls on each side of the pool would also be
visible from Grove Drive. The number of retaining walls associated with the second
unit and pool has been reduced to twe above the pool and two below the pool, with a
‘total elevation change of about eight feet for all four walls. For comparison, the
approved plans included five retaining walls below the pool, with a total elevation
change of about eleven feet for all of the walls. Sheet A3.8 shows the guest house
and retaining wali from Grove Drive (although please note that the scale of that sheet
is actually 4" = 1'). The retaining walls will be concrete with plaster colored a light
brown to match the second unit. Sheet A2.3 shows the plantings that are proposed
both below and between the retaining walls. These plantings will provide screening
of the retaining walls and help to break up the length and height of the walls. In
addition, the revised plans also include fewer retaining walls higher on the site above
the second unit and pool than in the originally approved plans.

The proposed second unit and pool changes would require less grading and
retaining wall work and are associated with less lawn. As a result, these
modifications would reduce overall site impacts from what was found acceptable with
approval of the original plans. While the new location is closer to Grove Drive, the
ability to landscape the area as proposed should limit visual impacts, and preserving
more trees higher on the site would enhance the visual backdrop for views from
Grove Drive.

2. Revisions in terms of architectural review. Because the garage will now be an
expansion of the existing garage, rather than a new structure, it will incorporate the
existing exterior wall framing and siding, with the proposed addition matching the
architectural character of the existing structure.

The revised elevations for the second unit are shown on Sheet A3.7. The second
unit includes gables, a trellis feature and vertical siding similar both to those on the
main house and to what was approved for the original second unit design. Both the
garage and the second unit will be painted a light brown. The second unit structure
generally complies with the Town’s second unit requirements, except for the lighting
which is discussed below.

The exterior lighting plan has been revised as described on page two of the February
20, 2014 letter from project architect Jeffrey Mahaney. The lighting fixtures are the
same fixtures that were previously approved, and the number of fixtures has been
reduced as required by the conditions of approval and to work with the revised plans.
The only new lights shown on the revised plans are those associated with the
second unit and the stairs to the second unit. These appear to be consistent with the
Town's lighting guidelines. The trellis feature at the entrance to the second unit
includes four downlights, although the second unit performance standards limit
exterior lighting for second units to one light fixture per entry door., The ASCC could .
therefore require less lighting in this area, or given the proximity of this trellis feature
to the peol and the fact that this is the only above-ground lighting associated with the
pool, the ASCC could determine that the amount of lighting is appropriate given the
overall design of the project.

As was discuésed earlier, the number of retaining walls around the pool has been
reduced. Given the proposed light brown color and the plantings both downhill and
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between the walls, these are not likely to have a significant visual impact even
though they are closer to the property line and Grove Drive. There will be no fencing
specifically associated with the pool; instead, the pool will have a hard cover to
comply with Building Code requirements. Three light fixtures are proposed for the
pool.

The landscaping plan, shown on Sheet A2.3, has also been revised, with revisions
described on pages 1-2 of the February 20, 2013 letter from Jeffrey Mahaney.
These revisions include preserving four additional trees, removal of planting outside
the property line on Grove Drive, reducing the size of the water feature and the lawn
area, and also changes to the plant palette.

The Conservation Committee reviewed the revised plans and provided comments
which are dated March 31, 2014 and attached. The Committee asked that valley oak
#18 be preserved if possible, that parthenocissus (Virginia Creeper) be replaced with
a less aggressive vine, and that the lawn be further reduced. Qverall, the Committee
appreciated the reduced amount of grading and increased preservation of trees.

The Conservation Committee report also raised a question about the perimeter
fencing crossing slopes greater than 20%. The zoning code only allows domestic
fences within the required yards on slopes that are 20% or less (Section
18.43.020.A.4). For this property, portions of both side yards have slopes greater
than 20%, and the fence as proposed does not fully comply with the requirements.
The applicant could bring the fence into the property and place it parallel to the
property line beyond the required yard. However, doing so would likely make the
fence considerably more visually obtrusive, particularly on the north side of the
property, and this would raise concerns because the basic intent of the fence
ordinance is to limit the visual impacts of fencing.

The conditions of approval already require modifications to the alignment of the
approved five-foot high post and wire fence along the Grove Drive frontage to the
satisfaction of a designated ASCC member, and the zoning code also allows the
ASCC to grant relief from fence regulations. As a result, staff suggests revising the
condition of approval to allow the side yard fence placement to be reviewed and
approved by a designated member of the ASCC together with the Grove Drive
alignment. In particular, the Grove Drive alignment should be set first, consistent
with the intent of the original ASCC condition. The fence connections te the side
property lines could then be considered, both in light of the 20% slope limit and,
more importantly, to ensure minimal visual impact consistent with the intent and
abjectives of the fence ordinance.

The final fence location and alignment of all new fencing should minimize the visual
impacts of the fence, particularly from Grove Drive, in order to preserve the open
character of the slope. If necessary, pottions of the fence may be either required to
be located outside of the required side yard or allowed to be located on slopes that
are 20% or greater.

3. Revisions in terms of the site development permit. The ASCC granted a site
development permit for this project in October, and that approval needs to be
considered in light of the changes that are proposed to the grading for the project.
Overall, the amount of grading has been reduced from 921 cubic yards to 435 cubic
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yards. With the proposed changes, the site will be less disturbed and will remain in a
more natural state.

Because of the slope and geologic conditions on the property, the applicant's
geotechnical consultant reviewed the proposed new locations for the garage, the
second unit and the pool, and recommended that reinforced concrete piers should be
used as part of the foundation system for these structures. The Town Geologist
assessed these recommendations and determined that with the incorporation of
these design recommendations, the site would be suitable for the proposed
improvements, as is stated in the March 17, 2014 Supplemental Geotechnical Peer
Review (attached). Compliance with the Town Geologist's recommendations has
been added o the suggested conditions of approval.

4. Revisions in terms of variance findings. The Planning Commission granted a
variance for this project for four items:;

1. Permit a proposed replacement garage to encroach 15 feet into the required
20-foot northwest side yard.

2. Permit the guest parking area to have a 12-foot high trellis for screening that
extends a maximum of 9 feet into the required 50-foot front yard setback.

3. Permit the maximum height of the roof over the planned third story addition to
the historic residence to be at 37.75 feet over adjacent grade whereas the
ordinance limit is 28 feet. (Note that existing roof heights already exceeded
this height limit and the approved plans increased the building height in the
proposed location by approximately 2.5 feet.)

4. Allow the project to exceed the total floor area limit of 5,071 square feet (sf)
by 250 sf and permit the historic bunker/cellar to be preserved and not count
against the floor area.

With the revised project, the first two of these four items would be eliminated and
would no longer need a variance. First, the garage would remain in its current
location and be enlarged to the south, which would not increase its non-conformity.
As a result, a variance would not be needed for the proposed addition to the garage.
Second, the guest parking area has been moved and the trellis eliminated, so that a
variance would not be necessary for the trellis feature.

The variance would still be needed for the height of the main house to exceed the
height limit, and for the total floor area to exceed the floor area limit, although no
changes are proposed to the approved house plans or to the total amount of floor
area. Therefore, the ASCC needs to make a recommendation to the Planning
Commission as to whether a variance would still be appropriate for the revised
project. The required findings for a variance are:

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 propetties or uses in the district;
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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;

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. -

The proposed revisions would not change either the height or the floor area, and the
reasons for approving the variance findings, as set forth in the attached October 31,
2013 staff report and supporting documents, and the November 6, 2013 minutes of
the Planning Commission meeting, still appear to be valid. In additicn, the plan
revisions reduce the scope of site impacts and overall site changes from the original
approval and reduce the scope of the setback variance issues. As a result, the basic
variance findings, consideration and approvals would seem appropriate for the
revised project.

H. Effective date of approval of revised plans and timing of building permit
processing for the main house. If the ASCC acis to approve the revised plans at
the April 14" meeting, the proposal will be considered by the Planning Commission
on May 7" If the variance is amended to recognize the revised plans on that date,
the approvals would become effective 15 days after the Commission’s action.

The originally approved plans are now the process of building permit review and may
be ready for pick-up prior to the effective date for the revised project. If this is the
case, the applicant has advised that they would like to obtain the building permit for
the house and begin work on that portion of the project. Staff is considering the
technical issues relative to the request, and particularly assocciated with rough
grading for the project, but assuming these can be worked out, would be prepared to
issue the permit. If there were any problem associated with a modified action
becoming effective, the applicant would be bound by the original plan approval, and
they are aware of this risk. Staff did want to the ASCC and Planning Commissicn to
be aware of this situation.

Conclusion

Prior to acting on this request, ASCC members should visit the site, view the revised story
-poles for the second unit, and consider the above comments as well as comments
presented at the regular ASCC meeting on April 14,
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The ASCC then needs to act on the revised architectural review request and site
development permit, and make a recommendation to the Planning Commission relative to
the variance findings. The following changes to the approved ASCC conditions are
recommended if the ASCC acts to approve the project, with the revised conditions below to
replace Conditions #4 and #5 that have already been adopted for the project:

4. The requirements of all site development committee members, as recorded in the
October 24, 2013 staff report, shall be addressed to the satisfaction of the
respective  committee member. In additon, compliance with the
recommendations of the Town Geoclogist, as set forth in the March 17, 2014
Supplemental Geotechnical Peer Review, shall be required.

5. The final placement of all new fencing shall be under the direction of a designated
ASCC member. In particular; the intent of this condition is to minimize the visual
impacts of the post and wire fencing, particularly from Grove Drive, in order to
preserve the open character of the slope and achieve conformity with the purpose
and intent of the fence ordinance. In light of these objectives and existing site
conditions, portions of the fence may be either required to be located outside of the
required side yard or allowed to be located on slopes that are 20% or greater.

In addition, staff anticipates recommending that the Planning Commission amend Condition
¢ of their approval to reference the ASCC's action on the revised proposal as well as the
original project.
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Original Conditions of Approval

The ASCC approved this project on October 28, 2013 with the following conditions, which
would still apply to this project:

1. The Iandscape plan shall be modified to address the 10/22/13 addendum

comments of the conservation committee and the comments of the ASCC at the
10/28 meeting.

2. The exterior lighting plan shall be revised as called for in the October 24, 2013
staff report.

3. Afinal construction staging and management plan with free protection provisions
shall be prepared and shall address the comments in the October 24, 2013 staff
report. Once approved the tree protection and construction staging/management
plan shall be implemented to the satisfaction of planning staff.

4. The requirements of all site development commitiee members, as recorded in the
October 24, 2013 staff report, shall be addressed to the satisfaction of the
respective committee member.

5. The final fencing plan and fencing alignment along the Grove Drive side of the
property shall be modified to address concerns in the staff report, and final Grove
Drive side fencing alignment shall be installed under the direction of a designated
ASCC member.

The Planning Commission approved the variance for the project on November 6, 2013,
subject to the following conditions:

a. The variance shall run with the property. Any change in plans shall require a
separate variance (unless the new plans are found to comply with all
ordinance reguirements).

b. Unless exercised through the issuance of a building permit and start of
construction in confermance with that building permit, this variance shall
expire two (2) years from the effective date of the variance approval.

c. All October 28, 2013 ASCC architectural review and site development permit
conditions shall be adhered to.

d. Prior to issuance of any building permits, the applicant shall execute a deed
restriction to the satisfaction of the town attorney providing that the
bunker/wine cellar shall only be used for storage and other, similar non-
habitation uses.
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% The color of the paver used for the patio and steps shall be darker than the sample
provided, with the color to be _deterrnined to the satisfaction of a designated ASCC mempef.

4. If 2] air conditioning unit is proposed for the house, it shall be sited and -- to
minimi&g noise impacts on neighbors to the satisfaction of a designated ASC prember.

5. The projectNgam shall - work with Rana Creek to determine the appropridie time, method,
and specific magzanitas for transplanting and to document how mapy“manzanitas shall be
transplanted and™MQ what locations. The applicant shall ensure tiat these transplants are
monitored as part of'e ongoing vegetation monitoring on thee fte. A plan for transplanting
the manzanitas and forsggoing monitoring shall be submjted for review and approval by a
designated ASCC memberapd staff prior to building pgsf it issuance.

6. Cut sheets shall be submitted\jor each fxture-e with information about the level of
ilumination provided and showihg the » and materials for each fixture, to the
satisfaction of staff prior to building péwg lt Luance.

7. The path and wall lights along the stgj® £ | walkway to the guest house shall be placed on
a separate, manually operated swite  with ans utomatlc off-timer.

8. A comprehensive vegetatlon pr tectlon and constygtion staging plan shall be provided and,
once approved, implementet! to the satisfaction of ihg ASCC and planning staff. The plan
shall provide that RangCreek shall monitor and ensivg that restoration efforts, and any
additional screen plaritings called for by the ASCC, are inStglled, protected and maintained
to ensure long- t #f1 sUCcess. ; :

The motion passed, 4-0.

Clark then prved that the ASCC recommend approval of the site development peit to the
Planning<Commission. Harrell seconded the motion, which passed 4-0. :

Brgénh moved to recommend that the Town Council release the building permit for the proje
farrell seconded the motion, which passed 4-0. '

Proposed Revisions to Approvals for Architectural Review of Garage and Second Unit
Accessory Structures and Associated Site Work, Site Development Permit X9H-662 and
Variance Request X7E-135, 3 Grove Court, Ciancutti

For this item, Kristiansson presented the April 10, 2014 staff report and described the proposed
revisions to the garage and driveway area, as well as to the second unit and pool area. She
noted that no changes were proposed to the main house or the wine cellar/bunker.

Project architect Jeffrey Mahaney and property owner Crystal Ciancutti were present to answer
questions from the Commission. Ms. Ciancutti said that the revisions were focused mainly on
minimizing retaining walls because their cost was prohibitive. As a result, the project will involve
moving less dirt and having fewer walls. In response to a question from Breen, Mr, Mahaney
noted that the geotechnical piers would not affect the appearance of the second unit.

Commissioners considered the revised plans dated 2/18/14 and prepared by Jeffrey Mahaney,

Architect, unless otherwise noted. The highlighted sheets are those which were revised or updated
since the original project was approved
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Archlltectura[ Plgr)s Jeffre Mahane Architect:

Sheet A2 7, Existing & Pfoposed Leve[ t/Lower Floor Plan, $/26/13
Sheet A2.8, Existing & Proposed Level 2/Ground Floor Plan, 9/26/13
Sheet A2.9, Exnstmg & Proposed Level 3/Upper Floor Plan, 8/27/13

: She

Sh ge

Sheet A3.1, Existing Exterlor Elevations, 8/27/13
Sheet A3.2, Existing Exterior Elevations, 8/27/13
Sheet A3.3, Existing Elevations - Garage, 8/27/13
Sheet A3.4, Proposed Exterior Elevatlons 10/23/13
Sheet A3.

TopoqraDhIC and Boundary Survev B & H Surveying, Inc.. June 2013

Public comments were requested.

Don Eckstrom, 331 Grove Drive, said that he was concermned about the swimming pool and its
integrity in an earthquake. He wondered what guarantees would apply. Kristiansson noted that
the geotechnical report had been required to address the development of this area, and the
Town Geologist had reviewed and approved the recommended measures as being the
appropriate state of the art for this type of project.

Belinda Brent, 341 Grove Drive, said that she was concerned about water runoff and subsurface
drainage. She said that there is Sudden Oak Death (SOD) in the soil of the hill and
recommended a cellular check of the leaves of the trees on the site. Mr. Mahaney noted that
there is a detention basin downhill of the project with a number of drains directing water to it.

He said that the drainage system is designed to keep the water on the site. Ms. Ciancutti added
that since the house will be connecting to sewer, there will no longer be a septic leach field on
the property, which could help to improve drainage.

12



Don Eckstrom, 331 Grove Drive, noted that he was pleased with the oaks that were being saved
with this revision, but said he was still concerned about tree removal, He also asked about the
sewer line location. Ms. Ciancutti responded that the sewer line will be on Grove Court. Mr,
Mahaney mentioned that many of the trees to be removed were unhealthy.

ASCC members discussed the project, including the plans and materials cited in the staff report.
Breen expressed concern about the amount of planting at the retalning walls by the pooland .
said that the proposed Salvia would not provide sufficient screening. Commissioners also
discussed the level of lighting both in the trellis outside the second unit and in the pool. Mr.
Mahaney noted that the lights.at the second unit trellis would be directional down lights that
would point light into the property. He also added that the lights would be placed up in the trellis
structure so that the fixtures would not be visible.

Harrell moved, and Breen seconded, to recommend that the Planning Commission approve the
variance for the revised project and to approve the project with the following conditions 1-3 from
the October 28, 2013 approval, revised conditions 4-5, and new conditions 6-7:

1. The landscape plan shall be modified to address the 10/22/13 addendum comments of
the conservation committee and the comments of the ASCC at the 10/28 meeting.

2. The exterior lighting plan shall be revised as called for in the October 24, 2013 staff
report.

3. A final construction staging and management plan with tree protection provisions shall
be prepared and shall address the comments in the October 24, 2013 staff report. Once
approved the tree protection and construction staging/management plan shall be
implemented to the satisfaction of planning staff.

4. The requirements of all site development committee members, as recorded in the
October 24, 2013 staff report, shall be addressed to the satisfaction of the respective
committee member. in addition, compliance with the recommendations of the Town
Geologist, as set forth in the March 17, 2014 Supplemental Geotechnical Peer Review,
shall be required.

5. The final placement of all new fencing shall be under the direction of a designated ASCC
member. In particular, the intent of this condition is to minimize the visual impacts of the
post and wire fencing, particularly from Grove Drive, in order to preserve the open
character of the slope and achieve conformity with the purpose and intent of the fence
ordinance. In light of these objectives and existing site conditions, portions of the fence
may be either required to be located outside of the required side yard or allowed to be
located on slopes that are 20% or greater.

6. The number of lights in the pool and spa shall be reduced to the minimum required by
code. .

7. Additional planting shall be proposed to screen the retaining walls by the pool.

@
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- MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: - Planning Commission

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 1, 2014

RE: Site Development Permit X9H-872 for 18 Redberry Ridge, Blue Oaks Lot #15,

Douglass/LaShay Residence

This project proposes a new house with attached garage and detached guest house on this
vacant 2.09 acre Blue Qaks parcel, with 1,520 cubic yards of grading as defined under the
Town's site development ordinance. An additional 2,900 cubic yards of material would be
exported from the site, mostly from excavation for the basement, guest house, and footprint
of the house. This excavation is for cutting the proposed development into the site slopes,
largely to achieve conformity with the design guidelines as set forth in the Blue Oaks PUD
provisions. Because of the amount of grading, the Planning Commission is the body which
needs to act on the site development permit for the project.

As is described further below, the Planning Commission and ASCC held a joint preliminary
project review meeting at the site on March 19, 2014, and the Pianning Commission
provided initial comments at their meeting that evening. Since that time, the ASCC
completed its review of the project and approved it on April 14 with conditions, contingent on
Planning Commission action on the site development permit.

