
     

   

_____________________________________________________________________________ 
                      
           REGULAR MEETING AGENDA 

 
7:30 PM – CALL TO ORDER AND ROLL CALL 
 

   Councilmember Derwin, Councilmember Hughes, Councilmember Richards, Vice Mayor Aalfs and Mayor Wengert 
 
ORAL COMMUNICATIONS 
 

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

 
(1)  PRESENTATION – Pacific Gas & Electric Concerning Gas Pipeline Replacement Project for Sections of Valley (3) 
                               Oak, Ohlone, Wintercreek and Acorn Streets 
 
CONSENT AGENDA 
 

    The following items listed on the Consent Agenda are considered routine and approved by one roll call 
      motion. The Mayor or any member of the Town Council or of the public may request that any item listed 
      under the Consent Agenda be removed and action taken separately. 
 

(2)  Approval of Warrant List – September 24, 2013 (4) 
 

(3)  Recommendation by Town Manager – Adoption of Local Emergency Ordinance (13) 
 

   (a)  Second Reading of Title, Waive Further Reading, and Adopt an Ordinance of the Town Council  
               of the Town of Portola Valley Replacing Chapter 2.24 [Emergency Organization and Protection] of  
    Title 2 [Administration and Personnel] of the Portola Valley Municipal Code (Ordinance No. __) 
 

(4)  Recommendation by Public Works Director – Adoption of a Resolution Accepting as Completed Town of (22) 
  Portola Valley 2013/2014 Street Resurfacing Project – Rehabilitation #2013-PW01 OBAG Funded Federal Project  
   No. STPL-5390 (005) 
   

(a) Adoption of a Resolution of the Town Council of the Town of Portola Valley to Accept as Completed  
Town of Portola Valley 2013/2014 Street Resurfacing Project – Rehabilitation #2013-PW01 and Authorizing 
Final Payment to “Half Moon Bay Grading and Paving, Inc.” Concerning Such Work, and Directing the  
Town Clerk to file a Notice of Completion (Resolution No. __) 
 

(5)  Recommendation by Mayor – Adoption of a Proclamation of the Town Council of the Town of Portola Valley (28)  
       Declaring October 19 through October 25, 2014 “Freedom from Workplace Bullies Week”  
 

(6)  Appointment by Mayor – Request for Appointment of Member to the Bicycle, Pedestrian & Traffic Safety (29) 
       Committee 
 
REGULAR AGENDA 
 

(7)  Discussion and Council Direction – Review and Discuss the Affordable Housing Programs in the Draft 2014 (32) 
       Housing Element 
 
COUNCIL, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS 
 

(8)  Reports from Commission and Committee Liaisons (118) 
                  There are no written materials for this item. 
 
WRITTEN COMMUNICATIONS 
 

(9)  Town Council Digest – September 12, 2014 (119) 
 

(10)Town Council Digest – September 19, 2014 (129) 
 
ADJOURNMENT 
 

 

    TOWN OF PORTOLA VALLEY 
       7:30 PM – Regular Meeting of the Town Council  
       Wednesday, September 24, 2014 
       Historic Schoolhouse 
       765 Portola Road, Portola Valley, CA  94028 
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ASSISTANCE FOR PEOPLE WITH DISABILITIES 

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

 
AVAILABILITY OF INFORMATION      

  Copies of all agenda reports and supporting data are available for viewing and inspection at Town Hall and at the Portola Valley 
Library located adjacent to Town Hall. In accordance with SB343, Town Council agenda materials, released less than 72 hours    
prior to the meeting, are available to the public at Town Hall, 765 Portola Road, Portola Valley, CA  94028. 

 
SUBMITTAL OF AGENDA ITEMS 

  The deadline for submittal of agenda items is 12:00 Noon WEDNESDAY of the week prior to the meeting. By law no action can 
  be taken on matters not listed on the printed agenda unless the Town Council determines that emergency action is required. 
  Non-emergency matters brought up by the public under Communications may be referred to the administrative staff for 
  appropriate action. 

 
PUBLIC HEARINGS 

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

Page 2



#1       

 

There are no written materials for this agenda item. 
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

1Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

CA   92658
0.0009/24/201448991BOANEWPORT BEACH

09/24/2014475SPECIAL EVENTS
09/24/2014
09/24/2014Event Ins, 50th Anniversary 15650ALLIANT INSURANCE SERVICES

549.00262499

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-52-4146 0.00549.00Comm'ty Events / 50th Anniv

Total:48991Check No. 549.00

Total for ALLIANT INSURANCE SERVICES 549.00

IL   60197-9011
0.0009/24/201448992BOACAROL STREAM

09/24/2014441P.O. BOX 9011
09/24/2014
09/24/2014August Statement 15676AT&T

259.70

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4318 0.00259.70Telephones

Total:48992Check No. 259.70

Total for AT&T 259.70

CA   95002
0.0009/24/201448993BOAALVISO

09/24/2014949P.O. BOX 880
09/24/201400006232
09/24/2014Emergency Irrigation Repairs 15684BAYSCAPE LANDSCAPE MGMT

3,049.00394064

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-58-4240 3,049.003,049.00Parks & Fields Maintenance

Total:48993Check No. 3,049.00

Total for BAYSCAPE LANDSCAPE MGMT 3,049.00

CA   95008
0.0009/24/201448994BOACAMPBELL

09/24/20141219230 HARRISON AVENUE
09/24/2014
09/24/2014Deposit Refund, 41 Valencia 15669BILL HAMILTON ROOFING

1,000.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
96-54-4205 0.001,000.00C&D Deposit

Total:48994Check No. 1,000.00

Total for BILL HAMILTON ROOFING 1,000.00

CA   94025844
0.0009/24/201448995BOAMENLO PARK

09/24/201400113525 ALAMEDA DE LAS PULGAS
09/24/2014(Reissue-Orig Pmt #48660 MIA)
09/24/20143/18/14 - 5/12/14 Statements 15671CALIFORNIA WATER SERVICE CO

4,160.13

0.00

Amount RelievedInvoice AmountDescriptionGL Number
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

2Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

05-64-4330 0.004,160.13Utilities

Total:48995Check No. 4,160.13

CA   94025844
0.0009/24/201448996BOAMENLO PARK

09/24/201400113525 ALAMEDA DE LAS PULGAS
09/24/2014
09/24/20148/13/14 - 9/11/14 Statements 15672CALIFORNIA WATER SERVICE CO

10,897.04

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4330 0.0010,897.04Utilities

Total:48996Check No. 10,897.04

Total for CALIFORNIA WATER SERVICE CO 15,057.17

CA   94044
0.0009/24/201448997BOAPACIFICA

09/24/2014764ATTN: KATHY O'CONNELL
09/24/2014
09/24/2014Dinner/Mtg, Wengert 15651CITY OF PACIFICA

50.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4327 0.0050.00Educ/Train: Council & Commissn

Total:48997Check No. 50.00

Total for CITY OF PACIFICA 50.00

CA   94064
0.0009/24/201448998BOAREDWOOD CITY

09/24/2014586P.O. BOX 3629
09/24/2014
09/24/2014August IT Support 15652CITY OF REDWOOD CITY (IT)

2,029.83BR33716

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-54-4216 0.002,029.83IT & Website Consultants

Total:48998Check No. 2,029.83

Total for CITY OF REDWOOD CITY (IT) 2,029.83

CA   90247-5254
0.0009/24/201448999BOAGARDENA

09/24/201400341937 W. 169TH STREET
09/24/2014
09/24/2014August Street/Litter Clean-up 15673CLEANSTREET

1,529.6275596

0.00

Amount RelievedInvoice AmountDescriptionGL Number
20-60-4262 0.00659.52Street Sweeping
20-60-4266 0.00870.10Litter Clean Up Program

Total:48999Check No. 1,529.62

Total for CLEANSTREET 1,529.62
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

3Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

CA   94063-2113
0.0009/24/201449000BOAREDWOOD CITY

09/24/201400461918 EL CAMINO REAL
09/24/2014
09/24/2014SOD Blitz Postcard 15653COPYMAT

230.2666032

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4320 0.00230.26Advertising

Total:49000Check No. 230.26

Total for COPYMAT 230.26

CA   95030-7218
0.0009/24/201449001BOALOS GATOS

09/24/20140047330 VILLAGE LANE
09/24/2014
09/24/2014July/August Applicant Charges 15654COTTON SHIRES & ASSOC. INC.