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

Square Three Design Studios, revised 4/1/1

Sheet A1.02, Proposed artlaﬁlmzéitémff’migﬁ
Sheet A1.03, Proposed Partial Si '

4;__un!ess otherwise noted:

an

. artial Main Level Floor Plan — Area A
Sheet A2.02, Proposed Partial Main Level Floor Plan — Area B

Sheet A2.03, Proposed Basement Plan
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Sheet A2.04, Proposed Guest Cottage Floor Plan and Roof Plan, dated 1/16/14
Sheet A2.05, _Proposed Roof Plan

Sheet LED.O, Lighting Design Title Sheet, Juarez Design, dated 1/16/14

Sheet LE2.0, Basement and Guest Cottage Lighting Plan, Juarez Design, dated
1/16/14

Sheet LE3.0A, Main Floor Lighting Plan — Area A, Juarez Design, dated 1/16/14

Sheet LE3.0B, Main Floor Lighting Plan — Area B, Juarez Design, dated 1/16/14

Sheet L1.0, Landscape Overall Site, Thuilot Associates, dated 4/1/14

Sheet L1.1, Existing Vegetation, Thuilot Associates, dated 4/1/14

Sheet L2.0, Layout Plan, Thuilot Associates, dated 4/1/14

Sheet L2.1, Layout Plan Driveway, Thuilot Associates, dated 4/1/14

Sheet L2.2, Layout Plan Notes, Thuilot Associates, dated 4/1/14

Sheet L3.0, Irrigation Diagram, Thuilot Associates, dated 4/1/14

Sheet L3.1, Irrigation Diagram Driveway, Thuilot Associates, dated 4/1/14

Sheet L4.0, Planting Plan, Thuilot Associates, dated 4/1/14

Sheet L4.1, Planting Plan Driveway, Thuilot Associates, dated 4/1/14

Sheet L4.2, Planting Zone, Thuilot Associates, dated 4/1/14

Sheet L4.3, Planting Zones Driveway, Thuilot Associates, dated 4/1/14

Sheet L5.0, Landscape Lighting Plan, Thuilot Associates, dated 4/1/14

Sheet L5.1, Lighting Plan Driveway, Thuilot Associates, dated 4/1/14

Sheet L6.0, Landscape Detail, Thuilot Associates, dated 4/1/14

Two sheets are also provided separately and not bound into the plan set:

Sheet

Thuilot Associates, dated 4/8/14

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

Transmittal memo from Tom Carrubba summarizing the revisions made to the plans,
dated 4/2/14

Letter from Thuilot Associates responding to comments from the 3/24/14 ASCC
meeting, dated 3/31/14

Storm drain pipe sizing calculations for the driveway swale crossing, from MacLeod
and Associates, dated 3/24/14

letter from Thuilot Associates, received April 9, 2014, concerning the retaining wall
location at the auto-court,

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

1.

Previous consideration and ASCC action. As was noted above, this project has
been discussed and considered at several meetings: the March 19, 2014 joint field
meeting of the Planning Commission and the ASCC: the March 19" Planning
Commission meeting; the March 24" ASCC meeting, and the April 14" ASCC
meeting. The staff reports and minutes from each of those meetings are attached.
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At its April 14" meéting, the ASCC conditionally approved the project contingent on
Planning Commission approval of the site development permit. The ASCC
conditions of approval are attached for reference.

During the previous meetings, two issues were raised relative to the cut and fill on
the site and therefore the site development permit: the driveway crossing of the
swale and the location of the south retaining wall of the auto-court in relation to the
manzanitas in the area. Each of these is discussed separately below.

The ASCC also recommended that the Town Council release the building permit for
the project for several reasons. The ASCC found in their review that the restoration
planting plan implementation is proceeding as expected and that the proposed
planting, together with the restoration planting, provides appropriate screening for the
house and overall site development (see Sheet L2.4 and Sheet [4.0). In addition,
the cash deposit that the Town is holding for this project provides a surety that the
restoration work will be completed, as does the 5-year contract that the owner
entered into with environmental restoration consultant Rana Creek for this work.

2. Driveway swale crossing. The revised plans show a culvert for the driveway
crossing of the swale, with backfill against the retaining wall to reduce the visual
impact, as shown on Sheet C-2 and in Section B on Sheet C-3. A civil engineer
reviewed the drainage conditions at the swale and recommended a 12" culvert pipe
(engineering report attached), and these calculations would be reviewed by the
town's engineering consultant as part of the normal building permit process. The
project team explored the option of a bridge but determined that a bridge would have
a more significant visual impact.

The plans indicate that the driveway over the swale would have retaining walls on
both sides. Dirt would be backfilled against the north retaining wall to a slope of 3:1
in order to reduce the visibility of the exposed wall from off-site, leaving no more than
6 feet of the retaining wall exposed. The retaining wall would be board-formed
concrete with integral color, to be a brownish-gray that would be slightly darker than
the house color. As shown on Sheet L4.1, some wild lilac and mountain mahogany
would be planted on the fill below the wall to soften views to the exposed portion of
the retaining wall. Most of the wall would likely not be visible because of the backfill
and plantings, and the darker color should help the remainder of the wall to blend
with the site. A guard rail is not required for the retaining wall, and protection would
be provided by an 18" concrete curb on the downhill side.

3. Auto-court south retaining wall and nearby manzanitas. At the March 19" field
meeting, Commissioners expressed concern about the south retaining wall of the
auto-court for two reasons. First was the proximity to the south property line and the
potential visibility of the required guard rail above the retaining wall, particularly from
the adjacent Salah residence. The ASCC, as part of its final project review and
conditional approval, considered the visibility of the guard rail in light of the proposed
plantings adjacent to and in the auto-court and concluded that the design was -
acceptable.

The second reason was that the south and east retaining walls for the auto-court
would impact a mass of existing manzanitas. As is explained in the attached letter
received on April 9, 2014 from landscape architect Stefan Thuilot, the project team
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considered these concerns and looked at options. Because of the size of the
hammerhead needed for the fire truck turn-around, the minimum driveway radius
needed for fire truck access, and the fixed driveway entrance from the panhandie,
the team found that moving the auto-court away from the south property line would
necessitate redesigning or moving the house further to the north. Moving the house
would bring it closer to and could affect the existing oaks on the north side of the
house site.

In terms of impacts on the manzanitas, the project team proposes to transplant as
many of these existing plants as possible, and they indicated that they have had
success transplanting manzanitas on other sites in Blue Oaks. The ASCC approved
a condition (see condition #5) requiring the project team to work with Rana Creek to
determine the appropriate time, method, and specific manzanitas for transplanting
and to document how many could be transplanted and to what locations. The
success of these transplants would then be monitored by Rana Creek as part of the
required ongoing monitoring of the restoration work on the site.

4, Revised grading plans and site development permit committee review., The
grading plans have been updated to reflect the new design, although the cut and fill
calculations provided on Sheet C-2 have not. The total volume of grading would be
1,520 cubic yards calculated according to the standards of the site development
ordinance (the 1,275 cubic yards indicated on the grading plan, plus 245 cubic yards
of cut to lower the bedroom wing). Approximately 2,900 cubic yards of materials
would be exported from the site, much of this for cutting of the proposed basement
and guest house, and for excavation within the footprint of the house (areas where
the cut does not count under the site development ordinance provisions).

As has been explained as part of consideration of other Blue Oaks site development
permit reviews, this quantity of grading is not unusual for a lot in Blue Oaks, where
the relatively small building envelopes and hilly topography often result in the need
for more grading than might otherwise be expected in order to fit a home in to a site.
As stated previously, this is the case because the total (ot area and defined building
envelope are based on very specific PUD cluster provisions, which include much of
the gross lot area in private and common open spaces.

The March 13, 2014 staff report summarized the input from site development permit
committee members who had reviewed the original grading plans and, in general,
found the project conditionally acceptable, as shown below.

Public Works Director. The project was found acceptable with standard conditions of
approval for site development work, plus a condition that the project must comply
with all items recommended in the Kielty Arborist report dated March 4, 2014, with
written verification to be provided by Kielty.

Town Geologist. The project was found acceptable, with the conditions that structural
plans be developed incorporating the recommendations of the project geotechnical
consultant, and that the applicant’s geotechnical consultant review and approval all
geotechnical aspects of the plans. Prior to issuance of a building permit, the
structural plans and geotechnical plan review should be submitted to the Town for
review by town staff and the Town Geologist.
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Fire Marshal. The Fire Marshal reviewed the plans and. found the driveway layout
and the project in general acceptable with the conditions set forth on the review
sheet,

The Public Works Director has confirmed that his comments would apply to the

~ revised grading plans, and the Fire Marshal’s comments would also still apply since
the fire truck access and turnaround were not changes. The Town Geologist is
reviewing the revised plans and will provide any necessary updates to the
recommended conditions of approval.

CEQA Compliance

This project is categorically exempt from the California Environmental Quality Act (CEQA)
pursuant to Section 15303(a) of the CEQA Guidelines. This section exempts construction of
individual new single-family residences. Also, an Environmental Impact Report (EIR) was
certified for the whole Blue Oaks subdivision, and that EIR included evaluation of the
potential development of individual sites. Mitigation measures from the EIR were
incorporated into the Blue Oaks PUD provisions and the subdivision improvement plans
(now complete). As a result, conformity with the PUD provisions ensures compliance with
the required mitigation measures. As is discussed in previous staff reports for this project,
the project as presented conditionally approved by the ASCC would comply to the PUD
provisions.

The question was raised during the preliminary Planning Commission review about the loss
of screening associated with the unauthorized vegetation removal on the site, and whether
that or any associated increase in light spifl would require additional CEQA review. The
project team provided information about the vegetative screening that is and will be planted
on the site due to the proposed planting plan and the restoration plantings. This information
is contained on Sheets L2.4 and L4.0, and various renderings presented at the March 24,
2014 ASCC meeting. As part of its consideration of whether to recommend that the Town
Council release the building permits for the project, the ASCC specifically determined that
the level of screening was appropriate and found the project conditionally acceptable. The
project and restoration plan therefore provide a level of screening for the project that will be
approximately equivalent to what they would have been if the unauthorized clearing had not
occurred. Therefore, additional CEQA review is not needed.

Conclusion

Prior to completing .its action, the Pianning Commission should consider the above
comments and any new information presented at the May 7" meeting. If the Planning
Commission acts to approve the site development permit, the following conditions would be
recommended, as well as any other conditions the Planning Commission may find
necessary:

1. All conditions of the April 14, 2014 ASCC approval shall apply.

2. The applicant shall comply with the conditions of the Public Works Director as
set forth in his March 11, 2014 memorandum.
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Enc.
Att.

The applicant shall comply with the conditions of the Town Geologist as set
forth in his January 31, 2014 letter and any additional conditions as needed
due to the revised plans.

The applicant shall comply with the conditions of the Fire Marshal as set forth
in her January 29, 2014 review, '

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

1.

Revised planting plans that conform with all appropriate PUD provisions, including
those related to native landscape materials, shall be reviewed and approved by a
designated member of the ASCC and staff prior to building permit issuance.

2. All lights along the panhandle of the driveway up to the curve shall be removed.

3. The color of the paver used for the patio and steps shall be darker than the sample

provided, with the color to be determined to the satisfaction of a designated ASCC
member.

If an air conditioning unit is proposed for the house, it shall be sited and designed to
minimize noise impacts on neighbors to the satisfaction of a designated ASCC
member.

The project team shall work with Rana Creek to determine the appropriate time,
method, and specific manzanitas for transplanting and to document how many
manzanitas shall be transplanted and to what locations. The applicant shall ensure
that these transplants are monitored as part of the ongoing vegetation monitoring on
the site. A plan for transplanting the manzanitas and for ongoing monitoring shall be
submitted for review and approval by a designated ASCC member and staff prior to
building permit issuance.

Cut sheets shall be submitted for each fixture type with information about the level of
ilumination provided and showing the colors and materials for each fixture, to the
satisfaction of staff prior to building permit issuance.

The path and wall lights along the stairs and walkway to the guest house shall be
placed on a separate, manually operated switch with an automatic off-timer.

A comprehensive vegetation protection and construction staging plan shall be
provided and, once approved, implemented to the satisfaction of the ASCC and
planning staff. The plan shall provide that Rana Creek shall monitor and ensure that
restoration efforts, and any additional screen plantings called for by the ASCC, are
installed, protected and maintained to ensure long-term success.



MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Karen Kristiansson, Deputy Town Planner

DATE: March 13, 2014

RE: Preliminary Consideration of Site Development Permit X9H-672 and

Architectural Review for New House and Guest House, for 18 Redberry Ridge,
Blue Oaks Lot #15, Douglass/LaShay Residence

The Planning Commission and ASCC will hold a site meeting for preliminary review of this
project starting at 4:30 pm on Wednesday, March 18. The site mesting will begin at the site
at the end of Redberry Ridge in the Blue Oaks subdivision. After presentations by staff and
the project design team, as well as inspection of site conditions, the meeting will continue at
the Elkind residence at 14 Hawkview for consideration of views of the proposed
development from this Portola Valley Ranch property.

The 3/19 meeting is for preliminary consideration of plans for new residential development
of this vacant 2.09 acre parcel. As is discussed below, this project includes over 1,000
cubic yards of grading, and therefore the Planning Commission is the approving body for the
site development permit. The Planning Commission preliminary review is noticed to
continue at the regular evening meeting on 3/19, and a public hearing on the site
development permit is tentatively scheduled for the Commission’s regular May 7" meeting.

After the 3/19 meeting, the ASCC is scheduled to continue its preliminary review of the
project at the March 24 regular ASCC meeting. Tentatively, the ASCC would complete
action on the architectural review portion of the application at the regular 4/14 ASCC
meeting and forward final recommendations to the Planning Commission for consideration
at the Commission’s hearing on the site development permit.

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

This parcel is a flag lot located at the end of Redberry Ridge, as shown on the attached
vicinity map. The entrance to the lot is provided through a narrow panhandle located
between 16 Redberry Ridge (Borders residence) and 19 Redberry Ridge (Salah residents).
The building envelope is located on the flatter southern portion of the lot, and the land
slopes down to the north from the building envelope. A private open space easement
(POSE) is located on the east and north sides of the lot, and beyond this POSE is common
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lot A, which is covered by an open space easement that benefits both the town and
underlying Blue Oaks homeowners association (HOA) ownership. This lot is within the
“Stonecrest Zone of Habitation” as set forth in the Blue Oaks Planned Unit Development
(PUD) Statement.

The proposal is for a new 5,679 sf home with a 1,467 sf basement and a detached 531 sf
detached second unit. The enclosed plans show a design that has already been revised to
address concerns expressed by neighbors and the Blue Oaks Homeowners' Association.
Specifically, the proposal has been modified to lower the east bedroom wing by 3’ 6" and
remove the clerestories closest to the Salah residence, particularly the master bedroom spa
terrace. In addition, the driveway and auto court layouts have been changed so that none of
the required parking is provided adjacent to the driveway in the panhandle area, but it is all
now concentrated in the auto court area. These changes are discussed further below and
will also be reviewed at the site meeting.

Story poles have been erected at the site and show the original propesed home heights and
forms with orange tape, and the changes to the bedroom wing described above with green
tape. As the project team will explain at the site meeting, some of the story poles also mark
the locations of proposed terraces. In addition, the locations of the driveway and the
retaining wall between the auto court/driveway and the Salah property will be marked for
consideration at the site meeting.

The total volume of grading would be 1,520 cubic yards calculated according to the
standards of the site development ordinance.. This includes the 1,275 cubic yards indicated
on the grading plan, as well as an additional 245 cubic yards of cut that would be needed to
lower the bedroom wing as described above. Approximately 2,900 cubic yards of materials
would be exported from the site, much of this for cutting of the proposed basement and
guest house, and for excavation within the footprint of the house {areas where the cut does
not count under the site development ordinance provisions).

The project is presented on the following enclosed plans dated 1/16/14 and prepared by
Square Three Design Studios unless otherwise noted:

Sheet A1.01, Project Data; Proposed Site Plan, dated 3/6/14

Sheet A1.02, Proposed Partial Site Plan, dated 3/6/14

Sheet A1.03, Proposed Partial Site Plan, dated 3/6/14

Sheet C-1, Topographic Survey Plan

Sheet C-2, Preliminary Grading, Drainage and Utility Plan

Sheet C-3, Preliminary Grading and Drainage with Erosion Control Measures
Sheet A2.01, Proposed Partial Main Level Floor Plan — Area A

Sheet A2.02, Proposed Partial Main Level Floor Plan — Area B

Sheet A2.03, Proposed Basement Plan

Sheet A2.04, Proposed Guest Cottage Floor Plan and Roof Plan

Sheet A2.05, Proposed Roof Plan

Sheet A3.01, Proposed Exterior Elevations

Sheet A3.02, Proposed Exterior Elevations

Sheet A3.02A, Proposed Exterior Elevations, Original vs. Revised, dated 3/6/14
Sheet A5.01, Proposed Building Sections

Sheet A5.02, Proposed Building Sections

Sheet A5.03, Proposed Building Sections

Sheet LEO.0, Lighting Design Title Sheet
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Sheet LE2.0, Basement and Guest Cottage Lighting Plan
Sheet LE3.0A, Main Floor Lighting Plan — Area A
Sheet LE3.0B, Main Floor Lighting Plan — Area B
Sheet L1.0, Landscape Overall Site, dated 3/6/14
Sheet L1.1, Existing Vegetation

Sheet L2.0, Layout Plan, dated 3/6/14

Sheet 2.1, Layout Plan Driveway, dated 3/6/14
Sheet 2.2, Layout Plan Notes, dated 3/6/14

Sheet L3.0, Irrigation Diagram, dated 3/6/14

Sheet L3.1, Irrigation Diagram Driveway, dated 3/6/14
Sheet L4.0, Planting Plan, dated 3/6/14

Sheet L4.1, Planting Plan Driveway, dated 3/6/14
Sheet L5.0, Landscape Lighting Pian

Sheet L5.1, Lighting Plan Driveway

Sheet L6.0, Driveway Elevations

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

GreenPoint rated checklist (attached)

Outdoor water use efficiency checklist, Thuilot Associates, dated 1/15/14 (attached)
Geotechnical investigation by Romig Engineers, dated January 2013

Landscape materials board, Thuilot Associates, received January 17, 2014
(attached)

Architectural exterior color board, dated 1/16/14 {not attached; will be available at the
meeting) ,

Transmittal memo from Tom Carrubba, dated 3/10/14 (attached)

Plan review letter from Rana Creek, dated 3/6/14 (attached)

Letter report from Kielty Arborist Services, dated 3/4/14 (attached)

" Four color renderings, showing the original proposed bedroom wing and the revised

bedroom wing, from the Salah terrace and from the rear side that faces Portola
Valley Ranch. (attached)

Comments from the following members of the site development committee have also been
received and are attached:

Town Geologist (Cotton Shires), 1/31/14
Fire Marshal (Denise Enea), 1/29/14
Public Works Director (Howard Young), 3/11/14

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

1.

Background, project description, siting, and compliance with Blue Qaks PUD
requirements. This lot was created as part of the Blue Oaks subdivision in 1988,

which clustered residential lots in order to preserve roughly 186 acres under a

conservation easement. The conservation easement includes much of Coal Mine
Ridge as well as the steeper slopes above Los Trancos Road on the east side of
Blue Oaks. As was indicated above, the Lot 15 building envelope is defined by a
significant Private Open Space Easement (POSE) that extends to the open space
easement over common lot A to the north and east. |n addition, the subdivision
approvals and Planned Unit Development (PUD) for the subdivision further define
the building envelope and recognize that because of the cluster nature of the
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development, area which is attributable to the lot-in the common open space
easement provides the majority of the open space area attributable to each lot.

The approved building envelopes for the lots in Blue Oaks were defined based on
site constraints and the open space designated arsas. Typically, the area allowed
for building lots in Blue oaks is more limited than similarly sized parcels in the more
conventional subdivision areas of town. Since the building envelopes are smaller
and more concentrated, more grading and change is expected than would normally
be expected on parcels where there is a larger building envelope and less open
space restriction. This is the case for the proposed project.

Proposed development of the site would be concentrated in the southern portion of
the building envelope (BE), on the higher and flatter portion of the site. In addition,
the house has been located to avoid the trees on the northern portion of the site
towards the conservation cpen space area, which is particularly important because
of unauthotized clearing that has occurred on the parcel and the need to preserve
the remaining trees, as is discussed further below. No trees would be removed as
part of this project, and both the site restoration consultant Rana Creek and the
project arborist have reviewed the plans and identified minor adjustments fo the
project to protect existing trees and ensure full consistency with the Town-approved
and monitored restoration efforts (see attached letter reports). The project team has
already incorporated several of these into the plan revisions and compliance with all
of the recommendations would be required as a condition of any actions on the
project.

The proposed residential development includes the main house with attached garage
and basement oriented east-west and generally following the contours of the site.
With the revisions to the structure in order to lower the eastern wing, the main house
would all be at one level, with the eastern end cut into the site. Three terraces are
located on the north side of the house and criented toward the primary view corridor
that was identified for the site under the PUD. A series of stairs and small vegetated
terraces step down from the planting area outside the bedroom wing to the entrance
of the guest house. The Blue Qaks PUD calls for homes in the Stonecrest zone to
‘hug” the ground and follow the form of the contours of the site, and this proposal
appears to be consistent with this design guideline, particularly with the recent
design revisions.

On the south side of the house, a retaining wall would extend approximately 66 feet
along the line of the building envelope in order to create a level area for the parking
area and auto court. It appears that this retaining wall would have a maximum
exposed height on the north side of approximately seven to eight feet, but it should
be noted that the civil sheets, and particularly the grading plan on Sheet C-2, have
not yet been updated and still show the original proposal which included a shorter
retaining wall and the guest parking located along the driveway access panhandle.
The site plan on Sheet A1.02 shows the currently proposed retaining wall, parking
area, and auto court. In addition, retaining walls along the southern side of the
house allow the house to be cut info the site and for the basement to meet the
building code's required light, ventilation and access requirements through the
proposed light well.
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The house has a contemporary architectural form with curved roof forms which could
be seen as a concem given the PUD statement that design solutions should
emphasize horizontal rather than vertical forms and that roofs should be flat or of low
pitch. In this case, however, the flared roof has a relatively low pitch and the home
does give an overall hotizontal impression. In addition, the top elevation of the
western portion of the home is well below the roof of the house behind it, so that the
roof form will not be visually noticeable. At the eastern end of the home, the roof
form allows for a lower roof between the Salah terrace and the northern secondary
view corridor for that house, while at the same time allowing the bedroom wing of the
proposed house to enjoy views to the east. These factors can be most clearly seen
on the attached color rendering showing the "Revised proposed rear {north) exterior
elevation.” Both the garage and the guest house are proposed to have green roofs,
This parce! is subject to, and the proposed project complies with, the single story
height limits of 18 and 24 feet.

As was noted previously, the driveway extends down the panhandle of the lot
between the neighboring properties. The parking shown in this area on the grading
plan has been relocated to the auto court, which will allow for less impact on the
manzanitas along the driveway alignment.

2. Vegetation restoration status. Unauthorized vegetation removal on the site,
largely within the POSE area and extending to the open space area on common lot
A, took place in late 2012/early 2013. This resulted in a restoration process that has
been progressing under Town control since spring of last year. The ASCC last
reviewed the restoration efforts on this parcel at their October 28, 2013 meseting
(minutes attached). At that time, the ASCC called for additional planting and site
management to the satisfaction of a designated ASCC member and town staff. That
work has been completed and approved. The ASCC also recommended that the
Town Council permit the property owner fo proceed with town review of the plans for
development of the parcel, so that the plans and any necessary screen planting
could be considered in view of the restoration plans. The Town Council reviewed
and approved the ASCC's recommendation at their meeting on January 8, 2014
{minutes attached).

One of the conditions of that approval states that “no building permits should be
released until the ASCC completes a site review in early to mid-spring 2014 that is
supported by similar data developed for the October 28, 2013 site review. From this
review, the ASCC would provide a final recommendalion to the town council relative
to the timing for actual release of permits to aflow site development fo proceed.”
Rana Creek has provided the attached list of maintenance dates and activities and
will be visiting the site to conduct their quarterly monitoring inspection, including
taking photes of the restoration, on March 14.

The project team has indicated that the report from the March 14 inspection will be
provided to staff prior fo the March 19 site meeting. When received, this report will
be posted on the Town’s wehpage for the March 19 meeting and also distributed to
commissioners by email. In addition, John Wandke from Rana Creek will attend the
March 19 field meeting. The ASCC will then be able to discuss and consider this
information as part of their preliminary review on March 24.
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3. Blue Oaks Homeowners’ Association (HOA)} review. The Blue Oaks HOA
considered this project at their February meeting and expressed concern about the
proposed location of required parking along the driveway in the panhandle.
Concerns were also expressed about the potential impact of the project on the
privacy and views from the adjacent terrace at the east side of the neighboring Salah
property. In response, the project team has revised the plans to move the required
parking to an enlarged auto~court area, and to lower the western wing of the house
and remove the clerestory on the south elevation. The attached renderings show
these changes to the western wing from two viewpoints, the first from the Salah
terrace, and the second from the north side of the project facing towards Portola
Valley Ranch. The revised plans have been submitted to the Blue Oaks HOA and
will be considered at their next mesting.

4. Site development committee review. Comments from site development permit
commifttee members on the project are attached and summarized below. However, it
should be noted that the grading plan for the project needs to be updated to reflect
the changes made in the driveway, auto-court, and western house wing areas to
respond to comments from the Blue Oaks HOA. The site development committee
will then need to determine whether any changes will be needed based on the
revisions.

Public Works Director. The project was found acceptable with standard conditions of
approval for site development work, plus a condition that the project must comply
with all items recommended in the Kielty Arborist report dated March 4, 2014, with
written verification to be provided by Kielty.

Town Geologist. The project was found acceptable, with the conditions that structural
plans be developed incorporating the recommendations of the project geotechnical
consultant, and that the applicant's cogeotechnical consultant review and approval
all geotechnical aspects of the plans. Prior to issuance of a building permit, the
structural plans and geotechnical plan review should be submitted to the Town for
review by town staff and the Town Geologist.

tire Marshal. The Fire Marshal reviewed the plans and found the driveway layout
and the project in- general acceptable with the conditions set forth on the review
sheet.

5. Floor area, impervious surface, and height limit compliance, Build It Green
points, and outdoor water conservation. The fotal proposed site floor area is at
the floor area limit for the site of 6,210 sf, including the main house, the attached
garage, and the guest house. The proposed impervious surface is 7,345 sf, which is
well below the 12,000 sf limit for the property. As was stated previously, this parcel
is subject to, and the proposed project cemplies with, the single story height limits of
18 and 24 feet.

The attached required Build 1t Green (BIG) GreenPaint rated single family checklist
targets 219 points. For reference, the Town's Green Building Ordinance would
require 221 points for the house as well as 25 points for the guest house, although it
cannot currently be required. As you know, the Town began enforcing the 2013
CalGreen code in January, and staff will be working with the Town Council this
spring to determine if a new green building code should be developed.
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The completed cutdoor Water Use Efficiency Checklist (attached) indicates that the
project also complies with the town’s Water Conservation in Landscaping Ordinance.

6. Architectural design, exterior materials and finishes. The site is within the
“Stonecrest Zone of Habitation® of the Blue Qaks PUD. Homes in this zone are to
“hug” the ground and follow the form of the contours of the site. In addition, design
solutions should emphasize herizontal forms, and roofs should be flat or of low pitch.
As was discussed above, this design does appear consistent with those criteria for
architectural design. '

In terms of exterior materials, the PUD calls for either natural stone or horizontal
wood board siding. The materials and colors should harmonizé with the building site
and also minimize visual impacts. The "architectural exterior color board” that was
submitted proposes use of the following:

» Horizontal wood siding of quarter-sawn western red cedar

» Exterior plaster (stucco) painted with Benjamin Moore “Norwich Brown”
e Horizontal board form concrete

« Wood eave decking of vertical grain fir

e Window cladding and expose steel of “dark bronze” anodized aluminum
s A brown single-ply membrane roof material

These materials and colors appear to be approprlate for the site and consistent with
the intent set forth in the PUD.

One item that will need clarification is the surface for the driveway in the panhandle,
which Sheet L2.1 identifies as “concrete/asphalt paving.” The materials should be
specified to the satisfaction of the ASCC.

In addition, the project landscape architect has submitted a “landscape materials
board” consisting of colored photos. Some of the items pictured appear to be very
light gray approaching white, such as the concrete paving and concrete steppers.
Additional information or samples should be provided about the colors and finishes of
these items so that their consistency with the Blue Oaks PUD and town standards
can be assessed.

Finally, the landscape materials board shows a “metal and wood handrail,” but some
of the railings/guard rails shown on the elevations appear fo be more vertical in
nature. At the site meeting, the project team should clarify where railings will be
placed and what materials wilt be used.

7. Conformance with second unit and accessory structure regulations. Second
units are permitted in the Blue Oaks subdivision and allowed under the zoning
ordinance on parcels of one acre or larger with the performance standards set forth
in Section 18.12.040.B of the zoning ordinance (copy attached). This parcel is 2.09
acres, well over the one acre minimum parcel size. The parking requirement for Blue
Qaks is set in the PUD and includes provisions for second units. Additionally, the
design of the structure conforms to the design of the main house and otherwise
appears to meet the second unit zoning requirements.
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8. Landscaping. The proposed landscaping plans concentrate planting. Some
additional planting extends north of the building envelope toward the restoration
area; this planting consists primarily of dwarf coyote brush, California fescue, Pacific
manzanita, and Lindheimer's muhly grass. Rana Creek has reviewed the
landscaping plan and determined that, with incorporation of specified conditions, “the
project as designed will be compatible with the ongoing habitat restoration and tree
replacement activities” (see attached March 6, 2014 letter).

The project also proposes planting south of the building envelope between this
project and the Salah property and residence. This planting includes some trees and
shrubs to provide additional screen planting between the properties, which is
consistent with the Blue Oaks PUD. However, the Blue Oaks PUD limits new trees to
those listed in Appendix A of the PUD statement, and the three tree species
proposed (strawberry trees, Chinese pistache, and water gum) are not on the
approved tree list for the Stonecrest zone. The landscaping plan will therefore need
to be revised to replace these trees with approved frees.

9. Exterior lighting, skylights, clerestories, and interior light spill. Exterior
landscape lighting is shown on Sheets L5.0 and L5.1 and includes both path lights
and down lights. In addition, lighting on the exterior of the house is shown on Sheets

-LE2.0, LE 3.0, and LE3.0B. Pictures of the features are provided on the shests, and
it appears that the proposed fixtures would be generally consistent with town
standards. However, cuf sheets also need to be submitted with information about
the level of illumination provided by each fixture type and showing the colors and
materials for each fixture.

In terms of the level of lighting, both the Blue Oaks PUD and the Town's Design
Guidelines call for minimal lighting, with lighting to be provided for safety reasons.
The proposed lighting appears to be generally consistent with this direction, although
the level of lighting in the auto court may be somewhat high. This area includes
three lights on the garage, seven path lights, and six wall lights in the retaining wall
along the driveway entering the auto court. Also, while the amount of lighting for the
guest house appears reascnable, the ASCC should consider whether the path and
wall lights along the stairs and walkway to the guest house be placed on a separate
switch.

The Blue Oaks PUD also states that lighting outside of the Building Envelope can be
allowed “when it is demonstrated to the satisfaction of the ASCC that the lighting is
necessary for safety.” This project proposes seven light fixtures outside of the
building envelope: six path lights along the driveway and one wall light in the
retaining wall bordering the driveway. The ASCC will therefore need to determine
that these light fixtures are necessary for safety.

The project includes both skylights and clerestories. The clerestories are shown on
the elevations and in the color renderings, and the skylights are shown on Sheet
2.05, the propecsed roof plan. The skylights are over the mud/pantry/storage room,
three interior bathrooms, and the master closet. The skylights are located in rooms
which are likely to be lighted only as needed, and the skylights themselves will not be
visible from other properties. For both the skylights and the clerestories, the project
team will need to confirm that any lighting near these elements will be downlights
only.
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The clerestories are located abave the home's picture windows and are part of the
overall glazing scheme for the home. Together, the windows and clerestories would
maximize the view from the home and the amount of natural light reaching the
interior of the home. There will be interior light spill from these elements at night, as
there is from other homes in Blue Oaks as well as homes in Portola Valley Ranch.

Conclusion

The Planning Commission and ASCC should conduct the preliminary review, including the
site visit, and offer comments, reactions and directions to assist the applicant and project
design team to madify or clarify plans as may be necessary to allow for eventual final action
hy both commissions. In general, however, the plans appear to be carefully designed to
respect the Blue Oaks PUD standards, and revisions have been made specifically to
respond to neighbor and HOA input.

Enc.
Att.



SPECIAL JOINT ASCC/PLANNING COMMISSION FIELD MEETING, TOWN OF PORTOLA VALLEY,
MARCH 19, 2014 18 REDBERRY RIDGE, PORTOLA VALLEY, CA

Prior to its Regular Meeting, the Planning Commission and ASCC met for a joint site meeting at 18 Redberry
Ridge for preliminary consideration of plans for a new residential development on this vacant parcel.

Chairs Koch and Gilbert called the meeting to order at 4:30 p.m.

Present; Planning Commission: Judith Hasko and Alexandra Von Feldt; Vice Chair Nicholas Targ; Chair
Denise Gilbert

ASCC: Danna Breen, Jeff Clark, and Iris Harrell; Vice Chair David Ross; Chair Megan Koch
Town Staff. Town Planner Vlasic, Deputy Town Planner Kristiansson

Others Present”. David Douglas and Nanette LaShay, applicants
Tom Carrubba, project architect
Nikki Villabroza, project architect
Stefan Thuilt, project landscape architect
John Wandke, Rana Creek
George Salah, 19 Redberry Ridge
Jerry and Linda Elkind, 14 Hawkview
Jim and Lynn Gibbons, Redberry Ridge
Carol Grundfest, 3 Coal Mine View
Judith Murphy, Conservation Committee
* Others may have been present during the course of the site meeting but did
- not formally identify themselves for the record.

Absent: Planning Commissioner Nate McKitterick

Kristiansson presented the March 13, 2014 staff report on this preliminary review of the proposed new residence,
guest house, and associated grading and site changes. She explained that the Planning Commission is the
approving body for the Site Development Permit because of the amount of grading, while the ASCC will be
conducting the architectural review of the project. After providing a brief orientation to the site and overview of
the project, Kristiansson described how the project team had lowered the east wing of the house by 36",
removed clerestories from a portion of the house, and moved parking from the panhandle of the lot to the auto-
court. She also mentioned several key issues, including, the location of the retaining wall and height of the guard
rail at the south portion of the auto-court, light spill to both the north and south, and the visibility of retaining walls,
terraces and pathways to the north.

Tom Carrubba, project architect, presented the project to the Commissions using a model. He noted that the site
was challenging because of the small building envelope, the locations of existing nearby homes and trees, and
the requirements for fire truck access. He also explained the design concepts for the house, including bringing
the outside in, taking advantage of the views to the west and east, as well as the north, and having a strong east-
west axis for the home. Mr. Carrubba said that the design team has talked with the neighbors and made the
changes explained earlier to the project in response to comments from neighbors and the Homeowners'
Association. The project team is continuing to refine the design and has been working to minimize the height of
the retaining walls on the north side of the house, and also to adjust the retaining wall and guard rail south of the
auto-court to minimize the size and visibility of these elements.

In response to questions from Commissioners and the public, the design team and staff provided the following
information:

» Aguard rail is not required aleng the driveway, but there will be an 18" curb.

« There will not be a vegetable garden, and the intent is to keep fences and guard rails as open as
possible.
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« The proposed rainwater cisterns would be located under the northwest terrace, although the cisterns are
still conceptual. -

¢ There would be no lighting in the water element in the terraces north of the house.

¢ The guard rail over the guest house could be vertical elements about four inches apart, but the design is
preliminary and could be adjusted.

» The PUD does allow retaining walls in the setback when they are associated with the driveway or parking
areas, but no vertical faces can be greater than six feet. The project team is reviewing and modifying the
plans as necessary to comply with this requirement.

John Wandke of Rana Creek presented information about the plant restoration for the property and the
maenitoring report that he had prepared on Friday. He stated that the oaks are all surviving; some were defoliated
by oakworm, but they are doing all right. The three replacement madrones are also coming along well, Wire
cages were put around re-sprouting stumps, and the toyon and mountain mahogany in particular are doing well.
Weeds have started to pop up on the site, and for the next few months, the maintenance efforts will focus on
weed control. Linda Elkind asked about defensible space requirements, and Town Planner Viasic advised that
staff has worked with the Fire Marshal on these for Blue Oaks, and very little would need to be done at this site.
He said that no trees would need to be removed for fire management.

Commissioners walked the site with the project team and members of the public, starting with the proposed auto-
court location. The manzanitas located near the auto-court were discussed, as well as the visibility of the guard
rail from the neighboring property. Commissicners asked the project team to consider adjusting the configuration
of the auto-court to preserve more of the manzanitas and reduce visibility of the guard rail.

Both Commissions also visited Mr. Salah’s property to view the story poles from his east terrace. Mr. Salah said
that his biggest concern was losing views on the eastern end of his property, and impacts of light spill at night.
Mr. Douglas offered that he would have a lighting consultant come fo the ASCC meeting to discuss light spillage.

ASCC members then offered the following comments relative to grading for the Planning Commission's
consideration:

» The changes that had been made to the project, particularly the lowering of the east wing of the house,
were very positive and appreciated.

» The driveway configuration, and particularly the swale crossing, is an area of concern that needs to be
looked at carefully.

s Lowering the retaining walls in the auto-court and minimizing railings would be desirable.

Judith Murphy, on behalf of the Conservation Committee, said that she was impressed by the way the project
proposed to save and move plants. She asked about the Douglas iris and the sage that are growing on the site
now, and the project team stated that they would move those plants if feasible.

Planning Commissioner Targ said that although it is more of an issue for the ASCC than the Planning
Commission, the Town needs to be vigilant about the trees and the way their removal affects the feel of the
property and view corridors. :

ASCC members then went on to conclude the meeting at the home of Linda and Jerry Elkind at 14 Hawkview
Street, where they considered views of the proposed development from the Elkinds' Portola Valley Ranch
property. The Elkinds expressed concern about the overall amount of lighting from the end of Redberry Ridge,
with Tights coming not just from this project but others that have been built and are being planned, and they asked
about the deciduous and evergreen trees on the site. The project team pointed out the locations of the evergreen
trees both from the site and in relation to the rendering showing the proposed home from this angle.