13,996.96

0.00

Amount RelievedInvoice AmountDescriptionGL Number
96-54-4190 0.0013,996.96Geologist - Charges to Appls

CA   95030-7218
0.0009/24/201449001BOALOS GATOS

09/24/20140047330 VILLAGE LANE
09/24/201400006224
09/24/2014Corte Madera Crk, Data Collect 15655COTTON SHIRES & ASSOC. INC.

7,000.0096422

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-54-4189 7,000.007,000.00Town Geologist

Total:49001Check No. 20,996.96

Total for COTTON SHIRES & ASSOC. INC. 20,996.96

CA   94028
0.0009/24/201449002BOAPORTOLA VALLEY

09/24/20140362190 ESCOBAR RD.
09/24/2014
09/24/2014Deposit Refund, 9/6/14 Event 15656CUB SCOUT PACK #163

1,000.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-00-2561 0.001,000.00Community Hall Deposits

Total:49002Check No. 1,000.00

Total for CUB SCOUT PACK #163 1,000.00

CA   90012
0.0009/24/201449003BOALOS ANGELES

09/24/20140337
09/24/2014CA Newspaper Service Bureau
09/24/2014Public Mtg Notice 8/31/14 15657DAILY JOURNAL CORPORATION

78.40B2662204

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4320 0.0078.40Advertising

Total:49003Check No. 78.40

Total for DAILY JOURNAL CORPORATION 78.40
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

4Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

CA   94025
0.0009/24/201449004BOAMENLO PARK

09/24/20142130819 LAUREL AVENUE
09/24/2014
09/24/2014Instructor Fees, Summer 2014 15680AMY DEBENEDICTIS 

1,048.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-58-4246 0.001,048.00Instructors & Class Refunds

Total:49004Check No. 1,048.00

Total for AMY DEBENEDICTIS 1,048.00

CA   94037
0.0009/24/201449005BOAMONTARA

09/24/2014632P.O. BOX 370103
09/24/2014
09/24/2014TC Landscape Maint (August) 15664GO NATIVE INC

3,200.002702

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-66-4342 0.003,200.00Landscape Supplies & Services

Total:49005Check No. 3,200.00

Total for GO NATIVE INC 3,200.00

CA   94062
0.0009/24/201449006BOAWOODSIDE

09/24/2014706741 MANZANITA ROAD
09/24/2014
09/24/2014Instructor Fees, Summer 2014 15678JEANNIE GOLDMAN 

8,938.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-58-4246 0.008,938.00Instructors & Class Refunds

Total:49006Check No. 8,938.00

Total for JEANNIE GOLDMAN 8,938.00

CA   91765
0.0009/24/201449007BOADIAMOND BAR

09/24/201411281340 VALLEY VISTA DRIVE
09/24/2014
09/24/2014Contract Svcs., 3rd Qtr 15658HINDERLITER, DE LLAMAS & ASSOC

750.000022695-IN

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-54-4214 0.00750.00Miscellaneous Consultants

Total:49007Check No. 750.00

Total for HINDERLITER, DE LLAMAS & ASSO 750.00

CA   95037
0.0009/24/201449008BOAMORGAN HILL

09/24/201403811035 APPIAN WAY
09/24/2014
09/24/2014Emergency Prep Consult, August 15674MARSHA HOVEY LLC 

2,287.50PV-07

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-54-4214 0.002,287.50Miscellaneous Consultants
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

5Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

Total:49008Check No. 2,287.50

Total for MARSHA HOVEY LLC 2,287.50

CA   94028
0.0009/24/201449009BOAPORTOLA VALLEY

09/24/2014417C/O MICHAEL WISZOWATY
09/24/2014
09/24/2014Reimb, mileage/meals 15660ALVIN JEN 

40.83

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4328 0.0026.88Mileage Reimbursement
05-64-4336 0.0013.95Miscellaneous

Total:49009Check No. 40.83

Total for ALVIN JEN 40.83

CA   94025
0.0009/24/201449010BOAMENLO PARK

09/24/201400891100 ALMA STREET
09/24/2014FLEGEL
09/24/2014August Statement 15675JORGENSON SIEGEL MCCLURE &

7,497.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-54-4182 0.005,872.50Town Attorney
96-54-4186 0.001,624.50Attorney - Charges to Appls

Total:49010Check No. 7,497.00

Total for JORGENSON SIEGEL MCCLURE & 7,497.00

CA   94131
0.0009/24/201449011BOASAN FRANCISCO

09/24/201403804068A 26TH STREET
09/24/2014
09/24/2014Instructor Fees, Summer 2014 15681BRITNEY KING 

4,871.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-58-4246 0.004,871.00Instructors & Class Refunds

Total:49011Check No. 4,871.00

Total for BRITNEY KING 4,871.00

CA   94965
0.0009/24/201449012BOASAUSALITO

09/24/201404501750 BRIDGEWAY, SUITE B208
09/24/2014
09/24/2014Engineer Services, Alpine Rd. 15666PARISI TRANSPORTATION CONSULT

347.5014-170

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-54-4192 0.00347.50Engineer Services

Total:49012Check No. 347.50

Total for PARISI TRANSPORTATION CONSU 347.50
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

6Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

   
0.0009/24/201449013BOA

09/24/20140451
09/24/2014
09/24/2014Reimb, Tech Accessories 15667DEBBIE PEDRO 

108.99

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4312 0.00108.99Office Equipment

Total:49013Check No. 108.99

Total for DEBBIE PEDRO 108.99

   
0.0009/24/201449014BOA

09/24/20140108VIA EFT
09/24/2014
09/24/2014October Health Premium 15668PERS HEALTH

15,573.73

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-50-4086 0.0015,573.73Health Insurance Medical

Total:49014Check No. 15,573.73

Total for PERS HEALTH 15,573.73

CA   94028
0.0009/24/201449015BOAPORTOLA VALLEY

09/24/201404536 APPLEWOOD LANE
09/24/2014
09/24/2014Instructor Fees, Summer 2014 15679PHILIP REILLY 

311.00

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-58-4246 0.00311.00Instructors & Class Refunds

Total:49015Check No. 311.00

Total for PHILIP REILLY 311.00

CA   95009
0.0009/24/201449016BOACAMPBELL

09/24/2014842P.O. BOX 84
09/24/201400006231
09/24/2014Grub Treatment for Fields 15683SIERRA PACIFIC TURF SUPPLY INC

555.520435444-IN

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-58-4240 555.52555.52Parks & Fields Maintenance

Total:49016Check No. 555.52

Total for SIERRA PACIFIC TURF SUPPLY IN 555.52

CA   94002-0156
0.0009/24/201449017BOABELMONT

09/24/20140132
09/24/2014
09/24/2014Dental/Vision, October 15661SMALL BUSINESS BENEFIT PLAN TR

1,986.70

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-50-4090 0.001,986.70Health Ins Dental & Vision
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

7Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

Total:49017Check No. 1,986.70

Total for SMALL BUSINESS BENEFIT PLAN 1,986.70

CA   95112
0.0009/24/201449018BOASAN JOSE

09/24/20140095510 PARROTT STREET, #6
09/24/2014
09/24/2014Security/Fire Monitor FY 14-15 15662SPARTAN ENGINEERING

900.008602M, 8603M

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-66-4346 0.00900.00Mechanical Sys Maint & Repair

Total:49018Check No. 900.00

Total for SPARTAN ENGINEERING 900.00

IA   50368-9020
0.0009/24/201449019BOADES MOINES

09/24/2014430STAPLES CREDIT PLAN
09/24/2014
09/24/2014August Statement 15677STAPLES

87.39

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4308 0.0087.39Office Supplies

Total:49019Check No. 87.39

Total for STAPLES 87.39

CA   95052-0576
0.0009/24/201449020BOASANTA CLARA

09/24/2014921P.O. BOX 576
09/24/2014
09/24/20142014-15 Dues 15682SUSTAINABLE SILICON VALLEY

1,000.001348

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4322 0.001,000.00Dues

Total:49020Check No. 1,000.00

Total for SUSTAINABLE SILICON VALLEY 1,000.00

TX   75266-0108
0.0009/24/201449021BOADALLAS

09/24/20140131P.O. BOX 660108
09/24/2014
09/24/2014August Cellular 15663VERIZON WIRELESS

145.669730997813

0.00

Amount RelievedInvoice AmountDescriptionGL Number
05-64-4318 0.00145.66Telephones

Total:49021Check No. 145.66

Total for VERIZON WIRELESS 145.66
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10:30 am
09/19/201409/24/14

INVOICE APPROVAL LIST REPORT - DETAIL WITH GL DIST

TOWN OF PORTOLA VALLEY
Time:
Date:

8Page:

Check Amount
Check Date

Invoice Description1Vendor Name Ref No. Discount Date
PO No. Pay DateInvoice Description2Vendor Name Line 2

Due Date

Invoice Number

Vendor NumberVendor Address
City Bank
State/Province     Zip/Postal

Discount AmountCheck No.
Taxes Withheld

0.00

0.00

95,478.76

95,478.76

95,478.76

Net Total:
Less Hand Check Total:

Grand Total:

Total Invoices: 32 Less Credit Memos:

Outstanding Invoice Total:
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TOWN OF PORTOLA VALLEY 
Warrant Disbursement Journal 

September 24, 2014 
 
 

Claims totaling $95,478.76 having been duly examined by me and found to be correct are hereby approved and verified by me 
as due bills against the Town of Portola Valley. 
 
 
 
 

Date________________    ________________________________ 
Nick Pegueros, Treasurer 
 
 

 
 
Motion having been duly made and seconded, the above claims are hereby approved and allowed for payment. 
 
Signed and sealed this (Date) _____________________ 
 
 
_______________________________                             _________________________________ 
Sharon Hanlon, Town Clerk     Mayor  
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______________________________ ___________________________ 
 
TO:  Mayor and Members of the Town Council 
 
FROM: Sharon Hanlon, Town Clerk 
 
DATE: September 24, 2014 
 
RE: Replacing Chapter 2.24 [Emergency Organization and Protection] of 

Title 2 [Administration and Personnel] of the Portola Valley Municipal 
Code  

 
RECOMMENDATION 
 

It is recommended that the Town Council adopt the attached ordinance replacing 
Chapter 2.24 [Emergency Organization and Protection] of Title 2 [Administration and 
Personnel] of the Portola Valley Municipal Code. 
 
BACKGROUND 
 

At its September 10, 2014 meeting, the Town Council approved as amended 
introduction of ordinance replacing Chapter 2.24 [Emergency Organization and 
Protection] of Title 2 [Administration and Personnel] of the Portola Valley Municipal 
Code. 
   
 
This matter has come before the Council for second reading of the ordinance title, 
waiving further reading and adoption of the ordinance.  
 
 
Attachments: 
Ordinance 
 
 
Approved: Nick Pegueros, Town Manager    
 

MEMORANDUM
 

TOWN OF PORTOLA VALLEY
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ORDINANCE NUMBER ________ 
 

ORDINANCE OF THE TOWN COUNCIL OF THE TOWN OF 
PORTOLA VALLEY REPLACING CHAPTER 2.24 [EMERGENCY 
ORGANIZATION AND PROTECTION] OF TITLE 2 
[ADMINISTRATION AND PERSONNEL] OF THE PORTOLA 
VALLEY MUNICIPAL CODE 

 
 
 WHEREAS, with the assistance of the Town’s emergency management 
consultant, Town staff has prepared a comprehensive revision to Municipal Code 
Chapter 2.24 [Emergency Organization and Protection] to ensure compliance across 
the California’s Office of Emergency Services (Cal-OES) model ordinance, the Portola 
Valley Municipal Code and the California Emergency Services Act; and 
 
 WHEREAS, the revisions include a statement related to inclusion of people with 
disabilities and others with access and functional needs per American Disabilities Act, 
creation of a Disaster Council that is in compliant with the model ordinance and 
standardized terminology with the Emergency Services Act, addition of new members to 
the Disaster Council for planning and coordination, and updates to succession of both 
the Town Manager/Director of Emergency Services and the Town Council; and 
 
 WHEREAS, updating Chapter 2.24 [Emergency Organization and Protection] is a 
necessary step in the advance planning for the Town’s emergency response in the 
event of a disaster.  
 
 NOW, THEREFORE, the Town Council of the Town of Portola Valley does 
ORDAIN as follows: 
 

1. AMENDMENT OF CODE.  Chapter 2.24 [Emergency Organization and 
Protection] of Title 2 [Administration and Personnel] of the Portola Valley Municipal 
Code is hereby amended in its entirety to read as follows: 
 
Sections: 
2.24.010 Purposes 
2.24.020 Definitions 
2.24.030 Inclusion 
2.24.040 Emergency Services Organization 
2.24.050 Disaster Council Membership 
2.24.060   Disaster Council Powers and Duties 
2.24.070 Emergency Operations Plan 
2.24.080  Director and Assistant Director of Emergency Services 
2.24.090   Powers and Duties of the Director and Assistant Director of 

Emergency Services 
2.24.100  Preservation of Local Government during an Emergency—

Succession 
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2.24.110  Violations—Penalty 
2.24.120  Expenditures 
 
2.24.010  Purposes 
The declared purposes of this chapter are to provide for the preparation and carrying 
out of plans for the protection of persons, property and environment within the Town in 
the event of an emergency, the direction of the emergency organization, and the 
coordination of the emergency functions with all other public agencies, corporations, 
organizations and affected private persons. 
 
2.24.020 Definitions 
A. “Emergency” as used in this chapter, means the actual or threatened existence of 
conditions of disaster or of extreme peril to the safety of persons, property and 
environment within or affecting the Town caused by such conditions as air pollution, 
drought, earthquake, epidemic, fire, flood, human acts, plant or animal infestation or 
disease, riot, severe weather, sudden and severe energy shortage, technological 
interruptions, the Governor’s warning of an earthquake or volcanic prediction, or other 
conditions including conditions resulting from war or imminent threat of war, but other 
than conditions resulting from a labor controversy, which conditions are or are likely to 
be beyond the control of the services, personnel, equipment, and facilities, requiring the 
combined forces of other political subdivisions to combat. 
 
B. “Emergency services” mean the preparation and carrying out of all emergency 
functions, other than functions for which the military forces are primarily responsible, to 
prevent, minimize, and repair injury and damage resulting from disaster. It shall not 
include preparation for any conditions relating to a labor controversy. 
 