Members thanked the applicants and neighbors for participation in the site meeting. Thereafter, project
consideration was continued to the regular evening Planning Commission meeting. The special site meeting
concluded at 6:20 p.m.
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PLANNING COMMISSION REGULAR MEETING, TOWN OF PORTOLA VALLEY, MARCH 19, 2014,
SCHOOLHOUSE, TOWN CENTER, 765 PORTOLA ROAD, PORTOLA VALLEY, CA 94028

Chair Gilbert called the Planning Commission regular meeting to order at 7:30 p.m. Ms. Kristiansson called the
roll.

Present: Commissioners Judith Hasko, Nate McKitterick and Alexandra Von Feldt; Vice Chair Nicholas
Targ; Chair Denise Gilbert

Absent: None

Staff Present:  Tom Vlasic, Town Planner
Karen Kristiansson, Deputy Town Planner
Jeff Aalfs, Vice Mayor and Council Liaison

ORAL COMMUNICATIONS

None.

REGULAR AGENDA

(1 PRELIMINARY CONSIDERATION of Site Development Permit X9H-672 and Architectural Review for New
House and Guest House for 18 Redberry Ridge, Blue Oaks Lot #15, David L. Douglass/Nannette LaShay
Residence

Ms. Kristiansson presented the staff report for the proposed house with attached garage and detached guest
house. She said that at the field meetmg, the project team discussed the two main design changes, and the
related grading modifications, made in response to homeowners’ association (HOA)} and neighbor comments:

* Originally proposed along the panhandle into the property, the parking has been moved to be next to the
auto court

* The bedroom wing on the east end of the house has been lowered 3.5 feet and some windows along the
south elevation have been removed

~ The grading plan has yet to be updated, she said.

She also provided a summary of the site meeting (see minutes for that meeting) and noted that after tonight's
meeting and the ASCC meeting on March 24 and April 14, 2014, the public hearlng on the SDP is tentatively
scheduled for the regular Planning Commission meeting on IVIay 7, 2014,

Vice Chair Targ asked that his concerns with light spili, particularly in the context of the illegally cleared
vegetation and trees, go on the record.

In response to Commissioner Von Feldt's question about whether the volume of grading is similar to the volumes
for other Blue Oaks parcels, Mr. Vlasic said that it is consistent. The Blue Oaks subdivision is clustered in
concept, with a good portion of the area attributable to each parcel taken up in common open space. While the
lots aren’t small in comparison to Portola Valley Ranch lots, for instance, the density and the design recognize a
need for significant grading. Particularly in the Blue Oaks “Stonecrest area,” he said the ability to hunker in a
structure and give it a horizontal character — which the Blue Oaks design guidelines require — takes a
considerable amount of grading. For this particular area, he said the amount of grading necessary isn't at all
unusual. He said other examples include the Louis Borders and Joy Elliott properties as well as George Salah's,
plus one that was approved but never moved ahead.
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When Commissioner Von Feldt asked about the trees shown on the planting plan, Ms. Kristiansson said the
Planned Unit Development (PUD) statement requires any new trees to he chosen from among those listed, and
the planting plans will need to be revised to be consistent with this,

In response to discussion about the driveway, Mr. Viasic noted that some aspects of the design are driven by
both vertical and horizontal curvature, and Fire District needs for turnaround space.

Before opening the meeting to public comments, Chair Gilbert advised the audience that any design comments
should be addressed directly to the ASCC either by email or in person at the Monday, March 24™ ASCC meeting,
since comments made at tonight's meeting would only be recorded in the minutes and would nof get to the ASCC
until well after its March 24™ meeting.

Jerry Elkind, Hawkview Street, said that he and his wife, Linda, live right across the gully from the project site. He
said it's a very attractive design, but with two issues — light spill and protection for the plantings that have been
installed as part of the remediation of the site. As for the light spill, the Elkinds are concerned about the
cumulative impact of light from the cluster of homes at the end of Redberry, including how- much light will be
coming through the windows at night. He asked what guidelines the Planning Commission has provided the
ASCC to deal with light spill from interior lighting. Unauthorized clearing of trees and the understory removed
plants that are critical to screening the view from their property, Mr, Elkind continued, and for softening the hard
edge of the house. Although they're doing a good job of restering vegetation, he asked about conditions being
placed that would prevent construction and material storage from trampling restoration plantings as well as
surviving trees. He noted that in addition to excavation for grading, drainage also is planned.

In response to Chair Gilbert, Ms. Kristiansson advised that two bonds are already in place to protect the
restoration planting efforts. In addition to ongoing monitoring of the restoration, the conditions of approval for the
project would require obtaining and implementing an arborist's recommendations to protect vegetation, old and
new, that's on the site.

Mr. Viasic clarified that the design guidelines address exterior lighting and reflection on glass surfaces (also in the
PUD), but the only interior light spill control the Town has exercised is by judgment of the ASCC when it becomes
an issue,

Vice Chair Targ asked whether the project's CEQA documents included any mitigations relating to the issues of
light and glare. Mr. Vlasic said that the project Environmental Impact Report (EIR) included an analysis that
recognized the potential for points of light along the Stonecrest ridge. The light spill at night was not viewed as a
significant potential impact, largely due to the single-story limitation and the horizontal element. Vegetation was
considered important as well. Also important, Mr. Vlasic said, is that the visual backdrop, Coalmine Ridge,
remains undeveloped and unlit.

When Vice Chair Targ asked whether the conclusions of the EIR should be revisited because of all the
unauthortized clearing, Mr. Vlasic said the key issue is that the PUD recognizes that houses on and around this
site would be tucked into the trees in a way that minimized the visual presentation toward Portola Valley Ranch,
Implementation of the restoration plan and additional plantings the ASCC may require closer to the house would
be consistent with the PUD and its EIR, Mr. Vlasic stated.

John Shelton, Sandstone Street, said he's been a Portola Valley resident for 35 years, used to run each week
through the Blue Oaks Subdivision, and now lives across the valley from the project site. He said the owners
graciously showed him their lot, and specifically emphasized that they didn't ask him tc speak on their behalf. He
said they've done a remarkably good job to make this the least impactful it can be, and it's much less visible than
everything else in his line of sight. He said he's been a developer for 35 years, and he's impressed. "Everything
I've seen as a qualified expert? Awesome,” he said, "and | wholly support the project.” '

Commissioner McKitterick addressed several issues:

¢ Driveway: He said the Planning Commission always pays attention to massing and vertical structures, so
he’s interested to see what the ultimate driveway design will be, how it will minimize the vertical massing

Planning Commission Meeting Minutes — 3/19/14 Page 4



and how it will be rationalized, because it will be visible, he said. The ideas of building a bridge or
building up the land to make the retaining wall lower might be feasible solutions, he said, but regardless,
the driveway will be an important feature.

* Architectural feature wall: He asked about the architectural feature wall at the northwest side of the
project. Project architect Tom Carrubba explained that the feature identifies the entry, and its primary
purpose is to create some privacy between his clients’ terrace and the Borders home.

e Windows; Commissioner McKitterick noted that several houses in Town have installed clerestories, and
they've probably produced more light spill than people expected, but they are allowed. He said that the
ASCC will look at this issue.

Commissioner McKitterick said the design and the earth movement necessary to help make the home compatible
with the hilltop location seem reasonable for the site, and that it looks like the restoration plantings are being
attended to.

Commissioher Von Fedlt said she appreciates the architectural design, the fact that it fits well into the site, that
the applicants have lowered part of the home in response to neighbor and HCA concerns, and how well the guest
house is hunkered in. She said the restoration of the vegetation seems to be coming along, and the grading
requested seems consistent with the PUD.

Commissicner Von Feldt said she'd like to see analysis of the driveway, including the issue of blocking the swale.
She said she'd like to see it more open. She said there are some large, old manzanita trees at the critical point of
the driveway turn, and it would be impartant {o keep them not only as a vegetative shield but for habitat purposes.
She said that the manzanita grouping, located between the Douglass/LaShay property and the Salah property, is
equally important as a part of the vegetation of the overall site, as weli as providing great, natural screening.

Referring to the plant palette, Commissioner Von Feldt said that while she appreciates the idea of the site
appearing natural, she found the plants on the list include non-natives and a lot of grasses. She said it's so rare
to find such a pristine site, she gets very anxious about introducing non-native grasses that have a tendency to
seed wildlands. She said that even plants that are theoretically non-invasive actually become invasive. In
response, Stefan Thuilot, project landscape architect, said that when you consider the quantities, most of the
plants are natives, especially around the perimeter. Some of the non-natives are located closer to the house, he
said, adding that they're very sensitive about working with native plants,

Commissioner Von Feldt noted that the landscaping plans call for using a pre-emergent herbicide, and she wants
to make sure that part is eliminated.

Vice Chair Targ said he's impressed by the sensitivity to the neighbor's concems by reducing the height of the
house and digging it in, as well as the use of permeable surfaces for parking and driving areas. He said he
shares the concerns about the swale, adding that the project team needs to find a solution that doesn't create
problems with erosion or water backup.

Vice Chair Targ said he's addressed the issue of habitat modification a couple of times, which he said troubles
him because he sees a project taking advantage of the spectacular view resulting of the unauthorized clearing.
He also asked about the basement and how it was accounted for in terms of floor area and grading. Ms.
Kristansson and Mr. Viasic explained that the basement would not count as floor area under the town’s zoning
ordinance, and the grading for the basement would be considered in terms of the overall amount of off-haul but
not under the provisions of the site development ordinance. Mr. Vlasic noted, too, that several Blue Oaks homes
have full basements, and before they were approved, the Planning Commission’s desire to ratchet up the
limitations on basement resulted in a lot of pushback from the community.

Commissioner Hasko said the overall plan has been very thoughtful and responsive to concerns of the HOA and
neighbors. In the same vein, she said she expects the project team to explore ways to minimize the problem of
light spill from the interior as well, and looks forward to how the plan evolves in terms of the driveway and the
grading. She also would like the project team to determine the feasibility of a bridge over the swale, because it
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could be a helpful alternative. Finally, she asked the project team to make reasonable accommodations to
preserve the remaining manzanita trees.

Chair Gilbert said she likes the fact that the project is cut into the site, and that the applicant has done what's
necessary to minimize the impact on the neighbor, She said she's intrigued by the idea of a bridge that would
allow the swale to remain open, but isn't sure about the impact of a bridge on the aesthetics. She said she'd
encourage the ASCC to require increased plantings to help address the issue of light spill, and would also
encourage the use of some smaller, native shrubs to soften some of the elements between the guest house and
the main house where there's a series of terraces and walls, particularly during the winter months.

Ms. Kristiansson said she would pass the Commission’'s comments along to the ASCC.

Mr. Douglass, property owner, said the way Redberry Ridge is banked, the water goes off to the side and when
he’s been out there during the rain, the water comes from the Borders site and their site from below where the
driveway will be. He said he's not advocating any particular solution, but wanted to make sure it's understoed that
water doesn't stream down where the driveway is planned.

Mr. Douglass also emphasized that he and his wife didn't orchestrate the unauthorized clearing, and in fact
weren't here when it happened. He noted that a moth disease in the area had left a swath of evergreens between
Blue Oaks and Portola Valley Ranch with no foliage. He also stressed that none of the cleared trees affected the
view or grew above the sightline where the home will be situated, he said. Nor would those trees have provided
screening between the Elkinds' property and their guest house, bathroom and bedroom, he said.

COMMISSION, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS [8: 20 p.m.]

- mmissioner IVIcKitterick asked about the purchase of 800 Portola Road Vice IVlayor Aalfs said Wi Wil School

Council, as well as the tran jon underway in the Plannlng Depdrtment, provided an opporfunity to have
At what we'll need to keep them vibrant and vital
as we move forward to maintain the values of the commu '|ty in light of changing demographics. During the
retreat, participants also would cover key events from.#ie planning perspective since the Town's incorporation.
Input from Town committees and the communityyat”
would be a noticed public meeting. He said the

some Councnmembers stggested that changes in the makeup of the Plaf’ Commiosion the ASCC and the

er Von Feldt moved to approve the minutes of the March 5, 2014 Planmng Commissi eeting, as
. Seconded by Commissioner Hasko, the motion carried 5-0.

JOURNMENT [8:31 p.m.]

Denise Gilbert, Chair Karen Kristiansson, Deputy Town Planner
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MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: ASCC

FROM: Karen Kristiansson, Deputy Town Planner
' Carol Borck, Assistant Planner

DATE: March 21, 2014

RE: Agenda for March 24, 2014 ASCC Meeting

The following comments provide an overview of the items on the March 24" agenda.

4da.

PRELIMINARY ARCHITECTURAL REVIEW FOR NEW RESIDENCE, DETACHED GUEST HOUSE,
AND SITE DEVELOPMENT PERMIT X2H-672, 18 REDBERRY RIDGE, DOUGLASS

The ASCC will continue its preliminary review of this project in follow-up to the March
19" joint field meeting with the Planning Commission at the site. The March 13, 2014
staff report prepared by Deputy Town Planner Kristiansson for that field meeting
provides the key background information for the March 24 ASCC mesting and was
distributed to Commissioners prior to last Wednesday’'s meeting and is still available on
the Town’s website, Three additional items are attached. One is the March 14, 2014
Update on Habitat Restoration — First Quarter letter report from Rana Creek. The other
two items are email comment letters from residents at 19 Redberry Ridge and 12
Hawkview Drive.

Key points from the March 19 joint ASCC/Planning Commission field meeting and the
Planning Commission’s preliminary review at their evening meeting on the same date
are:

* Commissioners commented positively about the general approach and design of
the project.

« Commissioners also appreciated the efforts that had been made in response to
comments from the Blue Oaks Homeowners’ Association (HOA) and neighbors,
particularly to lower the eastern wing of the house by 3'6”.

* Rana Creek provided a summary of the results of their quarterly monitoring.
This monitoring found that the restoration efforts are on track.

e Concern was expressed about the driveway design, particularly where it crosses
the swale, and the project team identified possible options to address these
concerns.
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e Commissioners also asked whether the design of the auto-court and garage
areas could be adjusted to preserve more manzanitas, and to lower the
retaining wall heights and minimize visibility of any associated guard rails. The
design team stated that their intention was to minimize the need for guard
railing, and to consider options to both lower the walls and preserve the
manzanitas in place.

¢ Light spill was mentioned as an issue as well, both for the neighbor to the south
and for residents of Portola Valley Ranch to the north.

* Additional information was requested about the heights, materials and colors for
the landscape feature retaining walls and terraces north of house, particularly as
they might be seen from off-site.

« The architectural entry wall feature was also discussed, and more background
requested about the need for and visibility of the wall feature.

As noted above, this will be a continuation of the ASCC's preliminary review of this
project. Project review should then be continued to the regular April 14" ASCC

- meeting, at which time action may be considered for the project.

4b.\ARCHITECTURAL REVIEW FOR DRIVEWAY ENTRY GATE AND FENCING, 170 RaMOS0 ROAD,

4c.

4d.

STER %

The enclosed March 24, 2014 staff report prepared by Assistant Planng;r’gorck provides
the background and evaluation of this request for approval of plans fet a driveway entry
gate and Y¥gncing located within an access easement on 170 ,Ramoso Road. The
access easement serves the neighboring property, 188 moso Road, and the
applicant owns™Qoth properties. The proposal appears to e generally in compliance
with Town guideljnes, and the report offers condi:gj@ﬁs of approval for ASCC
consideration and action on the application. /

ARCHITECTURAL REVIEW

RESIDENTIAL ADDITIC}NS‘; AND REMODELING, 157 WESTRIDGE
DRIVE, BUCKHOLTZ '

7

The enclosed March 20, 2‘(\)‘I
Kristiansson describes and evalua

staff tg;%ﬂ prepared by Deputy Town Planner
. th)i/s"application for replacement of the garage and
guest suite, and addition of a living tgom and dining room, to the rear of the existing
house on this approximately 2.6 acre parcel at 157 Westridge Drive. The project has
been approved by the Westridge-Architectyral Supervising Committee, meets all Town
zoning requirements and is /geﬁerally consfs{gent with the Town’s Design Guidelines,
although the ASCC will need to consider Wh‘eher some adjustments to the exterior
lighting or lighting related o the clerestory elemeqts may be appropriate. The report

offers recommended gﬁﬁditions of approval for ASGG consideration and action on the
application. e

/

o

- .
ARCHITECTURAL REVIEW OF RESIDENTIAL ADDITIONS AND R
MADERA ROAD, BERGSTROM

The e &Jsed March 24, 2014 staff report prepared by Assistant P%hqer Borck provides
the badckground and evaluation of this request for approval of ptans for a 374 sf addition
to the existing residence on the subject .583-acre Brookside Park property. The project

MODELING, 111 CORTE




Architectural and Site Control Commission March 24, 2014
Regular Evening Meeting, 765 Portola Road, Portola Valley, California

Chair Koch called the regular meeting to order at 7:30 p.m. in the Town Center historic School
House meeting room.

Roll Call:
ASCC: Breen, Clark, Harrell, Koch, Ross
Absent; None
Planning Commission Liaison: Gilbert
Town Council Liaison: Hughes
Town Staff: Town Planner Viasic, Deputy Town Flanner Kristiansson, Assistant Planner
Borck

Oral Communications

Oral communications were requested, but none were offsred.

Preliminary Architectural Review for New Residence with Detached Guest House, and
Related Site Improvements, and Site Development Permit X9H-672, 18 Redberry Ridge,
Douglass

Kristiansson presented the March 13, 2014 staff report for this proposal for a new house with
attached garage, partial basement and detached guest house, as well as associated grading
and site work. She summarized comments from the March 19, 2014 joint field meeting with the
Ptanning Commission, together with comments from the March 19, 2014 regular Planning
Commission meeting. In particular, she listed five issues which had been identified:

1. Concern about the driveway design, paricularly where it crosses the swale;

2. Request for the project team te consider changes to the retaining walls around the auto-
court in order to minimize impacts on the manzanitas in the area;

3. Additional information was needed about the terraces and retaining walls on the north
side of the home;

Questions about the purpose and design of the architectural feature wall; and

5. Concern about light spill, both to the north and the south, and questions as to how this
could be mitigated by vegetation and other measures.

Kristiansson also reiterated that the Commissions appreciated efforts of the project team to
address HOA and neighbor comments, particutarly by lowering the eastern wing of the house.