C.  “Local emergency” means the duly proclaimed, actual or threatened, existence of 
conditions of disaster or of extreme peril to the safety of persons, property and 
environment, within or affecting the territorial limits of the Town, caused by such 
conditions as air pollution, drought, earthquake, epidemic, fire, flood, human acts, plant 
or animal infestation or disease, riot, severe weather, sudden and severe energy 
shortage, technological interruptions, the Governor’s warning of an earthquake or 
volcanic prediction, or other conditions including conditions resulting from war or 
imminent threat of war, which are, or are likely to be, beyond the control of Town 
services, personnel, equipment and facilities and requiring the combined forces of other 
public agencies to combat. “Local emergency” does not include, nor does any provision 
of this chapter apply to, any conditions resulting from a labor controversy. 
 
D. “State of emergency” means the duly proclaimed existence of conditions of disaster 
or of extreme peril to the safety of persons, property, and environment within or 
affecting the State caused by such conditions as air pollution, drought, earthquake, 
epidemic, fire, flood, human acts, plant or animal infestation or disease, riot, severe 
weather, sudden and severe energy shortage, technological interruptions, the 
Governor’s warning of an earthquake or volcanic prediction, or other conditions, which 
conditions, by reason of their magnitude, are, or are likely to be, beyond the control of 
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the services, personnel, equipment and facilities of any single county, city and county, 
or city, and require the combined forces of a mutual aid region or regions to combat. 
“State of emergency” does not include, nor does any provision of this chapter apply to, 
any conditions resulting from a labor controversy or conditions causing a “state of war 
emergency. 
 
E. “State of war emergency” means the condition which exists immediately, with or 
without a proclamation thereof by the Governor, whenever this State or Nation is 
attacked by an enemy of the United States or upon receipt by a state of a warning from 
the Federal government indicating that such an enemy attack is probable or imminent. 
 
2.24.030  Inclusion 
In accordance with Title II of the Americans with Disabilities Act ("ADA," Pub. L. 101-
336), an integrated approach to emergency planning shall be taken to provide people 
with disabilities and others with access and functional needs the same opportunities to 
benefit from emergency programs, information, facilities, services and activities as 
people without disabilities. 
 
2.24.040  Emergency Services Organization 
All officers and employees, together with those volunteer forces enrolled to aid them 
during an emergency, and all groups, organizations, and persons who may by 
agreement or operation of law, including persons impressed into service under the 
provisions of Section 2.24.090(C)(3) of this chapter, be charged with duties incident to 
the protection of life, property and environment during such emergency, shall constitute 
the emergency organization of the Town of Portola Valley. 
 
2.24.050   Disaster Council Membership 
The Portola Valley Disaster Council shall consist of the following: 

1. The Director of Emergency Services who shall be chair. 
2. The Public Works Director who shall be the vice chair. 
3. The Planning Director. 
4. The Mayor, or as an alternate, the Vice Mayor, who shall be the liaison. 
5. The Assistant Director of Emergency Services. 
6. Such chiefs of emergency services as are provided for in a current emergency 

operations plan of this jurisdiction, adopted pursuant to this chapter. 
7. Such representatives of volunteer, community based organizations, civic, 

business, labor, veterans, professional, or other organizations having an official 
emergency responsibility, as may be appointed by the Director with the advice 
and consent of the Town Council.  

 
2.24.60  Disaster Council Powers and Duties 
A. It shall be the duty of the Portola Valley Disaster Council, and it is hereby 

empowered, to develop and recommend for adoption by the Town Council, 
emergency and mutual aid plans and agreements and such ordinances and 
resolutions and rules and regulations as are necessary to implement such plans and 
agreements. 
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B. The Director of Emergency Services shall advise the Disaster Council with regard to 
the preparation and maintenance of the plan in whole or in part at times of a local 
emergency. 

C. The Disaster Council may provide direction on emergency response, planning and 
preparedness issues not mentioned above. 

D. The Disaster Council shall develop and maintain strategic emergency planning 
partnerships with other local agencies. 

E. The Disaster Council shall comply with the California Emergency Services Act and 
abide by the California Disaster and Civil Defense Master Mutual Aid Agreement. 

F. The Disaster Council, accredited by the State of California, is empowered to register 
and direct the activities of disaster service worker (DSW) volunteers within the 
sphere of influence of the Town. 

G. The Disaster Council agrees to follow established rules and regulations relating to 
the various classes of disaster service workers, scope of duties of each class, and 
manner of registration pursuant to the provisions of Government Code Section 
8585.5. 

H. The Disaster Council will also serve as the Portola Valley Citizen Corps Council with 
the following additional responsibilities: 

1. Approve DSW volunteer training and planning to ensure compliance with 
current DSW regulations and guidelines. 

2. The Assistant Director of Emergency Services will coordinate CERT 
training and exercises with Woodside Fire Protection District County Fire 
District, Ham Radio training with the Portola Valley Emergency 
Preparedness Committee (EPC) and other DSW volunteer training, as 
identified. 

I. The Disaster Council shall meet upon call of the chair or, upon call of the vice chair 
(in the absence of the chair). 

 
2.24.070 Emergency Operations Plan 
A. The Town of Portola Valley has adopted the Standardized Emergency Management 

System (SEMS) and the National Incident Management System (NIMS) as the 
preparedness, mitigation, response and recovery framework for the Emergency 
Operations Plan. 

B. The Portola Valley Disaster Council shall be responsible for the development of the 
Emergency Operations Plan, and annexes as identified, which shall provide for the 
effective mobilization of all of the resources of this jurisdiction, both public and 
private, to meet any condition constituting a local emergency, state of emergency, or 
state of war emergency; and shall provide for the organization, powers and duties, 
services and staff of the emergency organization. 

C. The plan shall also identify the sources of outside support which might be provided 
(through mutual aid and specific statutory authorities) by other jurisdictions, State 
and Federal agencies, and the private sector. 

D. Such plan shall take effect upon adoption by resolution of the Town Council. 
 
2.24.080  Director and Assistant Director of Emergency Services 
A. There is hereby created the office of Director of Emergency Services. The Town 
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Manager shall be the Director of Emergency Services. 
B. There is hereby created the office of Assistant Director of Emergency Services, who 

shall be appointed by the Director. 
 
2.24.090   Powers and Duties of the Director and Assistant Director of 
Emergency Services 
A. The Director of Emergency Services or acting Director (if the Director is unavailable) 

is hereby empowered: 
1. To request the Town Council to proclaim the existence or threatened 

existence of a “local emergency” if the governing body is in session, or to 
issue such proclamation if the Town Council is not in session. Whenever a 
local emergency is proclaimed by the Director, the Town Council shall 
take action to ratify the proclamation within seven (7) days thereafter or 
the proclamation shall have no further force or effect. 

2. To request that the Governor through appropriate channels proclaim a 
state of emergency when, in the opinion of the Director, or acting Director, 
the resources of the Town are inadequate to cope with an emergency. 

3. To represent or provide representation of the Town in all dealings with 
public or private agencies pertaining to civil preparedness in the event of 
an emergency. 

4. To control and direct the effort of this emergency organization for the 
accomplishment of the purposes of this chapter. 

5. To direct cooperation between and coordination of services and staff of 
this emergency organization; and resolve questions of authority and 
responsibility that may arise between them. 

B. The Assistant Director shall, under the supervision of the Director and with the 
assistance of Disaster Council representatives, prepare emergency plans and 
manage the emergency programs of this jurisdiction; and shall have such other 
powers and duties as may be assigned by the Director. 

C. In the event of the proclamation of a “local emergency” as herein provided, the 
proclamation of a “state of emergency” by the Governor or the Secretary of the 
California Office of Emergency Services, or the existence of a “state of war 
emergency,” the Director is hereby empowered to: 

1. Make and issue rules and regulations on matters reasonably related to the 
protection of life, property and environment as affected by the emergency; 
provided, however, that the rules and regulations must be confirmed at the 
earliest practicable time by the Town Council; 

2. Obtain vital supplies, equipment and other properties found lacking and 
needed for the protection of the life, property and environment of the 
people, and bind the Town for the fair value thereof and if required 
immediately, to commandeer the same for public use; 

3. Require emergency services of any Town officer or employee and, in the 
event of the proclamation of a state of war emergency or a state of 
emergency by the Governor in the region in which this Town is located, to 
command the aid of as many members of this community as are deemed 
necessary in the execution of his or her duties; such persons shall be 
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entitled to all privileges, benefits, and immunities as are provided by State 
law for registered disaster service workers; 

4. Requisition necessary personnel or material of any Town department or 
agency; 

5. Execute all ordinary power as Town Manager, all of the special powers 
conferred by this chapter or by resolution or emergency plan adopted 
pursuant hereto, and all powers conferred upon the Director by any 
statute, agreement approved by the Town Council, or by any other lawful 
authority. 

D. The Director of Emergency Services shall designate the order of succession to that 
office, to take effect in the event the Director is unavailable to attend meetings and 
otherwise perform duties during an emergency. The order of succession shall be: 

1. The Public Works Director. 
2. The Planning Director. 
3. The Administrative Services Director. 
4. The San Mateo County Sheriff’s Office lieutenant for Portola Valley. 
5. The San Mateo County Sheriff’s Office captain for South County. 
6. The Mayor. 
7. The Vice-Mayor. 
8. The most recent past Mayor currently serving on the Council. 
9. The remaining Council Members in order of seniority. 

 
2.24.100  Preservation of Local Government during an Emergency—
Succession 
In order to preserve local government during an emergency, the Town Council shall 
meet as soon as possible, ascertain the damage incurred as a result of the emergency, 
and fill vacancies with standby officers of the Council, as prescribed by California 
Government Code Sections 8635 through 8644.  Standby officers of the Council are the 
former members of the Council, beginning with the immediate past Council members, 
by seniority, and then to prior years, beginning with the most recent. Questions 
regarding the availability of Council members shall be decided by the remaining 
available members of said body. 
 
2.24.110  Violations—Penalty 
A. Any person, firm or corporation violating any of the provisions of this chapter is guilty 

of a misdemeanor, and each such person, firm, or corporation is guilty of a separate 
offense for each and every day or portion thereof during which any violation of any of 
the provisions of this chapter is committed, continued or permitted, and upon 
conviction of any such violation such person, firm, or corporation shall be punishable 
by a fine of not more than one thousand dollars ($1,000.00), or by imprisonment for 
not more than six (6) months, or by both such fine and imprisonment. 

B. No person, firm, or corporation shall, during a period of emergency: 
1. Willfully obstruct, hinder or delay any member of the emergency 

organization in the enforcement of any lawful rule or regulation issued 
pursuant to this chapter, or in the performance of any duty imposed upon 
him or her by virtue of this chapter; 
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2. Do any act forbidden by any lawful rule or regulation issued pursuant to 
this chapter, if such act is of such a nature as to give or be likely to give 
assistance to the enemy or imperil the lives, property or environment of 
inhabitants of this Town, or prevent, hinder or delay the defense or 
protection thereof; 

3. Wear, carry or display, without authority, any means of identification 
specified by any emergency agency of the State, County or Town. 
 

2.24.120  Expenditures 
Any expenditures made in connection with such emergency activities, including mutual 
aid activities, shall be deemed conclusively to be for the direct protection and benefit of 
the inhabitants, property and environment within the Town of Portola Valley. 
 
 2. SEVERABILITY.  If any part of this ordinance is held to be invalid or 
inapplicable to any situation by a court of competent jurisdiction, such decision shall not 
affect the validity of the remaining portions of this ordinance or the applicability of this 
ordinance to other situations. 
 
 3. ENVIRONMENTAL REVIEW.  This ordinance is not a project for the 
purposes of the California Environmental Quality Act.   
 
 4.   EFFECTIVE DATE; POSTING. This ordinance shall become effective 30 
days after the date of its adoption and shall be posted within the Town in three public 
places. 
 
 
INTRODUCED: 
 
PASSED: 
  
AYES: 
 
NOES: 
 
ABSTENTIONS: 
 
ABSENT: 
 
 
 
ATTEST: 
 
 
_________________________   By: ________________________ 
Town Clerk       Mayor 
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APPROVED AS TO FORM: 
 
 
_________________________   
Town Attorney   
 
 

Page 21



              
            

     
______________________________ _____________________________ 
 
TO:  Mayor and Members of the Town Council 
 
FROM: Howard Young, Public Works Director   
 
DATE: September 24, 2014 
 
RE: Acceptance of the Town of Portola Valley 2013/2014 Street 

Resurfacing Project – Rehabilitation #2013-PW01  
OBAG funded Federal Project No. STPL-5390(005) 

 
 
RECOMMENDATION 
It is recommended that the Town Council adopt the attached resolution accepting as 
completed the Town of Portola Valley 2013/2014 Street Resurfacing Project – 
Rehabilitation #2013-PW01, authorizing final payment concerning such work, and 
directing the Town Clerk to file a Notice of Completion.   
 
 
BACKGROUND 
The Town, as part of a countywide funding commitment, coordinated and adopted, by 
the City/County Association of Governments (C/CAG), was allocated funding under the 
MTC One Bay Area Grant Program (OBAG) for roadway rehabilitation projects through 
the Surface Transportation Program (STP) and Congestion Mitigation and Air Quality 
Improvement Program (CMAQ). Under this commitment, Portola Valley would receive 
$224,000 in grant funds for roadway rehabilitation projects. The adopted budget 
allocated $224,000 in OBAG funds and $29,000 in road impact fees for the required 
local match for a total of $253,000. The intent is to not lose any remaining OBAG 
allocated funds and expend the complete allocated amount of $253,000 at minimum. 
Bid alternates were placed to insure this goal. If additional funds remain in the CIP 
budget from the Town’s regular annual street resurfacing project, those funds can be 
utilized to supplement towards this project or its bid alternates if needed to insure 
maximum reimbursement of OBAG funds after bid opening. 
 
At its May 14, 2014 meeting, the Town Council approved the 2013/2014 Street 
Resurfacing plans and called for sealed bids for the project.  Half Moon Bay Grading 
and Paving, Inc. was awarded the contract for the project. The Council authorized the 
Town Manager to award the project to the lowest responsible bidder.  The section of 
street worked on was Alpine Road from Portola Road to Corte Madera Road. 

MEMORANDUM
 

TOWN OF PORTOLA VALLEY
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Town Council 

9/24/14 
Page 2 

 
 
DISCUSSION 
The project was substantially completed on August 21, 2014. The fiscal year 2014/2015 
adopted budget allocated $253,000.00 for this capital improvement project with 
additional funds available in the Towns annual CIP street resurfacing budget. The 
amount spent on this construction contract was $261,974.43. The additional $8,974.43 
was a portion spent on an added bid alternate item to insure expenditures reach 
maximum reimbursement rate. The bid alternate was to replace asphalt curbing. As 
indicated previously, those funds were available in the Towns annual CIP street 
resurfacing budget. 
 
The contract still requires Half Moon Bay Grading and Paving, Inc. to warranty all 
improvements for 1 year. The contractor and staff have performed a final inspection of 
the improvements.  Staff recommends to the Town Council acceptance of the 
improvements as complete.  
 