ASCC members considered the staff report and the following project plans, dated 1/16/14 and
prepared by Square Three Design Studios unless otherwise noted:

Sheet A1.01, Project Data; Proposed Site Plan, dated 3/6/14

Sheet A1.02, Proposed Partial Site Plan, dated 3/6/14

Sheet A1.03, Proposed Partial Site Plan, dated 3/6/14

Sheet C-1, Topographic Survey Plan

Sheet C-2, Preliminary Grading, Drainage and Utility Plan

Sheet C-3, Preliminary Grading and Drainage with Erosion Control Measures
Sheet A2.01, Proposed Partial Main Level Floor Plan — Area A



Sheet A2.02, Proposed Partial Main Level Floor Plan — Area B
Sheet A2.03, Proposed Basement Plan

Sheet A2.04, Proposed Guest Cottage Floor Plan and Roof Plan
Sheet A2.05, Proposed Roof Plan

Sheet A3.01, Proposed Exterior Elevations

Sheet A3.02, Proposed Exterior Elevations

Sheet A3.02A, Proposed Exterior Elevations, Original vs, Revised, dated 3/6/14
Sheet A5.01, Proposed Building Sections

Sheet A5.02, Proposed Building Sections

Sheet A5.03, Proposed Building Sections

Sheet |LEQ.O, Lighting Design Title Sheet

Sheet LE2.0, Basement and Guest Cottage Lighting Plan
Sheet LE3.0A, Main Floor Lighting Plan ~ Area A

Sheet LE3.0B, Main Floor Lighting Plan — Area B

Sheet L1.0, Landscape Overall Site, dated 3/6/14

Sheet L1.1, Existing Vegetation '

Sheet L2.0, Layout Plan, dated 3/6/14

Sheet L2.1, Layout Plan Driveway, dated 3/6/14

Sheet L2.2, Layout Plan Notes, dated 3/6/14

Sheet L3.0, Irrigation Diagram, dated 3/6/14

Sheet L3.1, Irrigation Diagram Driveway, dated 3/6/14

Sheet L4.0, Planting Plan, dated 3/6/14

Sheet L4.1, Planting Plan Driveway, dated 3/6/14

Sheet L5.0, Landscape Lighting Plan

Sheet L5.1, Lighting Plan Driveway -

Sheet L8.0, Driveway Elevations

The following materials submitted In support of the plans and application were also considered:
GreenPoint rated checklist (attached)

Outdoor water use efficiency checklist, Thuilot Associates, dated 1/15/14 (attached)
Geotechnical investigation by Romig Engineers, dated January 2013

Landscape materials board, Thuilot Associates, received January 17, 2014 (attached)
Architectural exterior color board, dated 1/16/14 (not attached; will be available at the
meeting) _

Transmittal memo from Tom Carrubba, dated 3/10/14 (attached)

Plan review letter from Rana Creek, dated 3/6/14 (attached)

Letter report from Kielty Arborist Services, dated 3/4/14 (attached)

Four color renderings, showing the original proposed bedroom wing and the revised
bedroom wing, from the Salah terrace and from the rear side that faces Portola Valley
Ranch. (attached)

Comments from the following members of the site development committee were also
considered:

+« Town Geologist (Cotton Shires), 1/31/14

+ Fire Marshal (Denise Enea), 1/29/14

¢ Public Works Director (Howard Young), 3/11/14

Tom Carrubba, Square Three Designs, was present to answer questions., He offered that
Epifanio Juarez, the lighting designer for the project, was also present and could provide



information about lighting and light spill. In addition, Stefan Thuilot, landscape architect, was
prepared to discuss the vegetation and screening on the north side of the home in particular.

Mr. Thuilot said that, in response to comments offered at the March 19 meetings, the project
team was able to determine that the plans can be adjusted to move the fire truck turn around
closer to the house and away from the Lot 14 property line, add about 2.5 feet of planting area,
and move the guard rail associated with the. south side retaining walls a couple of feet further
away from the southern property line. In addition, the team looked at the driveway swale
crossing and had a civil engineer consider the options, including a bridge. Mr. Carrubba added
that the concern with a bridge approach was that the bridge profile and shadow that would be
cast would make the bridge more noticeable from off-site, whereas by utilizing a retaining wall
with culvert and grading with fill and some planting against the north side of the wall, the
crossing could really disappear. The engineer calculated that a 12" culvert would be sufficient
to handle water and even somewhat oversized to reduce clogs.,

In response to questions from commissioners, the project team and staff offered the following
information and clarifications:

+ The design for the guard rail over the guest house has not been finalized, but the intent
is to have a railing that is a safety device while also being as transparent as possible.

« The pavers in the auto-court are permeable pavers, and the project team will bring a
sample to the next meeting.

* The Blue Oaks PUD identifies the major view corridors for each home in the
development. For 18 Redberry Ridge, this corridor is to the north, while to 19 Redberry
Ridge, the corridor is to the east.

s A dark color was chosen for the proposed house roof to fit with the darker bronze
elements of the house and to help the roof recede if it were visible from off-site.
However, the project team was open to other colors if this was a concern.

¢ The lighting along the driveway should be on the downhill side, not the uphill side as
currently shown on the plans.

The project team also presented renderings of the proposed home and guest house from the
north that showed existing deciduous and evergreen vegetation as it would appear with
approximately five more years of growth. These renderings also showed the proposed terraces -
and retaining walls on the north side of the house.

The project lighting d'esigner, Epifanio Juarez, then presented information about the project. He
stated that all exterior lighting proposed for the project is dark sky compliant and that the interior
lighting has been designed to try to mitigate Ilght spill out. Some specific features he mentioned
included:

¢ Interior downlights, pointed at specific objects and not toward glazed areas;

« Lighting controls that can be used to set the maximum intensity at 85% for fixtures and
also allows lights to be put on timers;

s Lighting that will dim after dusk;

* Occupancy/vacancy sensors for most rooms, with overrides provided for special events
such as parties;

* Motorized shades on the exterior of the home that can be set to open or close at
particular times;

» Low-E glass that can cut the transmission of light.



Taken together, he said that no more than 20% of the interior lighting would spill out of the
house, and it could well be less.

Public comments were requested. Linda Elkind, 14 Hawkview, said that she appreciates the
project team’'s responsivenass to the issues she raised. However, she expressed concern that
the renderings showed the trees as they would appear with about five more years of growth and
asked what could be done to provide more screening in the meantime. In particular, she asked
about evergreen trees located closer to the house. Mr. Thuilot responded that one evergreen
tree was planned and explained that planting more in this area would be artificial. He said that
the project is trying to maintain a balance between the existing oaks and new plantings.

Linda Elkind continued with her comments. She said that she trusts the ASCC to balance the
needs of the property owners with those who can see the property, and thanked the property
owners for their oversight of the replanting effort. She said that she continues to be concerned
about the central section of the trees, which is deciduous and won't screen the house in fall and
winter. In addition, she is concerned about the coler of the cement elements and wants them to
blend and not gleam in the sun. She also asked that the ASCC consider the cumulative effect
of all lights on Redberry Ridge, and said she would like more information about how the fire
management and defensible space requirements would affect the property.

For the record, Ms. Elkind left written copies of her comments dated 3/24/14 with staff and
ASCC members.

John Shelton, Portola Valley Ranch resident, said that he could see the project from his
property and had not been asked to speak. In his view, the Town had decided years ago where
to develop and set up very detailed rules for that development in the Blue Qaks approval
documents. No one in the Ranch is required to meet these rules, and the applicant has done a
lot with this project and it is getting to be quite costly. He said that he whole-heartedly approves
of what they are doing, and that they have set the house so low that he can hardly see it from
his balcony.,

ASCC members discussed the project. Commissioners agreed that the project was well-
situated on the site, that the materials worked well, and that lowering the eastern wing was
appreciated. In addition, Commissioners offered the following comments: :

¢ The architectural feature wall continues to make some uneasy.

» The safety railing over the guest house should be minimal, or possibly some planting
should-be added in front of the railing, to make it less intrusive visually

» The guard rail over the corten wall of the auto court should also be designed to be less
intrusive visually

» Additional adjustments to the aufo-court and driveway to pull the project further away
from the scuthern boundary and preserve the manzanitas would be important,

* A revised landscape plan would be desirable.

* Lights to the guesthouse should be on a separate switch, and more information should
be provided about lights on the terraces to the north of the house, including any lights
relative to the water feature.

« Samples of the pavers should be brought to the next meeting so that the ASCC can
consider the potential reflectivity of the pavers.



* Low plantings in front of the guest house would help it to blend in with the site.

were acceptable and consistent with | and guidelines. Additionally,
commissioners agreed that the propog W) light should be eliminated, and
they suggested that the applicant miji{gate the existing double ncing, but did not view that as

Arcfitectural Review for Additions and Remodeling, 157 Westridge Drive, Buckholtz
fStiansson presented the March 20, 2014 staff report for this project to replace an existing
garage and guest suite while 'also adding a new living room and dining rocom to the house. She



MEMORANDUM
TOWN OF PORTOLA VALLEY

- TO: Planning Commission
FROM: = Karen Kristiansson, Deputy Town Planner
DATE: April 10, 2014
RE: Continued Architectural Review for New House and Guest House and Site

Development Permit X9H-672, for 18 Redberry Ridge, Blue Oaks Lot #15,
Douglass/LaShay Residence

On March 19, 2014, the ASCC held a joint afternoon site meeting with the Planning
Commission, and on March 24, 2014, the ASCC finished conducting its preliminary review of
this application for a new house W|th attached garage and detached second unit on this
vacant 2.09 acre Blue Oaks parcel. The staff reports for both of those meetings are
attached, along with the minutes and draft minutes for the meetings.

. Overall, preliminary review comments were positive relative to the proposed design-and
modifications that had been made to address neighbor concerns. Both the ASCC and
Planning Commission appreciated the lowering of the east wing of the home by 3' 8”. The
ASCC and Planning Commission did suggest revisions to or request additional information
about the following items in particular: .

e Adjustments to the retaining wall on the south side of the auto-court in order to
reduce impacts on the adjacent property to the south and also to preserve addltlonal
manzanitas; :

» Consideration of the best approach for the driveway crossing of the swale, with plans
and details provided so that the Commissions can assess the design and potential
off-site visual impacts;

» Design, materials and landscaping for the retaining walls and terraces on the north
side of the house, particularly in relation to visibility from off-site; and

e How well the restoration plantings and additional project plantings mitigate for any
screening lost due to the unauthorized clearing.

The applicants and project design team considered all input and have provided a revised set
of plans as listed below.

Square Three Desiqn Studios, revised 4/1/14 unless otherwise noted:
Sheet A1.01, Project Data; Proposed Site Plan
Sheet A1.02, Proposed Partial Site Plan
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Sheet A1.03, Proposed Partial Site/Main Level Floor Plan

Sheet C-1, Topographic Survey Plan, McLeod and Assoc., dated 1:’13/14

Sheet C-2, Preliminary Grading, Drainage and Utility Plan Mcleod and Assoc,,
revised 3/28/14

Sheet C-3, Preliminary Grading and Drainage with Erosion Control Measures,
McLeod and Assoc., revised 3/28/14

Sheet A2.01, Proposed F’artlal Main Level Floor Plan — Area A

Sheet A2.02, Proposed Partial Main Level Floor Plan — Area B

Sheet A2.03, Proposed Basement Plan

Sheet A2.04, Proposed Guest Cottage Floor Plan and Roof Plan, dated 1/1 6/14

Sheet A2.05, Proposed Roof Plan

Sheet A3.01, Proposed Exterior Elevations

Sheet A3.02, Proposed Exterior Elevations

Sheet A5.01, Proposed Building Sections

Sheet A5.02, Proposed Building Sections

Sheet A5.03, Proposed Building Sections _ '

Sheet LEO.0, Lighting Design Title Sheet, Juarez Design, dated 1/16/14

Sheet LE2.0, Basement and Guest Cottage Lighting Plan, Juarez Design, dated
1/16/14

Sheet LE3.0A, Main Floor Lighting Plan — Area A, Juarez Design, dated 1/16/14 -

Sheet LE3.0B, Main Floor Lighting Plan — Area B, Juarez Design, dated 1/16/14

Sheet L1.0, Landscape Overall Site, Thuilot Associates, dated 4/1/14

Sheet L1.1, Existing Vegetation, Thuilot Associates, dated 4/1/14

"Sheet L2.0, Layout Plan, Thuilot Associates, dated 4/1/14

Sheet L2.1, Layout Plan Driveway, Thuilot Associates, dated 4/1/14

Sheet L2.2, Layout Plan Notes, Thuilot Associates, dated 4/1/14

Sheet L3.0, irrigation Diagram, Thuilot Associates, dated 4/1/14

Sheet L3.1, Irrigation Diagram Driveway, Thuilot Associates, dated 4/1/14

Sheet L4.0, Planting Plan, Thuilot Associates, dated 4/1/14

Sheet L4.1, Planting Plan Driveway, Thuilot Associates, dated 4/1/14

Sheet L4.2, Planting Zone, Thuilot Associates, dated 4/1/14

Sheet L4.3, Planting Zones Driveway, Thuilot Associates, dated 4/1/14

Sheet L5.0, Landscape Lighting Plan, Thuilot Associates, dated 4/1/14

Sheet L5.1, Lighting Plan Driveway, Thuilot Associates, dated 4/1/14

Sheet L6.0, Landscape Detall, Thuilot Associates, dated 4/1/14

Two additional plan sheets were submitted separétely; these were prepafed by Thuilot
Associates and are dated 4/8/14; ,

-— — — -SheetZ4Tree-Diagram—
Sheet 1.6.1, Motorcourt Section/Elevation

In addition to the supplemental application materials listed in the March 13, 2014 staff report
which all still pertain to this project, the following new itens have been submitted:
* Transmittal memo from Tom Carrubba summarizing the revisions made to the plahs,
dated 4/2/14
+ letter from Thuilot Associates responding to comments from the 3/24/14 ASCC
“meeting, dated 3/31/14
» Color rendering of the entry/privacy wall feature, from Square Three Design Studios,
dated 4/1/14
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Storm drain pipe sizing calculations for the driveway swale crossing, from MacLeod
and Associates, dated 3/24/14

Letter from Epifanio Juarez, Juarez Design, dated 4/1/14, summarizing lighting
information provided at the March 24, 2014 ASCC meeting

Color rendering of the guard rail at the cottage, from Thuilot Associates, dated 4/1/14
Color photos of proposed plantings, from Thuilot Associates, dated 4/1/14

Letter from Thuilot Associates, received April 9, 2014, concerning the retaining wall
location at the auto-court.

The following comments are offered to assist the ASCC in completing action on the
architectural review request. The ASCC should also forward any comments to the Planning
Commission relative to the grading plans as the Planning Commission is scheduled to
consider the site development permit application at a public hearing scheduled to take place
at its May 7, 2014 meeting.

1.

Driveway swale crossing. The revised -plans now show a 12" culvert for the
driveway crossing of the swale, with backfill against the retaining wall to reduce the
visual impact, as shown on Sheet C-2 and in Section B on Sheet C-3. As was
reported at the March 24™ ASCC meeting, a civil engineer reviewed the drainage
conditions at the swale and recommended a 12" culvert pipe (attached). These
calculations would be reviewed by the town’s engineering consultant as part of the
normal building permit process.

The plans indicate that the driveway over the swale would have an approximately six
foot tall retaining wall on the north side. Dirt would be backfilled against the retaining
wall to a slope of 3:1 in order to reduce the visibility of the exposed wall from off-site.
At the meeting on April 14, the project team should provide information concerning
the height of the retaining wall that will likely be visible above the fill, as the section
that was provided on Sheet C-3 in the plans is not to scale.

As shown on Sheet L4.1, some wild lilac and mountain mahogany would be planted
on the fill below the wall to soften views to the exposed portion of the retaining wall.
The retaining wall would be board-formed concrete with integral color, to be a
brownish-gray that would be slightly darker than the house color. Assuming that the
backfill would cover at least half of the retaining wall, most of the wall would likely not
be visible because of the backfill and ptantings, and the darker color should help the
remainder of the wall to blend with the site.

!\J

Auto-court—south—retaining—wall-and—nearby—manzanitas,—and—architectural
feature wall. At the March 19" field meeting, Commissioners expressed concern.
about the south retaining wall of the auto-court for two reasons. First was the
proximity to the south property line and the potential visibility of the required guard
rail above the retaining wall, particularly from the Salah residence. The second
reason was that the south and east retaining walls for the auto-court would impact a
mass of existing manzanitas.

As is explained in the attached letter received on April 9, 2014 from landscape
architect Stefan Thuilot, the project team considered these concerns and looked at
options. Because of the size of the hammerhead needed for the fire truck turn-
around, the maximum radius for the fire truck access, and the fixed driveway
entrance from the panhandle, the team found that moving the auto-court away from
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auto-court area, where it could be located on the property line as was
discussed above.

The location of this rail is not strictly in conformity with the PUD provisions in
that a portion of it is located within the 20" property line setback and much of
the rest is linear in character. However, the rail is required by building code
given the elevation differences, which are needed to lower the house into the
site and reduce view impacts. In addition, the safety rail is very open in style
and would not cause a strong linear presence. As a result, the ASCC could
approve the safety rail in this location as. being consistent with the overall
intent of the PUD fence provisions.

¢. Cable rail at cotiage. This rail. would be 2" 4” in height and would have "soft
steel tube” posts with three horizontal wires. Again, the posts would have the
same hot brown patina finish. This type of railing would be located along the
edges of the green roof above the second unit.

All thr'ee rail designs are relatively minimal and should have little visual presence.

4. Revised planting plans. The planting plans shown on Sheets 1.4.0 and L4.1 have
been slightly revised since the last set of plans the Commission reviewed. In
addition, two new sheets showing “planting zones" have been added (Sheets L4.2
and L4.3). These sheets are intended to provide an overview of the intent of the
planting plants by showing the general areas where different types of vegetation
would be planted. The four zones are: 1) mixed native planting; 2) foundation
planting; 3) ornamental meadow planting mix of natives and non-native; and 4)
ornamental planting adjacent to house,

The planting plans and planting zones plans are not fully consistent with the Blue
Oaks PUD provisions, however, in two ways:

1. The plans still include three species of trees that are non-native and not
approved for use in Blue Oaks. The PUD statement states clearly in Section
I.M.3.(a)(2) that "All new trees shall be from the Town approved native plant

~list found in Appendix A" This includes trees planted within the building
envelope for the property. ‘

2. The planting plans include non-natives planted outside the building envelope,
both to the north and the south, whereas in this area, “Planting of only
appropriate natives is permitted” (Section 11.M.3.{b}(1}). In addition, on the
plant zones legend on Sheets L.2 and L..3, a number of non-natives are
included in the list for the *mixed native planting” zone. -

Staff has discussed these issues with the project landscape architect and advised
that plantings should be drawn from the approved plant list in Appendix A of the Biue
Oaks PUD Statement as much as possible, with additional plants perhaps selected
from the “Native and Supplemental Plant List” in the Town's Design Guidelines.
However, the PUD does have provisions that would allow 1,000 square feet of

. Irrigated lawn area and 1,000 square feet of ornamental planting within the building
envelope, as long as those areas are screened from off-site views.
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Revised plans that conform to the PUD requirements are belng developed and are
expected to be ready to share with the ASCC at the April 14" meeting. To provide
sufficient time to review and consider these revised plans, a condition of approval is
recommended calling for approval of the revised plans by a designated member of
the ASCC and staff prior to building permit issuance.

5. Revised lighting. As with the previous plans, exterior landscape lighting is shown
on Sheets L5.0 and L5.1 and includes both path lights and down lights. In addition,
lighting on the exterior of the house is shown on Sheets LE2.0, LE 3.0, and LE3.0B.

Pictures of the proposed light fixtures are provided on the sheets, and it appears that
they are generally consistent with town standards and guidelines. Cut sheets are still
needed to provide information about the leve! of illumination provided by each fixture .
type and identifying the colors and materials for each fixture. A request for these
would be recommended as a condition of approval.

The lighting along the driveway has been revised so that all of it is located on the
west side of the driveway. Nine of the eleven path lights along the driveway are
proposed outside of the building envelope, but lighting is only permitted outside the
building envelope “when it is demonstrated to the satisfaction of the ASCC that the
lighting -is necessary for safety." As a result, the ASCC will need to determine
whether these fixtures are needed for safety and should be permitted.