 
FISCAL IMPACT 
This action will enable final payment of retention funds to the Contractor. The Town will 
be submitting the required documentation to the California Department of 
Transportation for appropriate reimbursement to the Town. 
 
 
ATTACHMENTS  
Resolution 
Notice of Completion  

 
 

APPROVED – Nick Pegueros, Town Manager   
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RESOLUTION NO.         -2014 
 

RESOLUTION OF THE TOWN COUNCIL OF THE 
TOWN OF PORTOLA VALLEY TO ACCEPT THE COMPLETED TOWN OF PORTOLA 
VALLEY 2013/2014 STREET RESURFACING PROJECT – REHABILITATION #2013-
PW01 AND AUTHORIZING FINAL PAYMENT TO “HALF MOON BAY GRADING AND 
PAVING, INC.” CONCERNING SUCH WORK, AND DIRECTING THE TOWN CLERK 

TO FILE A NOTICE OF COMPLETION  
 
 

 WHEREAS, the Public Works Director of the Town of Portola Valley has, in 
writing, made and filed in the Office of Town Clerk his notice certifying that the work 
under the contract described above has been completed in conformance with the Plans 
and Specifications for said project, and has recommended that said work be accepted 
as complete and satisfactory, 
 
 NOW, THEREFORE, the Town Council of the Town of Portola Valley does 
RESOLVE as follows: 
 
 1.    The above-described work as mentioned in the Notice of Completion of the 
Public Works Director is hereby accepted as substantially complete, and the appropriate 
officer of the Town is authorized to make final payment concerning the above-described 
work. 
 
 2.    The Town Clerk is hereby authorized and directed to file with the County 
Recorder of the County of San Mateo, the Notice of Completion of said project within 
ten (10) days from the date of this resolution. 
 
 PASSED AND ADOPTED this_____ day of _______________, 2014. 
 
 
 
 
               ______________________________ 
                                   Mayor 
 
 
ATTEST: 
 
 
 
____________________________________ 
Town Clerk  
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This Document is Recorded 
For the Benefit of the 
Town of Portola Valley 
And is Exempt from Fee 
Per Government Code 
Sections 6103 and 27383 
 
When Recorded, Mail to: 
 
Town of Portola Valley 
765 Portola Road 
Portola Valley, CA  94028 
Attn: Town Clerk 
 
 
NOTICE OF COMPLETION 
 
 NOTICE IS HEREBY GIVEN that Half Moon Bay Grading and Paving, Inc., on July 
10, 2014, did enter into a contract for the 2013/2014 Street Resurfacing Project-
Rehabilitation #2013-PW01 situated in San Mateo County, within the Town of Portola Valley. 
Said improvements were completed in accordance with the Plans and Specifications 
adopted by the Town Council and upon the terms and conditions set forth and identified by 
the written contract. 
 
 On the 21st day of August 2014, the work provided to be done under contract was 
fully completed in accordance with the terms of the contract. 
 
 NOTICE IS FURTHER GIVEN that the public board for whom the above-described 
work was done is the Town Council of the Town of Portola Valley, a municipal corporation of 
the State of California, and that the name and address of the political subdivision for which 
the above-described work was done is in the Town of Portola Valley, State of California, 
Town Hall, 765 Portola Road, Portola Valley, California 94028. 
 
 NOTICE IS FURTHER GIVEN that the name of the contractor by whom the above-
described work was done is as follows: 
 
 
CONTRACTOR:  Half Moon Bay Grading and Paving, Inc. 
 
 
 
 

______________________________ 
        Howard Young 
        Public Works Director 
        Town of Portola Valley 
 
 
DATE:       
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I hereby certify the foregoing to be a full, true and correct copy of a resolution adopted by the 
Council of the Town of Portola Valley, California, at a meeting thereon held on the 24th day 
of September 2014, by the following vote of the members thereof: 
 
 
 
 
 
 AYES, and in favor thereof, Council members:   
 
 
 NOES, Council members:   
 
 
 ABSENT, Council members:   
 
 
 
        _____________________________ 
        Town Clerk of the 
        Town of Portola Valley 
          (SEAL) 
 
 
 
 APPROVED: 
 
 
 ________________________ 
 Mayor 
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VERIFICATION 

I certify (or declare) under penalty of perjury that the foregoing is true and correct. 

Signature 

City/State 

Date 
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Proclamation of the Portola Valley Town Council 

Declaring October 19 – October 25, 2014  
“Freedom from Workplace Bullies Week” 

 
 
 

WHEREAS, the Town of Portola Valley has an interest in promoting the social and 
economic well-being of its citizens, employees and employers; and  
 

WHEREAS, that well-being depends upon the existence of healthy and productive 
employees working in safe and abuse-free environments; and 
 

WHEREAS, research has documented the stress-related health consequences for 
individuals caused by exposure to abusive work environments; and 
 

WHEREAS, abusive work environments are costly to employers with consequences 
including reduced productivity, absenteeism, turnover, and injuries; and 
 

WHEREAS, protection from abusive work environments should apply to every worker, 
and not limited to legally protected class status based only on race, color, gender, national 
origin, age, or disability; 
 

NOW, THEREFORE, BE IT RESOLVED, that the Mayor and Council of the Town of 
Portola Valley hereby proclaim October 19-25, 2014 “Freedom from Workplace Bullies Week” 
and commends the California Healthy Workplace Advocates and the Workplace Bullying 
Institute, which raise awareness of the impacts of, and solutions for, workplace bullying in the 
U.S.; and encourages all citizens to recognize this special observance. 
 

WITNESS MY HAND AND THE SEAL OF THE TOWN OF PORTOLA VALLEY on 
this 24 day of September, 2014.  

 
 
 
     

       _________________________ 
       Mayor 
Attest: 
 
___________________________ 
Town Clerk 
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                    4536 Alpine Road 

                    Portola Valley   

                    California 94028 

 

 

 

 

 

Dear Portola Valley Town Council, 

 

The Bicycle, Pedestrian and Traffic Safety Committee (BPTS) met on September 17th. In the course of 

business, the Committee voted unanimously to approve the appointment of Deidre McQuillan as a 

member, following her introduction and interview at the August BPTS meeting. 

As Chair of BPTS, I respectfully request that the Town Council appoints Deidre to the BPTS Committee. 

 

 

Yours faithfully, 

 

Edward Holland, BPTS Committee Chair. 
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Sharon Hanlon

Submission information 
----------------------------------------- 
Submitter DB ID : 3060 
Submitter's language : Default language 
Time to take the survey : 6 min. , 8 sec. 
Submission recorded on : 7/10/2014 3:02:36 PM 
 
Survey answers 
----------------------------------------- 
Full Name:* 
  Deirdre McQuillan 
 
Name of Committee I'm Interested in Serving On:   
(Please note that only the committees currently seeking volunteers are listed.)  Bicycle Pedestrian & Traffic Safety 
[x] 
 Cable & Utilities Undergrounding    [] 
 Conservation                        [] 
 Cultural Arts                       [] 
 Emergency Preparedness              [] 
 Nature & Science                    [] 
 Parks & Recreation                  [] 
 
Email Address:* 
  dmcquillan@sbcglobal.net 
 
Address (include city/zip):* 
 
Number of years in Portola Valley:* 
  19 
 
Home Telephone Number:* 
 
Cellular Telephone Number: 
 
Other Telephone Number: 
  Not answered 
 
Preferred Telephone Contact Number 
 Home  [x] 
 Cell  [] 
 Other [] 
 
I prefer to receive Town communications via: 
 E-Mail (recommended) [x] 
 U.S. Mail            [] 
 
Please state why you have an interest in this committee, and state any background or experience you may have 
that may be useful in your service to this committee:* 
  I am interested in keeping our roads safe for all, including dog walkers (like me). I would like to educate the 
community on safe driving speeds, awareness of nature, and general courtesy towards all. 
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Thank you. 
I previously (18 years ago) sat before this committee and asked for, and received, speed signs on Cervantes. 
There had previously been none. 
 