The amount of lighting in the auto-court area has been reduced by the removal of
four path lights. Also, because the east wing of the house was lowered, most of the
steps from the spa outside the master bedroom to the meadow area could be
eliminated, as could the two related wall lights. The revised pfans also state that
there would be no lighting in the water features.

As was pointed out in the March 13, 2014 staff report, the amount of lighting for the
guest house appears reasonable. The path and wall lights along the stairs and
walkway to the guest house should be placed on a separate, manually operated
switch with an automatlc off timer, and a condition is suggested that would require
this.

Interior lighting, including potentlal light spill from skylights and clerestones was
discussed in the March 13" staff report and by the lighting consultant at the March
24" ASCC meeting. The letter from Juarez Designs dated April 1, 2014 summarizes
his analysis. Based on the information presented, the interior Ilghtlng plan appears
to address the concerns of the Town and Portola Valley Ranch neighbors, and the
approach to lighting appears to be reasonable.

6. North retaining walls and terraces. As shown on the grading plan (Sheet C-2), the
terrace area between the dining room and the second unit includes a system of
retaining walls. The largest of these is approximately 30' long and runs from the
overlook terrace to the stairs down to the second unit, and ranges in height from 4.5’
to approximately 2’. There is another wall, about cne foot tall, on the other side of
the stairs which continues about 21’ towards the second unit. The planting plan
(Sheet L4.0) shows vegetation planted in front of both of these retaining walls,
including grasses and some shrubs, which would help to screen the retaining walls
from view from the north.
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As part of the stair system in front of those walls, there are a couple of additional
retaining walls, each less than two feet in height. All together, the elevation
difference from the natural grade in front of the bottom landing to the top of the

topmost retaining wall is approximately six feet. '

The colors, materials and finishes of these retaining walls are not specified on the
plans and should be provided to the satisfaction of the ASCC, either at the April 14™
ASCC meeting or as a fellow-up condition of approval,

7. Revised grading plans and site development permit. The grading plans have
been updated fo reflect the new design, although the cut and fill calculations on
Sheet C-2 have not. The total volume of grading would be 1,520 cubic yards
calculated according to the standards of the site development ordinance (the 1,275
cubic yards indicated on the grading plan, plus 245 cubic yards of cut to lower the
bedroom wing). Approximately 2,900 cubic yards of materials would be exported
from the site, much of this for cutting of the proposed basement and guest house,
and for excavation within the footprint of the house (areas where the cut does not
count under the site development ordinance provisions).

This quantity of grading is not unusual for a lot in Blue Oaks, where the relatively
small building envelopes and hilly topography often result in the need for more
grading that might otherwise be expected in order to fit a home in to a site. As stated
previously, this is the case because the fotal lot area and defined building envelope
are based on very specific PUD cluster provisions, which include much of the gross
lot area in private and common open spaces.

The March 13, 2014 staff report summarized the input from committee members
who, in general, found the project conditionally acceptable. The Planning
Commission will be the authorizing body for the site development permit for this
project, and staff will recommend conformity with the conditions set forth by the site
development permit committee members as part of that action.

8. Building Permit Release. Unauthorized vegetation removal on the site, largely
within the Private Open Space Easement (POSE) area and extending to the open
space area on common Lot A, took place in late 2012/early 2013. This resulted in a
restoration process that has been progressing under Town control since spring of
last year. The ASCC reviewed the restoration efforts on this parcel at their October
28, 2013 meeting (minutes attached) and also were able to view the progress at the
March 19, 2014 field meeting, at which John Wandke of Rana Creek presented
information on the status of the restoration efforts. Minutes of both meetings are
attached. In addition, the March 14, 2014 monitoring report from Rana Creek is also
attached.

Last October, the ASCC also recommended that the Town Council permit the
property owner to proceed with town review of the plans for development of the
parcel, so that the plans and any necessary screen planting could be considered in
view of the restoration plans. The Town Council reviewed and approved the ASCC's
recommendation at their meeting on January 8, 2014 (staff report and minutes
attached).
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One of the conditions of that approval states that “no building permits should be
released untjl the ASCC completes a site review in early to mid-spring 2014 that is
supported by similar data developed for the October 28, 2013 site review. From this
review, the ASCC would provide a final recommendation to the town council relative
to the timing for actual release of permits to allow site development fo proceed.”

As part of this project review, therefore, the ASCC will need to make a
recommendation to the Town Council concerning the timing of the release of the
building permits for the project. The first question for the ASCC to consider in terms
of this item is whether the restoration plan implementation is proceeding as
expected. This question should be looked at in light of the March 14 report from
Rana Creek and the March 19 field meeting. For additional background, the staff
report and attachments from the October 14, 2013 ASCC meeting are available on
the Town's website and include the final restoration plan and one year restoration
monitoring report.

One of the reasons that the Town Council allowed the application for this project to
proceed was in order to ensure that the design of the house could be considered
relative to the loss of vegetation and the restoration plantings, so that any additional
specific screening needed for the project could be identified. As a result, the ASCC

- also needs to consider whether the project as proposed has sufficient screening,
particularly from the north.

The renderings that were presented at the March 24™ ASCC meeting showed the
screening of the house from the north with tree sizes estimated as they will likely
appear in about five years. In addition, the landscape architect has provided the
enclosed Tree Diagram on Sheet L2.4, which shows the locations of both deciduous
and evergreen trees on the property, including those that were planted by Rana
Creek. This diagram shows that the trees as they grow should provide significant
screening of both the house and the second unit, with a cluster of existing
evergreens at the west end of the house and another group of evergreens planted by
Rana Creek at the east end of the house.

To summarize, the ASCC needs to consider two questions to determine whether to
recommend that the Town Council allow building permits to be issued for this
properly:

a. lIsthe restoration planting plan implementation proceeding as expected?

b. Does the proposed planting plan, together with the restoratlon plantings,.
provide appropriate screening of the house?

In considering these questions, the ASCC should also keep in mind that the property
owner has paid a $75,000 fine and posted a $65,000 bond to guarantee the
restoration efforts. In addition, the property owner has paid, and will continue to pay,
for all staff time related to monltorlng of the restoration efforts. As a result, the Town
will continue to have oversight of the restoration efforts regardless of the
determination concerning building permits.

In light of this, and given the diligent efforts that the property owner has made to
implement the restoration process, it appears that the ASCC could recommend that
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the Town Council allow this project to proceed, contingent on Planning Commission
approval of the site development permit, with any additional screen landscaping
determined necessary by the ASCC. In addition, a comprehensive vegetation
protection and construction staging plan should be required and implemented to the
satisfaction of a designated member of the ASCC and planning staff. As part of the
ongoing monitoring of the site, Rana Creek should also ensure that all restoration
plantings are protected throughout the construction process, as well as any
additional screen planting called for by the ASCC.

Conclusion

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

1.
2.

Action on the architectural review plans;

A recommendation to the Planning Commission concerning the grading, i.e., the SIte
development permit for the project; and

A recommendation to the Town Council concerning the release of the buiiding permit
for the project, contingent on Planning Commission approval of the site development
permit.

If the ASCC acts to approve the architectural review for the proiect, staff would recommend
the following condifions:

1.

The project team shall work with Rana Creek to determine appropriate time method,
and specific manzanitas for transplanting and to document how many manzanitas
shall be transplanted and to what locations. The applicant shall ensure that these
transplants are monitored as part of the ongoing vegetation monitoring on the site. A
plan for transplanting the manzanitas and for ongoing monitoring shall be submitted
for review and approval by a designated ASCC member and staff prior to building
permit issuance, :

Revised planting plans that conform with all appropriate PUD prdvisions shall be
reviewed and approved by a designated member of the ASCC and staff prior to
building permit issuance.

. The color of the posts for cable safety rail and cable rail at cottage shall be a darker

color as required by the Blue Oaks PUD, and the color shall be approved by a
designated ASCC member and staff prior to mstal!atlon

Cut sheets shall be submitted for each fixture type with information about the level of .
ilfumination provided and showing the colors and materials for each fixture, to the
satisfaction of staff prior to building permit issuance.

The path and wall lights along the stairs and walkway to the guest house shall be

- placed on a separate, manually operated switch with an automatic off-timer.

-A comprehensive vegetation protection and construction staging plan shall be

provided and, once approved, implemented to the satisfaction of the ASCC and
planning staff, The plan shall provide that Rana Creek shall monitor and ensure that
restoration efforts, and any additional screen plantings called for by the ASCC, are
installed, protected and maintained to ensure long-term success.
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If the colors, materials and finishes of the retaining walls north of the house are not specified
to the ASCC's satisfaction at the April 14™ meeting, the following condition would also be
recommended: :

7. The colors, materials and finishes of the retaining walls are not specified on the plans
and should be provided to the satisfaction of the ASCC, along with any related
detailing.

Enc.
Adt.



ASCC MINUTES
Hrai 1014

Continued Architectural Review for New Residence, Detached Guest House, and Site
Development Permit X9H-672, 18 Redberry Ridge, Douglass

Kristiansson presented the April 10, 2014 staff report for this continued review of a proposal for
a new house with attached garage, detached second unit, and associated site work. She
summarized the ASCC’s and Planning Commission’s preliminary comments for this project and
the revisions and responses the project team had provided to those comments. In particular,
she focused on the south retaining wall of the auto-count, the driveway crossing of the swale,
the revised planting plans, and the north retaining walls and terraces. She also summarized the
actions that the ASCC was being asked to consider at the meeting.

In response to a question from Breen, she noted that if the building permit were allowed to be
issued, the Town would still have a cash deposit in place to ensure that the restoration efforts
were completed. Vlasic added that the applicant has also entered into a five-year contract with
Rana Creek for the restoration efforts, which provides another assurance.

Tom Carrubba, project architect, explained that moving the south retaining wall would require
moving the entire house, which would be detrimental to the oaks north of the house and would
also result in increased height for the retaining walls. He also provided information from the
lighting designer about the level of lighting for the exterior fixtures.

Stefan Thuilot, landscape architect, described the interaction of the vegetation with the guard
rail at the south retaining wall and property line. He noted that the manzanitas which would be
impacted by the retaining wall location would be moved. In terms of screening on the north
side, he pointed Commissioners to Sheet L2.3 and stated that there would be adequate
screening ultimately. He also stated that the planting plan had been revised to remove all
proposed non-native plants outside the building envelope.

Mr. Thuilot also presented materials samples for the project, including for the permeable paver
at the driveway, the two colors of pre-cast concrete for the terrace areas, the serra brown for the
house and darker color for the retaining wall, ipe for the decking, and dark metal for the water
feature and guard rail posts.

Breen asked whether there would be a remote meter and expressed the desire to minimize the
amount of equipment at the end of the cul de sac. She also asked whether an air conditioning
unit would be needed for the project. The project architect responded that another home on
Redberry Ridge has a remote meter, but he did not have information for this project. In terms of
an air conditioning unit, the project may not have one. If it does, he stated that the location
would be sensitive to the neighbors and potential noise impacts.

The ASCC considered the revised set of plans as listed below.

Square Three Design Studios, revised 4/1/14 unless otherwise noted:

Sheet A1.01, Project Data; Proposed Site Plan

Sheet A1.02, Proposed Partial Site Plan

Sheet A1.03, Proposed Partial Site/Main Level Floor Plan

Sheet C-1, Topographic Survey Plan, McLeod and Assoc., dated 1/13/14

Sheet C-2, Preliminary Grading, Drainage and Utility Plan, McLeod and Assoc,,
revised 3/28/14

Sheet C-3, Preliminary Grading and Drainage with Erosion Control Measures,
McLeod and Assoc., revised 3/28/14
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Sheet A2.01, Proposed Partial Main Level Floor Flan — Area A
Sheet A2.02, Proposed Partial Main Level Floor Plan — Area B
Sheet A2.03, Proposed Basement Plan
Sheet A2.04, Proposed Guest Cottage Floor Plan and Roof Plan, dated 1/16/14
Sheet A2.05, Proposed Roof Plan
Sheet A3.01, Proposed Exterior Elevations
Sheet A3.02, Proposed Exterior Elevations
Sheet A5.01, Proposed Building Sections
Sheet A5.02, Proposed Building Sections
Sheet A5.03, Proposed Building Sections
Sheet LEO.0, Lighting Design Title Sheet, Juarez Design, dated 1/16/14
Sheet LE2.0, -Basement and Guest Cottage Lighting Plan, Juarez Design, dated
1/16/14
Sheet LE3.0A, Main Floor Lighting Plan — Area A, Juarez Design, dated 1/16/14
Sheet LE3.0B, Main Floor Lighting Plan — Area B, Juarez Design, dated 1/16/14
- Sheet L1.0, Landscape Overall Site, Thuilot Associates, dated 4/1/14
~ Sheet L1.1, Existing Vegetation, Thuilot Associates, dated 4/1/14
Sheet L2.0, Layout Plan, Thuilot Associates, dated 4/1/14
Sheet L2.1, Layout Plan Driveway, Thuilot Associates, dated 4/1/14
Sheet L2.2, Layout Plan Notes, Thuilot Associates, dated 4/1/14
Sheet L3.0, Irrigation Diagram, Thuilot Asscciates, dated 4/1/14
Sheet L3.1, Irrigation Diagram Driveway, Thuilot Associates, dated 4/1/14
Sheet L4.0, Planting Plan, Thuilot Associates, dated 4/1/14
Sheet L4.1, Planting Plan Driveway, Thuilot Associates, dated 4/1/14
Sheet L4.2, Planting Zone, Thuilot Associates, dated 4/1/14
Sheet L4.3, Planting Zones Driveway, Thuilot Associates, dated 4/1/14
Sheet L5.0, Landscape Lighting Plan, Thuilot Associates, dated 4/1/14
Sheet L5.1, Lighting Plan Driveway, Thuilot Associates, dated 4/1/14
Sheet L6.0, Landscape Detail, Thuilot Associates, dated 4/1/14

Two additional plan sheets were submitted separately; these were prepared by Thuilot
Associates and are dated 4/8/14;

Sheet L2.4, Tree Diagram
Sheet L6.1, Motorcourt Section/Elevation

The following supplemental application materials alsc describe the project and were considered:;

*# & &5 2 & 2 ¢ o o

GreenPoint rated checklist

Outdoor water use efficiency checklist, Thuilot Associates, dated 1/15/14
Geotechnical investigation by Romig Engineers, dated January 2013

Landscape materials board, Thuilot Associates, received January 17, 2014
Architectural exterior color board, dated 1/16/14

Transmittal memo from Tom Carrubba, dated 3/10/14

Plan review letter from Rana Creek, dated 3/6/14

Letter report from Kielty Arborist Services, dated 3/4/14

Four color renderings, showing the original proposed bedroom wing and the revised
bedroom wing, from the Salah terrace and from the rear side that faces Portola Valley
Ranch '

Transmittal memo from Tom Carrubba summarizing the revisions made to the plans,
dated 4/2/14



¢ Letter from Thuilot Associates responding to comments from the 3/24/14 ASCC meeting,
dated 3/31/14

» Color rendering of the entry/privacy wall feature, from Square Three Design Studios,
dated 4/1/14

« Storm drain pipe sizing calculations for the driveway swale crossing, from MaclLeod and
Associates, dated 3/24/14

¢ letter from Epifanio Juarez, Juarez Design, dated 4/1/14, summarizing lighting
information provided at the March 24, 2014 ASCC meeting

» Color rendering of the guard rail at the cottage, from Thuilot Associates, dated 4/1/14

* Color photos of proposed plantings, from Thuilot Associates, dated 4/1/14 _

o Letter from Thuilot Associates, received April 9, 2014, concerning the retaining wall
location at the auto-court.

Public comments were requested,

Linda E'Ikind, 14 Hawkview, said that she had concerns about the colors and reflectivity of
materials. In response to her question, the landscape architect provided the following
information:

+ Wires in the guard raits would be a dark gray galvanized wire.

¢ Steps to the second unit would have corten steel risers and would have concrete and
gravel tops. The patio would be the same color.

« Lights along the panhandle of the driveway would be removed.

* The north retaining walls would be dark adobe-colored concrete; the underpinning of the
decks would be corten steel, and the water feature would be patina'd steel.

Ms. Elkind said that she was pleased with most of the materials and colors, but continued to
have concerns about the lightness of the steps and patio.

She also said that she would like to see more manzanita along the north side of the project. Mr.
Thuilot mentioned that about 10 manzanitas will need to be relocated, and some could
potentially go in this area. In terms of landscaping, Ms. Elkind also said that she was concerned
about the proposed plants, such as the muhly grasses, some of which are native to Florida or
Texas.

Belinda Brent, 341 Grove Drive, offered that in terms of the color of the patio pavers, darker
colors absorb heat and can’t be walked on barefoot,

ASCC members then discussed the project and noted that the additional materials provided and
changes to the project were appreciated. Commissioners also agreed that a darker color would
be preferable for the patio and steps.

Breen moved, and Harrell seconded, to approve the project with the following conditions:

1. Revised planting plans that conform with all appropriate PUD provisions, including those
related to native landscape materials, shall be reviewed and approved by a designated

member of the ASCC and staff prior to building permit issuance.
2. All lights along the panhandle of the driveway up to the curve shall be removed.
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3. The color of the paver used for the patic and steps shall be darker than the sample
provided, with the color to be determined to the satisfaction of a designated ASCC member.

4, If an air conditioning unit is proposed for the house, it shall be sited and designed to
minimize noise impacts on neighbors to the satisfaction of a designated ASCC member.

5. The project team shall work with Rana Creek to determine the appropriate time, method,
and specific manzanitas for transplanting and to document how many manzanitas shall be
transplanted and to what locations., The applicant shall ensure that these transplants are
monitored as part of the ongoing vegetation monitoring on the site. A plan for transplanting
the manzanitas and for ongoing monitoring shall be submitied for review and approval by a
desighated ASCC member and staff prior to building permit issuance.

6. Cut sheets shall be submitted for each fixture type with information about the level of
illumination provided and showing the colors and materials for each fixture, to the
satisfaction of staff prior to building permit issuance,

7. The path and wall lights along the stairs and walkway to the guest house shall be placed on
a separate, manually operated switch with an automatic off-timer.

8. A comprehensive vegetation protection and construction staging plan shall be provided and,
once approved, implemented to the satisfaction of the ASCC and planning staff. The plan
shall provide that Rana Creek shall monitor and ensure that restoration efforts, and any
additional screen plantings called for by the ASCC, are installed, protected and maintained
o ensure long-term success. :

The motion passed, 4-0.

Clark then moved that the ASCC recommend approval of the site development permlt to the
Planning Commission. Harrell seconded the motion, which passed 4-0.

Breen moved io recommend that the Town Council release the building permit for the project.
Harrell seconded the motion, which passed 4-0.

Pro d Revisions to Approvals for Architectural Review of Garage and Second Unit
Accessory uctures and Associated Site Work, Site Development Permit X9H- and
Variance Reque3tX7E-135, 3 Grove Court, Clancuttl -

For this item, Kristiansson ented the April 10, 2014 staff report angd 'fibed the proposed
revisions to the garage and driv area, as well as to the secgnd”unit and pool area. She
noted that no changes were proposed4qthe main house gpthe wine cellar/bunker.

guestions from the Commission. Ms. Ci ti said thef the revisions were focused mainly on
minimizing retaining walls becaL:;(e;Lr-A T cost was prohibitire._As a result, the project will involve
moving less dirt and having fewef walls. In response to a questieg from Breen, Mr. Mahaney

noted that the geotechnicaipiers would not affect the appearance oTthg second unit.
Commlssmne/s/ﬁfn(;ﬁid the revised plans dated 2/18/14 and prepared Di~dg rey Mahaney,
Arccr:;‘flfjt,ulﬁess otherwise noted. The highlighted sheets are those which were revisedowupdated
sin e original project was approved

Project architect Jeffrey Mahaney and prope o] Crystal Ciancutti were present to answer
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MEMORANDUM
TOWN OF PORTOLA VALLEY

TO: Planning Commission

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 1, 2014

RE: Continuing Study Session, 2014 Housing Element -- Review of Goals and

Policies, and Housing Element Schedule Update

At the May 7, 2014 Planning Commission meeting, the Commission should review the
Goals and Policies from the 2009 Housing Element (attached) and specifically consider
and provide direction as to whether and how these should be updated or otherwise
modified for the 2014 Housing Element. The Goals and Policies are discussed briefly
below. This memo also provides an update on the 2014 Housing Element preparation
schedule.

" Housing Element Goals and Policies

The goals and policies in the housing element are intended to provide guidance on the
Town’s overall vision for housing in the community. Like the goals set forth in other
elements of the General Plan, these are general, overarching statements that set the
context for the housing programs and Town housmg -related actions. The 2009 Housing
Element includes four goals:

1. Maintain and enhance the character and quality of Portola Valley's residential
neighborhoods and the condition of its housing.

2. Endeavor to provide opportunities for people of all income levels and with special
housing needs, particularly elderly residents and those employed in Portola
Valley, to live in the town.

3. As set forth in the Sustainability Element of this General Plan, encourage energy
conservation and green building practices to reduce costs of living and protect
the environment.

4. Work to address housing issues on a regional basis.
Each of these goals has between two and six related policy statements associated with it,

as shown on the attached excerpt from the adopted, certified 2002 Housing Element. In
reviewing these existing goals and policies, the Planning Commission should consider
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whether there is a need to update, add or remove any of the goals or policies. Based on
Planning Commission discussions of the housing element to date, we do not see any
maijor issues with the current goals and policies or need for substantial changes.

Updated Schedule

Rather than considering the draft 2014 Housing Element at its regular meeting of May 28,
2014, the Town Council has scheduled a special meeting for June 18, 2014 in order to
be able to focus on the housing element draft. As a result, the Planning Commission

has more time to work on the draft element, and staff is proposing the following schedule
for the next phase of housing element work.

May 21: Planning Commission review of additional sections of the housing
element, likely including the Analysis of Constraints on Housing and the
Evaluation of the 2009 Housing Element.

June 4: Planning Commission review of the full draft of the housing element. By
this date, the Planning Commission will have already reviewed all of the
major sections of the Housing Element individually and will be able to
assess the document as a whole.

June 18: Town Council review of the full draft of the housing element, with
Planning Commission input from the June 4" study session.

After the Town Council has completed its review, staff will incorporate any revisions and
submit the draft housing element to the California Department of Housing and
Community Development (HCD) for review. To smooth the review process, staff is
working to schedule a site visit with HCD representatives in May and will also begin to
coordinate with HCD and obtain informal feedback as possible.

CGC. Town Planning Consultant
Town Manager
Town Attorney
Mayor
ASCC



2009 Housing Element Goals & Policies

Goal 1

2475  Maintain and enhance the character and guality of Portola Valley’'s residential
neighborhoods and the condition of its housing.

Goal 2
2476

Goal 3
2477

Policy 1A:

Policy 1B:

Paolicy 1C;

Accommodate new residential development in a manner compatible with
the rural character of existing residential development.

Continue to control the location, design and density of new residential
development in order to preserve regional open spaces, avoid areas of
seismic and geologic hazards, and ensure the adequate provision of safe and
convenient access and public services.

Require all housing units in the town to conform to the principles and
standards set forth in the general plan and town regulations,

Endeavor to provide opportunities for people of all income levels and with special
housing needs, particularly elderly residents and those employed in Portola Valley, to
live in the town.

Policy ZA:

Policy 2B:

Policy 2C:

Policy 2D:

Policy 2E:

Policy 2F:

 Accept and fulfill responsibility for a reasonable share of the regional need

for affordable housing.

Encourage the creation of a diversity of housing options to meet the needs
of people in different stages of the life cycle and with different income

" lavels.

Work to make land avaifable for affordable or mixed income housing
developments.

Allow in-lieu funds to be used to reduce town fees for affordable ar mixed
income housing developments, as well as for the purchase of land and the
construction of below market rate units.

As possible, waive some fees, or portions of fees, for housing developments
with a majority of below market rate units.

Continue to encourage the provision of affordable housing that can be
produced in association with market rate housing.

As set forth in the Sustainability Element of this General Plan, encourage energy
conservation and green building practices to reduce costs of living and protect the
environment.

Policy 3A:

Policy 3B:

Continue to support energy efficient building and subdivision design that
protects solar access, and to allow solar installations.

Continue to encourage energy-efficient cluster development.



Policy 3C:

Policy 3D:

Goal 4

Continue to require native landscaping, which reduces both water and
power consumption.

Allow and encourage green building practices.

2478 Work to address housing issues on a regional basis.

_Policy 4A:

Policy 4B:

Continue to participate in regional and county efforts to increase the
availability of affordable housing in the region and county, including housing
for people with special needs.

Support regional efforts to address the need for emergency and transitional
shelter.



MEMORANDUM
TOWN OF PORTOLA VALL_EY

TO: Planning Commission

FROM: Karen Kristiansson, Interim Town Planner

DATE: May 1, 2014

RE: Annual Housing Element Monitoring Report for 2013

State law requires that the town submit an annual report on the housing element to the
California Department of Housing and Community Development (HCD). This report
must be provided on a form developed by HCD. A copy of that form filled out for 2013 is
attached. State law also requires that the governing body consider the report at a public
meeting where members of the public are allowed to provide comments. The Town
Council is therefore tentatively scheduled to review the annual report at its meeting on
May 14.

Portola Valley's housing element also calls for annual monitoring of inclusionary
housing, multifamily housing, and second units. "Although the Planning Commission has
discussed all of these programs during the last few months in the process of working on
the 2014 Housing Element Update, this memo summarizes the goals and status of each
of these programs.

o

Inclusionary Housing

This program has two goals in the 2009 housing element. First is to assess the
possibility of building below market rate housing at Blue Qaks, or alternatively, to sell the
inclusionary lots and purchase another site. As you know, the Town sold the lots and
proceeds have been deposited in the in-lieu housing fund. Although the Town attempted
to purchase the property at 900 Portola Road as an alternative housing site, the
purchase agreement expired because the County was unable to issue a letter of closure
on the hazardous materials cleanup on the site. The proposed Program 7 of the 2014
housing element calls for the Town to study potential uses of these funds to mest
identified local affordable housing needs.

The housing element also calls for the town to revise the inclusionary housing program
to make it more effective, given the difficulties the town experienced getting the Blue
Oaks BMR units built. The Planning Commission has determined that the Town should



Annual Housing Element Monitoring Report Page 2
Planning Commission May 1, 2014

revise this program to require building the below market rate housing rather than simply
providing land. As part of developing those revisions, the Commission has
recommended that the Town join the ongoing County-wide nexus study in order to
obtain data that the Town can use in determining the appropriate amount of below
market rate housing that should be required as part of a market rate development.

Multifamily housing

The goal of the multifamily housing program during the current housing element cycle is
the construction of eleven new housing units at The Priory School. Four of these units
should be for low income households, four for moderate income households, and three
for above moderate income households.

The Priory School has been focusing on other projects, but still intends to build these
eleven new units. Long-term planning underway at the school could change the
intended location of the units, however, which would likely require a change to the
Priory’s use permit.

Second units

The current goal for this program is to increase the average number of second units
constructed each year from under five up to six. To do this, the housing element lists a
number of actions, which have now been completed. These are summarized below:

+ In January 2011, the town adopted zoning ordinance amendments to allow staff
level review and approval of second units that are created by converting floor
area within the first floor of an existing home.

¢ Also in January of 2011, the town adopted zoning ordinance amendments to
allow staff level review and approval of second units that are 400 square feet in
area or smaller and that do not require a site development permit.

e In January 2012, the town’s new second unit manual was posted on Portola
Valley's website. In addition, a two-page flyer was created that can be handed
out at the planning counter.

The table below shows the number of second units that were projected for each year in
the housing element compared to the actual number of permits issued.

Year Second Units Projected Second Units Permitted
2008 (6 months) 2.5
2009 4.9
2010
2011
2012
2013
2014 (6 months)
TOTAL 3

QGO 0IW|—

3 (to date)
4 32

Euwloololoe
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The number of second units permitted has been variable, but the total number of second
units permitted is only two less than the number that was projected in the 2009 housing
element. The average over the past 5.5 years, not including 2014, is 5.3 units per year
(32 units permitted over 5.5 years), which is less than the target of 6 units per year,
However, given the relatively high number of second units permitted last year and the
number of applications approved or pending so far in 2014 that include second units, it
does appear that the number of second unit permits is increasing. The draft 2014
Housing Element Update includes suggestions for three additional actions the Town can
take to further encourage second units.

cC. Nick Pegueros, Town Manager
Tom Vlasic, Planning Consultant
Leigh Prince, Town Attorney
Ann Wengert, Mayor



9o | abed
| JusWwyoeRy

AIBJUN[OA 21e Spjay 288Ul 20N .

SSHUMN BWOoU-MOT Ajpwanx3 o] {1L)

L 9 St « 4 £y/y21gel swooul iq elol (01}

L 9 2 M 4 £V 2|qeL Woy SjEIapoly AACYY pue s)esspop Jo (=01 (8)

suogaulsay pasqg Jo
22UE)S|SSY [BISURLLY
noym Buisnoy

SUOHOMISeY paeq

lojpue

SoUp)SISSY [BISHRULY UM BuisSnoy

uopeuuo Juawdofaasg Buisnoy

s1o8load Ajlweininp swosul-paxiy PUe -mo -Mmo Alap
uoONNSUO MON - Alewuwing Jioday AHAROY BuIpfing [ehuuy

v a[qel

clLog/LeZL - ELOEAIL polleq Bupoday

Aal[eA o0 JO UMD uonoIpsunr

(20298 S 8L ¥DD)
uonepuswajdui yJuswa[g Buisnoy

1¥0d3d $SFHO0Ud LINIFWITI TVNNNY




AleJUN|OA S] PBL. SILY] SION ,

. S1EIOPOW SADQY
9 4 10 PSIIULIAL SHUN JO "ON
syeIapol
F b 10} PSTHULA] SHU) JO "ON

SN |jiu
,,w._me_r_,wz. 1E30L SOWIOH 2O Nun pucoag spun+s | swinv-z | Anwed ojbuig

; 9 g ¥ i O Z L

: ﬂ

{v a|qe] uo pajodal sjiun asoyy Buipnjaul Jou)
SHUM SWO3UI-9JB49pPOoy S0y Joj Alewwing poday Aanoy Buip|ing jenuuy
v ejqel
AElUn|oA S| piBl SIUL SOI0N .

0 o o 0 awoou| &q spun el (g)

0 SHun jo uopisinkay (g}

0 JSTH-V SHUC] Jo uoneAIRsald (Z)

0 Ayanoy uorezigqeysy (1)

L'£8559 uooeg aped ’iawianody Jo (1) 2) uogiasans

Lk SaldiEns YU yoes moyy Juswnoop Ajpenbape pjneys uopduiasaq aul, (#) odh] AALDY

{(1){2)1°€89559 UONSSS DO W PAUIANG SB BLSID JUBS S 1ALILIIYM YNHY Si 36 uoiod 2 312PoluWodde o} spun
aznboe Jo snesald ‘eqeyal o) Juswala Binsaoy sy ) weifioud & pepnjour sey uofaipsunl 2 UatM mojaq aiqe} sy} o] palpalo aq Aluc ABW SIUN 8joU sses|d

(1))} £8559 uonaag DO 0}
juensund paninboy pue paalssald ‘pajeljigeyay spun - Alewwng Hoday AAnoy Buiping enuuy

v Igqel

e10g/LeeL - - ELoerL poliad Burnioday

AB||BA BIOLIO 30 UMD uonaIpsung

( 20298 SZ S ¥OO)
uonejuswayduwy Juowa|[g buisnoH

140d3d SS3UO0Ud LNIINTTI TVNNNY

g 10 7 abed
| Juswiyseny



gJo g abed
L jusunjoeyy

"S[R)0} SHuUn papiuLad SLWodUEMo; AIBA DU} U] DEPNIDU| 818 SPIOYSSNoY aLiooU-Mmo| Aianxe Bulnes syun :ojoN

4 4 4 4 A pousdyNH ol peeN Buelusy

o <« « <« spunEoL
6g Zi ¢} 9 g ¥ =4 N o J3GUINU Uenes0lE Jejug
‘509 Ag VNHY [B10L
& LL "9 € 4 z Z 4 wN 82 SYEAPOI BAROAY
pajoLIsal
-4 L 1 b i 0 0 N N
Paop-UCHN
& 0 0 ] a 0 0 N # paRLI=y T
pasq
Cllel) 13
z b o 0 L o 0 N uw%..._wﬂ
8 ) 0 =R bl
0 0 0 0 o 0 N psaQ
3] 1]
a1 ¥ [ € ¥ [4 ' N _uwmﬁ .:“Mm
- G poopoN. mo Aiap,
h) 0 0 ] 0 [+ ¥N peRLIoY
peaqg
[eAST 3o
6 8 L 9 g ¥ £ 4 !
loreg ewocoul Aq | (s1e8h 2) Jeap lea) LN feaf REDIN RSN RIS JBaA B84 Aa voneoary o attio=
YNHY Buuewsy ®je(] o} kbl
el Siun (0L i
9jdwexy sag "pousd uonESOIR WNHY U
cL0e vL0C £Log ZLoe Loz 0102 600 8002 100z 10 JEBA 1SIL BUy Lyt BUIES 83 4 JEpUS[E? J3gz]

Agepiogy Ag panss| sHun papiLIad
ssalbolq uoneso|y spoaN BuisnoHy [euoibay

g 919el

ELOE/LERL - ELEL pouag Bunuoday

As|jep, B[OLIOd JO UMO] uoyoipsunQ

(20298 GZ 2L °DD)
uoneyuswaydwy yuswis|g Buisnoy

140d3d SSTUD0Ud LNIJWITI TVNNNY




510 & afed
L Judwyorny

wetboid spim-Kunoo e

-Aessaoau se welboid-Aunod oyl o) aydoad Bulalal sl yers umo| | BuoBup JNOOE SEIEAS UONELLION SYE Buisnoy ie4 'g
#10Z ‘1 ABW 10} pA[NPAYDS S1 SDURLIDIO Sl L0 UONDE [Eul]
#10% ‘€2 ludy uo 2ouRLIPIC 8L} Jo Bulpeal JS1g 8yl pey 1ounes .
LMOL SU} PUE $107 ‘2 Jicy Lo SU2LIIO Uoneuswadw snuog 0LOZ wezBoud snuog Alisuap e idopy snuog Austaq palinbay-slels 4
Aysuap e jo [eacidde popUSLWILLEODAL UOISSILIWGS Buuueg oyl
. siayeys
L LOE Aenuep u sis)jays fouablawe .
Buimojte suoisinoid apnjoul 0] papuswe sem aouesupio Buiuoz ay) ooz fousBielus mojje 0} JUSLUpUBLIE siyeys Adusbisug g
saueuplo Buluoz 1dopy
‘welfiosd styy ur sjediored o} sanuuod umo) 8 Burobu BuisnoH Buisno .
I3 Ul 8jedions } 1} 1YL [obug diH U uonedionred snuguan iSNcH palels "G
'L 10z fenuer uj uoisiaold SI3AlEM 3] 351 10 JSAIBAA *
IaA/EM 93} B SPNOLI 0} papustus sem soueulpio Buiuoz sy 600 Buimore Ag julensuoo e ajebiipy 44 EM Y
"€L0T PUE 0LOZ U sun
g 10 Y4By B 0] GOOZ W SHUN § JO MO] B Wolj sem abuel sy} “teak
Jad papunad s)un puodas ¢£°¢ Jo pouad Buiuued oy Jaro abeiaae
2] yIm ‘pasealoul oaey o} sieadde umo] ul Jing BuiRq suun puoosas LLOZ IeaA/siiun pUo2as g jo abelaaz

10 Jagwnu ayy “Ziog Aerugad v abedgam s,umo) sy} uo paysod
SEM pUe 21a{dWoo s1 [BnUewd SPUn puosss ayl "0z Arenuep

U] pojdope alom SUSLPUSIE S| *SRUN DI0WW 10} MAIAD] [BAD)
HE1S SMOj[E MOU pue sSao0ld malaal ublsep S pepuUILWe umo)l ay

010z Bunielg

UR 0] LIONOMASUOD 9SBaOUj

SJIUM PUOSES €

-ApenBal ss21501d SIQHUOW JBIS (PI2MO) DAL Aenuue
A Ajenuue .
o] Buruueld gns s1soumo Apadord sy -Buisielpuny 10} pasu pug « 10JILI0W [im Umo] [pazedionue Buisnioy Apweiny
Awouogs syt AQ pamo)s usaq sem ng paledidRue IS SI UCRONISUCS) Floz SHUN MaU || JO UORIILISUDD
uswa|3 -
SuisnoH 1.0z o241 ul weiboud mau B 1apun suondo 18 Joof M Ing o
E,..,E Wt 8]1S SABLIS)E JOUIoUE pUl 0} 9|qe Uaa JoU SBY Um0 oy  wesBosd | weibosd Bursnoy Aetosniow auy
pasde| juswae.Be Sy} pUE peja|duios Jou Sem SIS By} UO Sanss) oSIAS] ¢ asiAal pue ‘paadxa si Jayio sswannbay Buisnop Aeuoisnpu)
s[eus]elW snopiezey jo dneap ng ‘Apadold su) o) Juawaaibe| €L0e - RO -pay  dine o ¥ W08 BUISNOH i=npul L
10Z10zZ Aq | 8UO ISPUN yING SHBO BNig 8 ping

aseysind e oju| paIojuD pue BuISNoy SIY} o) SIS SAnEWISYE
UE PBYRUSPL UM 311 “ZLOZ Ul SHUN Ul PIoS PUE S)S SHBG antg
By} Je 9|qISEs] JOU SBM SHUN SU) BUIPHNG 1By paLILLISISp UMO) a1]

UORoNISUOD

uopesuswad] weiboid 1o snjelg

THW
awielow] L

aan2alqo

weabol4 jo awey

“swss Buisnoy sy w payyuepl se Buisnoy Jo Juswdojaasp pue ‘usliaacidi
S:m:EEmE 3U} 0} SIIBASUCY [BILBUILLISACE sA0WS 0} SHOYD [e20] Buipnpul swelbosd Je jo ssaiboad aguasad]
"£8559 UORODS BP0 JusWIWIBACY - Hoday ssaiboiy sweibold Buisnoy

(saweN weBoid Juswa|g Buisnops £g)
uopdussaq weiboly

snje}s uoneluawa|dw wesbold

J9Iqel

eLogfLerelL

- ELOZLL pousq Buinodey

(20298 sZ ol HOD)
uonejuswoalduy Juswajg Buisnoy

1H0ddd SSFHO0Ud LNIJINITT TVNNNY

A3||leA B|0H04 10 UMD | uonsIpsune



glog mm.mn_
L uswiyaeny.