Do you have any personal or financial interest that could be perceived by others as a conflict of interest relative 
to your service on the committee? If so, please describe:* 
  no 
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______________________________ _____________________________ 
 
TO:  Mayor and Members of the Town Council 
 
FROM: Debbie Pedro, Planning Director 
 
DATE: September 24, 2014 
 
RE: Discussion of policies and programs to incentivize the production of 

affordable housing units in the Town of Portola Valley 
 
RECOMMENDATION 
Review and discuss the affordable housing programs in the draft 2014 Housing Element 
and provide staff with direction on priorities and next steps.  
 
BACKGROUND 
On June 18, 2014, the Town Council voted 5-0 to approve the draft 2014 Housing 
Element and authorized staff to submit the document to the California Housing and 
Community Development Department (HCD) for review and certification.  The document 
is currently under review by HCD staff for compliance with State law and a response 
from the State is expected by the end of October, 2014. 
 
The Town’s Regional Housing Needs Allocation (RHNA) number for the 2014 – 2022 
planning period is 64 housing units, of which 51 must be affordable to households with 
moderate incomes or below.  In the past, the Town had planned for and produced 
affordable housing units in the low, very low, and extremely low income categories 
through the Second Units and the Affiliated Housing programs.  

Portola Valley’s Regional Housing Need Requirements, 2014-2022 

Income Category Units Projection Primary Program(s) 

Extremely Low 10 26 Second Units 

Very Low 11 0 Second Units 

Low 15 14 Second Units/Affiliated Housing 

BMR Subtotal 36 40  

Moderate 15 15 Second Units/Affiliated Housing 

Above Moderate 13 40 Market rate  

Total 64 95  

MEMORANDUM
 

TOWN OF PORTOLA VALLEY
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Page 2 
September 24, 2014 

 

 

DISCUSSION 
The Town’s 2014 Housing Element contains four key affordable housing programs: 
Inclusionary Housing, Affiliated Housing, Shared Housing, and Second Units. A brief 
summary of each program is provided below:  
 
Program 1:  Inclusionary Housing  
In 1991, the Town adopted an inclusionary housing ordinance (Ord. 1991-262) requiring 
developers to provide 15% of new lots to the Town for below market rate housing as 
part of every subdivision.  The Town will be updating the Inclusionary Housing program 
to require developers to build affordable housing units with an approved subdivision, 
reducing the percentage of lots required for below market rate housing, and/or applying 
a housing impact fee to projects.  As part of the update process, the Town should 
consider participating in the County-Wide Housing Nexus Study which is needed to 
support any amendments to the Town’s inclusionary housing requirements. 
 
Program 2: Affiliated Housing 
The Affiliated Housing program, which was first adopted by the Town in 1990, permits 
the development of affordable multifamily housing for employees and staff on three 
designated institutional sites: The Sequoias, Woodside Priory School, and the Stanford 
Wedge.  As part of the Priory School master plan approved by the Council in 2005, 
eleven housing units have been approved on the property.  The Priory plans to 
construct these units in phases and expect all eleven units to be completed by 2022.   
 
At this time, neither the Sequoias nor Stanford University has immediate plans to build 
employee housing on their property. The Town will continue to engage all three property 
owners on a regular basis to encourage and assist them with any potential plans for 
providing housing on these properties.  
 
Program 3: Second Units 
Historically, the Town has relied on second units to provide most of the affordable 
housing stock as they can be produced by market forces without a significant subsidy 
by the Town.  Program 3 of the draft 2014 Housing Element calls for the following three 
amendments to the Second Unit Program that will incentivize homeowners to add 
second units on their property. 
 

1. Allow second units on parcels two acres or larger to have up to 1,000 square feet 
of floor area, rather than the current limit of 750 square feet. 
 

2. Allow two second units to be built on parcels 3.5 acres or larger.  One of the units 
would need to be attached to the main house and the other unit would be a 
detached structure.  This change will allow owners of larger properties to 
accommodate more housing, particularly for family members and potentially 
employees such as service workers or caregivers. 
 

3. Allow staff level review and approval of second units up to 750 square feet, 
rather than the current limit of 400 square feet.  As part of this program, the 
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Page 3 
September 24, 2014 

 

 

performance standards would be reviewed and updated as necessary and staff 
would be able to refer applications to the ASCC if appropriate. 

 
Between July of 2008 and December of 2013, the Town approved 29 second units, for 
an average of 5.3 new units per year.  If the above changes to the Second Unit program 
are effectuated through   amendments, it is estimated that approximately 52 new 
second units will be built during the Housing Element cycle of 2014-2022.  
 
Program 4:  Shared Housing 
The Human Investment Project for Housing (HIP Housing) is a nonprofit organization in 
San Mateo County that matches people looking for housing with people who wish to 
rent rooms in houses they own.  Although Portola Valley is currently in the area served 
by HIP Housing, there is no formal arrangement with the organization. In FY 2014-15, 
the Town contributed $3,000 to support the program.  Portola Valley will continue work 
with HIP Housing to publicize its home-sharing program to residents and employees, 
with the aim of increasing the number of placements in Town. The quantified objective 
for this program was to place two to three low or very low income persons in houses in 
the town each year.  Even though participation is low, this program does appear to 
address the affordable housing need in the Town.   
 
FISCAL IMPACT 
There is no direct fiscal impact associated with the recommendation in this report.  
 
ATTACHMENT  
1. Draft 2014 Housing Element approved by the Town Council on June 18, 2014 

 
APPROVED – Nick Pegueros, Town Manager   
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Introduction	

2400  The housing element of the general plan examines the success of the previous 
housing element, the need for and status of housing in the town, constraints on the 
provision of housing, and sites available for housing.  Building on this foundation, 
the element sets forth the goals and policies of the town with regard to housing 
and establishes programs to increase the supply of housing, and especially 
affordable housing, in the town.  This version of the housing element is an update 
and revision of the housing element which was first adopted by the Town of Portola 
Valley in 1969.   

2401  The element also responds to the state requirements for housing elements as set 
forth in Government Code Section 65580 et seq.  Accordingly, this revision of the 
element addresses Portola Valley’s share of regional housing need as determined 
by the San Mateo County subregion allocation process for the 2014‐2022 planning 
period.   

2402  The element begins with an evaluation of the current housing element, which was 
adopted in 2009.  Many programs from that element have been continued into the 
current housing element.  Most of the continued programs have been updated and 
changed in response to situations the town has encountered over the years in 
implementing the programs. 

2403  Next is a detailed examination of population, employment and housing conditions 
and trends in Portola Valley.  The primary findings of this section are that there is a 
need for additional affordable housing for the elderly and for people who work in 
town. 

2404  The constraints analysis looks at both governmental and nongovernmental 
constraints.  There are a number of constraints, including necessary subdivision and 
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zoning standards, infrastructure and public service constraints, construction costs, 
and the extremely high cost of land in town.  The high land cost in particular makes 
it unlikely that any nonprofit housing developer would be able to produce 
affordable housing, or even a mixed income development, if the developer had to 
pay the full land cost.  As a result, this element includes programs that are intended 
to mitigate or work around this constraint. 

2405  In the site inventory section, information is provided on sites available for 
development in town.  The land available for development is limited by factors such 
as the San Andreas fault, steep slopes and landslides.  This section demonstrates 
that, as a result of the town’s housing programs, there are sufficient sites available 
for housing to meet the town’s share of the regional housing need. 