#10Z Ul UBjd Uonoy ajew) e jo uondope splemol Buiyiom os|e s
umo} sy -sweiboud [esof pue alels shouea YBnoay] sawoy Bugsixe
w Aausisie ABlaus pue rajem Buibeinoous usoq 0SB SBY UMOL

juawas|g
Aqeugisng sy wswedw

Wswel

oy -saueulpi) BuidesspueT ul uonealasuos) Jefeps pue soueLpiG|  Buobup U2 ‘SEINSES( UOQEAISSUOD Angeurelsng Juswadil] pue sainseapy
UCRHEAISSUDD) JAJBAA JOOPU| Ue pajdope os[e pue ‘sjapoulal p : ucnealasucn Afireug Bunsxg enuguon gl
AB1aus g usalfl Buysxe enuuen
pue sBuiping mau ||e Joy welibord uaaln-}-ping Aojepuew o i
e pajdope umol auy] ‘Loz Ul -BuoBuo s1 weiBoad siyy Uo Yo
“LLDZ 0102 Me| 91815 ypum Aidwoo sjuspuswy Buuoz
Aenue ul pajdope alam SJUSWpUDWE Sourulplo Buluoz asay) 0} aoueUplo Buuoz pualy BuisnoH saatoddng pue jeuomsuel] “zL
‘LLoe mz] ae)s ypm Adwoo .
Aenuer ui pajdope aiem sjusWpUaWE asuetlpie Buuoz asey | oloz o1 asueuiplo Buuoz puswry SHUBLIPLBWY Buioz BuisnoH Jatiomuies |1
‘ ‘g8t oedwlt Ue Jopisucd Aenusiod sreudosdde
pue weiboid Buisnoy AJBUOISHIOUI S,UMC | SU] SSIASI O] JapIO Ui L0z 41 1dope pue ‘se) 1oe a:u.__ .m:_mzo o0 1oeduw] BUISnow -
Apnis ay) ul syedmiped ume | 8y} Jeyl BUIpUSLILIODaS S| UOISSILEUGT|  puUe 0102 ;ou_.m:o_ do pue 10 A ssod Apn 4 4 [ BUISnoH "0l
Bujuueld auj pue ‘Aemiapun s1 Apnys smxou Buisnoy spm-Aunod ida pue Lo Apay PrIS
aoUBeUlpic
L0z L0z SUDII2EPOLILIOIIE B|JBLOSEDl salligesIq yim ajdoad

Arenuer U pajdope alem sjusuwpuswie asueulpic Buoz asay |

PPE PUE S]LEENSUOD DAOWA]
c} soueulpio Buluoz puauny

10} BUISNOH 0} SJUIBASUOS 0 IBAOWSY 6

eLOZ/LEC)

- ELoENL poled Burpodey

{Z0Z98 52 apL ¥D20D)

uonrejuswajdwy Juswelg Buisnoy
1¥0d3d SSTHUO0Hd LINIJINT 1T TVNNNY

* £9)|BA BICLO 10 UMOL uopsIpsuny




ISIUSWILOD |BIBUDL)

elozrieet - ElogitL pouad Buodey

AslieA BloLod JO UMoL uonoIpsLUN

(2Z0z9§ Sz @M ¥OD)
uopeuauredwi] yJuswa[g buisnoy

140d3d SSTHD0Ud LINIJINFTI TVNNNY

940 g efied
I swyoeny




DRAFT UNAPPiROVED MINUTES

FLANNING COMMISSION REGULAR MEETING, TOWN OF PORTOLA VALLEY, APRIL 2, 2014,
SCHOOLHOUSE. TOWN CENTER, 765 PORTOLA ROAD, PORTOLA VALLEY, CA 94028

Chair Gilbert called the Planning Commissicn regular meeting to crder at 7:30 p.m. Ms. Kristiansson called the
roll.

Present: Commissioners Judith Hasko and Alexandra Von Feldt; Vice Chair Nichclas Targ; Chair Denise
Gilbert
Absent: Commissioner Nate McKitterick

Staff Present:  Tom Vlasic, Town Planner
Karen Kristiansson, Deputy Town Planner
Craig Hughes, Town Council liaison

ORAL COMMUNICATIONS

None.

REGULAR AGENDA

(1) PUBLIC HEARING: Proposed Zoning Or

on IVIaroh 5, 2014 said the proposed ordinan v 'k lley into compliance with the SDBL but
wouldn't create any addltlonal 3 ati ents related to processmg requests
to use the SDBL and enable

« eflecting Commissioner requests; 1) It
Town retaining dlscret|onary approval of prOJects and

ﬁﬁﬁﬁﬁﬁ

ample ? th‘i first draft, Ms. Kristiansson reiterated that those
lustrative o d perta] g to the oﬁlysifol;lr properties in Town where the SDBL could legally be
JTezoning, but de velop has been' proposed for any of the four properties and none is
Iso emphasnzeda that the" ‘ugmg Element will not identify any other sites for rezoning, but

: 'égt its ho sfng needs numbers primarily through a combination of second

g*of the proposed ordinance by the Town Council. She confirmed that the
IpHor to voting on the proposed ordinance.

In response to Gommissioner Has o, Ms. Kristiansson said the “maximum base density” mentioned in Section
18.17.040 is deflned in state law.

With no further Commissioner guestions or comments, Chair Gilbert opened the public hearing. No one came
forward, so she closed the public hearing and brought the matter back to the Commission.

It was clarified that the Planning Commission would held this one public hearing, but the Town Council would
have two — one for the first reading of the ordinance and another for the second reading.

Planning Commission Meeting Minutes — 4/2/14 _ : Page 1



DRAFT UNAPPROVED MINUTES

Vice Chair Targ complimented staff on baoth the presentation and the proposed ordinance, including incorporation
of recommendations. He said it's unusual for additional rules to actually increase flexibility and make a process
proceed more smoothly, but that's the case with this ordinance,

Commissioner Hasko agreed that the ordinance makes sense to give the Town a framework for implementation
of the SDBL.

Vice Chair Targ moved to approve the resolution of the Planning Commission recommending the Town Council's
adoption of the proposed SDBL implementation ordinance, which would add Chapter 18,17 (State Density Bonus
Law) to Title 18 (Zoning) of the Portala Valley Municipal Code. Seconded by Councilmember Hasko, the moticn
carried 4-0.

(1)  CONTINUED STUDY SESSION: Housing Element Update *§§§§
A
E*h;ét
6i}

i G
AT
(g

Chair Gilbert proposed that the Commission deal one at a tlmem%\g
Element update included with Ms, Kristiansson staff report of Marg%
and Housing: Conditions and Trends" section, which focusesg ‘on*fdem g
Programs.”

e two drafted sections of the Housing
0;14 first the "Population, Employment
, and then the "Housing Element

—szm 5

Ms. Kristiansson explained that the material in thé:
Trends” section is structured the way it is because staf
though some items aren't significant issues in Portola \
updated largely by Planning Department Inte[n Alvin Jen. Data
the elimination of the long form of the U.S:{CenAsus; Mr. Jen hadit
always consistent. She said they tried to wqﬂ{*arxougd most of th ne
accuracy of the overall trends presented in th‘éﬁ‘ l.grré § Iraft. Nonet' [é
work toward completing the Housing Element gg‘ate i

by

%gmqnce numbers isn't the same as in the Amerlcan Community

missioners zlet her know if particular passages are difficult to understand, and staff

; either Iocaﬁ§ @ganother source of data or re-writing those portions,

i 1233
JE

ntln o ihe Population, Employment and Housing: Conditions and Trends draft

can try to address the

Commissioners began com
section by section.

Population Trends

2427  Chair Gilbert pointed out that this section excludes residents of The Sequoias from the population of
those who live in group quarters, but elsewhere the data includes that population. She asked why.
Ms. Kristiansson said we don’t know exactly who was counted; the data is based on what individuals
reported on their Census forms and so isn't always accurate or consistent. The interpretation is staffs
best guess based on the numbers. For instance, about 300 people live at The Sequoias, and the number
shown in group quarters in the U.S. Census for 2010 was 44, Ms. Kristiansson could not explain the drop
in group quarters numbers from 70 in 2000 to 44 in 2010, She did note that the U.S. Census definition of
“group quarters” does not fit either the Priory or The Sequoias very well, but those are the numbers the
U.S. Census has reported.
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Commissioner Hasko asked whether housing at the Priory and The Sequoias is similar. Chair Gilbert said
that it's staff and employees at the Priory and residents at the Sequoias. Ms. Kristiansson clarified that
the Priory includes dormitories for students, as well as the small monastery and separate housing units
on campus. Commissioner Hasko said that because this information is self-reported, there probably
hasn’t been a trend in the population recorded, but only how pecple identify where they live.

Chair Gilbert suggested that it could be helpful to include a statement about what the Town thinks has
happened in group quarters,

Employment Trends

2428a Chair Gilbert, noting that the table suggests that 17% of Town residents worked in Portola Valley in 18980
and the percentage increased to 25% in 2010, asked whetherf increase results primarily from people
working out of their homes. Ms. Kristiansson said yes.

3 wn,‘ and whether construction jobs were

2428h There was some discussion about the total number of
‘ l:construction jobs.

counted. Ms. Kristiansson noted that the Town does |

2428d Chair Gilbert pointed out that having approxim {
the very low income category does not necei ;
Town's affairs, teach its children, and care foriits
suggested that including low income as well as ve It (
using the adverb “generally.” Ms. Kr §t1ansson sald sri’_}gg}ch
numbers do not make a sufficient ggﬁ?%%%?e Chair Gl e

167% of those emplo ged in Town earning incomes in
‘support the concluswn that “those who administer the
]derly generally cannoﬂ%fford to live in Town.” She
- &.numbers wcful;cg§ make a better case for
e numbers andi{a\g se the section. If the
mmended omitting “generally” and saying

Vit

instead that the majority of those in a0’ t afford to'l

g1 Bl
s. Krisfiansson said that's pretty much the
ose with moderate incomes and below.

in 2013 She said that she believes they'll be able to get the real
ifficulty.

Ms. Kristiansson also e l’amed that the "New Units” count for 2010 shows the increase from 2009,
although 2009 is not mclude,d in the table. She said she would revise the table to clarify it.

Commissioners had no comments on Tenure, Overcrowded Households, Housing Conditions, or Vacancy Rates

Housing Affordability

2430c Commissioner Hasko asked about the rental housing numbers from craigslist and Trulia.
Ms. Kristiansson explained that the numbers are provided only as a snapshot to provide a sense of the
rental housing available in Town,
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Chair Gilbert said this section reads as if a comparison is being made between the numbers of rental
units available in 2001 to those available in 2013, but she believes the intention was to highlight the
increase in the range of monthly rents from in 2001 versus 2013,

2430 Vice Chair Targ asked whether the home prices (2430a) and rental rates (2430c) are presented in
constant dollars. Ms. Kristiansson said she didn't believe they were, He said everything should refer to
the same base year, perhaps using 2010 dollars.

2430g Chair Gilbert objected to the use of the word “overpaying” in the first sentence, saying that "overpaying” is
a judgment call that suggests residents are being charged more than the housing is worth, when she
believes the intent is that they're paying more than 30% of their income for housing. Ms, Kristiansson
said that “overpaying” is a housing term which specifically refers to spending more than a certain
percentage of income on housing. Vice Chair Targ said it shou| defined. Ms, Kristiansscn agreed.

Chair Gilbert alse noted that no data source is cited.

Special Housing Needs gg.ﬁ;
S '

igg‘ Rows that half of he:voting population is age 65 or
older. Ms. Kristiansson pointed to the age br% 1

indicates that about one-third of the population

[HE

2431a Commissioner Von Feldt asked whether the
ge 20 and older is over age
Ty { .

2431f In response to Chair Gilbert, 1Vls Kristlansson said ?tl’;!i?
Sequoias. $ 8, :

o

,i‘

HH
i
&¢

i
ilities, Larqe*?%touseholds Single-Parent Households with

SR i
N -“§ H i ,s
zﬁb‘ flrmed the @HAS Data Book as the data source and
blems.” She said it's a self-reported item, but she said
jdard conditions, etc.

2431r Referring to the seco entenc
houseth(;lg * Chair Gllberé sked a
over the glanni ¢
state formutaii:

s in a projected need for 10 housing units for ELI
dding the timeframe for that projection. Ms. Kristiansson said it's
Element, 2014-2022. She added that the number is based on a

fiae

Homeless

2; i

] gfruklng the last clause, so the sentence reads, “The Town believes that
,_.'Tbroblem which needs to be addressed on a regional basns "

remnesa

homelessness is a regiol

Commissioners had no comments on Rehabilitation and Replacement or Affordability for Assisted Housing
Developments.

Reqional Housing Needs Allocation

2434e Referring to “an estimated 35% of income as a guide to affordability” (in the fifth sentence), Chair Gilbert
pointed out that according to an earlier section (2430e), the federal government defines affordable
housing as housing that costs 30% or less of a household’'s income. Ms. Kristiansson said the
percentages differ depending on the source; she's seen 30%, 33%, 35% and up to 42%. Chair Gilbert
suggested that it might be worthwhile acknowledging the discrepancy.
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Ms. Kristiansson said she'd adjust the housing cost figures in the referenced table (2434d) to reflect the
30% figure. The income limits, not the percentages, are the data on the table that comes from the
California Department of Housing and Community Development, income limits for San Mateo County,
she said. Vice Chair Targ emphasized the importance of clarifying that the housing costs were derived
from the source cited, and of being consistent throughout the section.

Moving on to discuss the Housing Element Programs section, Chair Gilbert invited Ms. Kristiansson if she had
any introductory comments. Ms. Kristiansson said the housing programs had been outlined and discussed at the
March 19, 2014 Planning Commission meeting. The text covers seven programs, four of which are basically the
same as they were in the 2009 Housing Element, she said. Of the other three:

¢ The Inclusionary Housing Program would be revised to require developers to build the below-market-rate
{BMR) units rather than S|mply providing the land

¢ The Second-Unit Program would be revised to 1) allow § i
have two or more acres and 2) allow two second unifs on

nits up to 1,000 square feet on lots that
iat have more than 3.5 acres, 3) allow
Wwhen no site development permit is

required, and to revisit the performance stand ;
sufficient guidance for increased staff review. p i
i
i
¢ A new program focuses on future housing needs

this is the “vision component” that has been di
employee housing on commercial P

fund money.

. Ms. Kristiansson said
éons such as allowmg
gf the housing in-lieu

Commissioners had no comments on Proqrarr

Program 3: Second Units

Commissioner Hasko' s‘figgéested
uzg gi»

MMISs gr‘tzthat administrative review is a good idea. Chair

reamline the: Pl o 5=sto encourage more second-unit construction, but if

ertaln aboliti; it; they always have the option of forwardmg a proposal

sson st ae’sed that the program also involves reviewing and updating the
dards t6 %@sure they provide sufficient guidance.

@ﬁc

i ﬁ
An umdentlﬁe man in the aﬁJLence recommended reading the Apr|l 2, 2014 San Francisco Chrohicle
an be doné”lf San Francisco's “side units” or “granny units” aren't up to code. Chair
_Jemg Element program itself can count only second units that are new,
for eX|st|ng second units has been discussed in Portela Valley and may be
] Housing Element,

Onnolee Trapp, the Sequoias, pointed out that limiting the amount of rent landlords may charge in San
Francisco may discourage renting out second units and lead them to keep the units vacant.

Commissioners did not review the programs that remain essentially unchanged from the 2009 Housing Element;
Program 4: Shared Housing, Program 5: Fair Housing and Program 8; Energy Conservation and Sustainability.

Program 7: Explore Future Housing Needs and Potential Housing Programs

2487b Ms. Kristiansson noted the two items specifically identified for further exploration;
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1. The possibility of expanding the affiliated housing program to commercial sites, so that employers
could provide employee housing on commercial properties

2. Potential uses of the money in the Town's in-lieu housing fund, including proceeds from the sale of
the Blue Oaks BMR lots, to meet identified local affordable housing needs -

Commissioner Yon Feldt said it would be sufficient to cover those two items in the Housing Element, and other
opportunities could be explored as well, without including them in the Housing Element.

Chair Gilbert closed the public hearing. Ms. Kristiansson said staff is currently planning to bring the final draft of
the entire Housing Element back to the Planning Commission to consider at its meeting on either May 7 or May
21, 2014.

Y
I
Vice Chair Targ commented that the Housing Element upda’ce i) %23 has been efficient and, by design,
educational, and that addressing what the Town must do is the rig g d]( to take. He noted that Program 7 setus
up with a grace period for thmkmg about what we want for the 0 2% cycl ;éggkg
1113 5 HE hg
*E L1 S

ss, noting t“hga”*

ving multiple meetings, starting
Mmere detail was a good, smooth

9 the public understand

Jhair Gilbert suggeésted a staff report could

g ;i'r‘ﬁcorporate discussion of the SDBL and an

or departsffrarg issues raised by the Ad Hoc Affordable
%;;*g

é;
H
%
Eg

! v'§vtt~ the Ad g—lgc Affordable Housing Committee’s
2 Vallle: getsmﬁderway In response to Vice Chair
éjmmlttee *rp?mbers to attend the upcoming public
mittee members at the start of the update process.

i
1311
;;;%t

Chair Gilbert suggested, too, that the Planmnghj :
' f\nsmp for housjng |

ki :?

r1 the Plan’h Department transition, explaining that Town Manager Nick
4 steps (e ai the Town Council approved at its meetmg on March 26, 2014.
g fourth™ P[annmg Department employee, in the position of Planning
Director, with shs, Plar;mng TecthIé GheyAnne Brown and Assistant Planner Carol Borck continuing in their
current positions. Tom Vla§|‘c e step down as Town Planner as of May 1, 2014, Ms. Kristiansson said,
and she will fill in as Inte nner until the new Planning Director comes on board. Mr. Viasic will
continue to be involved through:th d of the calendar year, she added, gradually stepping back and providing
more of a supporting role.

Chair Gilbert said a situation came up that prompts a refresher on what to do when applicants call individual
Commissioners. She said the Town Attorney advises deferring conversations to the public discussion, but if
Commissioners take such calls, she said they should listen without commenting or opining, and then disclose the
gist of the applicant contact when the application is discussed. The risk of violating the Brown Act is a primary
reason to aveid ex parte communications with applicants, she explained, because an applicant may pass along
to one Commissioner what was exchanged in a conversation with another Commissioner.
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Commissioner Hasko moved to approve the minutes of the March 19, 2014 Special Joint ASCC/Planning
Commission Field Meeting and Regular Planning Commission meeting, as amended. Seconded by Vice Chair

Targ, the motion carried 4-0.

APPROVAL OF MINUTES
ADJOURNMENT [8:32 p.m.]

Ceputy Town Planner

Karen Kristi

Denise Gilbert, Chair
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