2406  The town’s goals and policies for housing development in town are then presented, 
followed by detailed descriptions of the programs and quantified objectives 
included in the element.  The action plan then summarizes the actions the town will 
need to take to implement the programs and describes the expected results. 

2407  This housing element includes seven programs:   

1) Inclusionary Housing 

2) Affiliated Housing 

3) Second Units 

4) Shared Housing  

5) Fair Housing 

6) Energy Conservation and Sustainability 

7) Explore Future Housing Needs and Potential Housing Programs  
 
Finally, an Action Plan at the end of the element spells out the steps that need to be 
taken in order to implement the program, and when each step should occur during 
the remainder of the 2014‐2022 planning period. 

Public	Participation	

2408  During the housing element update process, the town posted information on the 
town’s website, held 10 advertised and open study sessions on various portions of 
the housing element, distributed information through the Town’s e‐Notification 
system to anyone who expressed an interest in housing, mailed postcards to all 
town residents, and posted information on the Portola Valley Forum, an active list 
serve with over 2,300 members.   

  Town staff also participated in the 21 Elements housing element efforts in San 
Mateo County.  This included attending panel discussions focusing on developers, 
housing advocates and funders, special needs and sustainability.  In addition, 
information about the town’s housing element update process was provided to 
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local housing advocates and stakeholders through the 21 Elements list serve and 
more widely to the stakeholder list developed by the 21 Elements effort. 

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

Consistency	with	Other	General	Plan	Elements	

2409  This element and the adopted elements of the General Plan have been compared 
for consistency.  At the same time that the Housing Element is adopted, Section 
2106e of the Land Use Element will be updated to reflect the revised name and 
Section number for the Affiliated Housing Program.  No other conflicts with the 
other General Plan elements were found.  Any other elements of the General Plan 
that are amended during the planning period will be drafted to be consistent with 
this housing element.   
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Evaluation	of	2009	Element	

2410  Portola Valley’s current housing element was adopted in 2009.  The element has 
thirteen programs, which are described and analyzed below.   

Program	1:		Inclusionary	Housing	Requirements	

2411  This program requires that 15% of the lots in new subdivisions be deeded to the 
town for affordable housing.  Each lot can be developed with two to four housing 
units.  The lots are to be improved and ready for development as an integral part of 
the subdivision.  As an incentive, a density bonus of 10% is also provided.  
Subdividers of sites with fewer than seven lots pay a fee in lieu of providing a lot, 
while subdividers of sites with seven or more lots pay a fee for fractional lots.  
These in‐lieu fees are placed in a restricted fund titled the Inclusionary Housing In‐
Lieu Fund for affordable housing programs and projects. 

2411a  In 2009, the Town held title to four lots in the Blue Oaks subdivision which had 
been provided to the Town for below market rate, moderate income housing, but 
had been unable to find a developer to build the units.  The housing element called 
for the Town to explore two options:  1) building the homes on the lots, or 2) selling 
the lots and using the funds to acquire another site in town.  The intention was for 
the eight moderate income units to be built by the end of the planning period. 

Status	

2411b  To implement this program, the Town first considered the constraints that 
developers had noted concerning development of the lots.  These constraints 
included the small size of the project, the hilly topography of the lots, and the 
somewhat remote location of the lots.  The Town also looked at a number of 
potential sites, but found that most were constrained by either availability or cost.   

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

2411d  As was mentioned earlier, the other contingency was for the Town to be able to sell 
the Blue Oaks inclusionary housing lots, and this was completed.  This involved 
amending the Planned Unit Development Agreement for the subdivision, 
processing a lot line adjustment to create two larger lots out of the four smaller 
inclusionary housing lots, and finally selling the lots.  The sale closed on December 
12, 2012 and resulted in the Town receiving $2,790,096 net of closing costs, which 
was deposited in the Town’s Inclusionary Housing In‐Lieu Fund.   

2411e  Because of the sale of the Blue Oaks lots, the difficulties in attempting to purchase 
900 Portola Road, the upcoming Housing Element Update, and the desire to build 
community consensus for future affordable housing efforts, the Town Council 
created an Ad‐Hoc Housing Committee (AHHC) early in 2013.  The AHHC was 
charged with developing an affordable housing mission statement for the town 
along with criteria for considering potential affordable housing programs and sites. 
The AHHC completed their work in May and their report was reviewed by the Town 
Council in June 2013.  The Town Council accepted the report and forwarded it to 
the Planning Commission for consideration in drafting this 2014 Housing Element 
Update.  The report is available on the Town’s website. 

2411f  To summarize, the Town worked to implement this program during the planning 
period and was able to make progress by determining that construction of below 
market rate units at the Blue Oaks location would not be feasible and selling the 
lots.  The Town attempted to purchase an alternative site but was not able to do so 
because of hazardous materials issues that could not be resolved in a timely way.  
As a result, the Town currently has a total of $2,873,992 in its in‐lieu housing fund.  
As called for in Program 7 of the 2014 Housing Element, the Town will be working 
to determine the best appproach to using these funds to provide affordable 
housing to serve, at a minimum, eight moderate income households.  This housing 
would be provided in addition to the housing allocated to the Town for the 2014‐
2022 planning period. 

Program	2:		Multifamily	Housing	

2412  This program allows multifamily housing to be built on three sites in town:  the 
Sequoias, the Priory School, and the Stanford Wedge.  Seven housing units have 
been built at the Priory School through this program, and eleven more have been 
authorized there under the Priory’s adopted master plan. 

2412a  As was set forth in the adopted 2009 housing element, the town would monitor this 
program, work with the Priory towards construction of their authorized housing 
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units, and also continue to discuss the program with representatives of both the 
Sequoias and Stanford. 

Status	

2412b  The Priory School has been working on implementing its master plan as funds allow.  
The school has not yet built the eleven housing units authorized by the master plan, 
but school representatives have stated that the school does still intend to construct 
the housing, although they may first want to amend the master plan to change the 
location of the housing, among other things.  In any case, these units are still 
authorized through the approved master plan and could be built when the Priory 
desires to do so.  

2412c  Town staff has met with staff at the Sequoias to discuss the possibility of building 
affordable employee housing on their land and to express town support for the 
idea.  The staff at the Sequoias are going to explore this option with the non‐profit 
management agency and residents. 

2412d  Stanford University has expressed no interest in developing the Stanford Wedge 
parcel, and staff have been told that there are currently no plans for the parcel.   

2412e  This update of the housing element continues the multifamily housing program 
with no modifications.   

Program	3:		Second	Units	

2413  This program allows second units to be constructed throughout most of the town 
on lots one acre or larger in size.  The 2009 called for the town to take four actions 
to further encourage second units and increase production so that a total of 34 
second units would be permitted during the planning period.  The four actions 
were: 

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

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

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

4. Increase publicity about second units. 

Status	

2413a  The town has carried out all four of these actions.  In January 2011, the zoning 
ordinance was amended to allow staff level approval for units created by 

Page 42



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  7 

converting space on the first floor of an existing home, and also for units 400 
square feet in size or smaller.  The second unit manual is complete and was posted 
on the town’s webpage in February 2012.  Additional information has been added 
to the town’s website about second units, and a handout about second units has 
been created and is available at Town Hall. 

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

Year  2nd Units Projected  2nd Units Permitted 

2008 (6 months)  2.5  1 

2009  4.9  3 

2010  6  8 

2011  6  5 

2012  6  4 

2013  6  8 

2014 (6 months)  3  3 (to date) 

TOTAL  34  32 

 

2413c  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 five years, not including 2014 is 
5.3 units per year, which is less than the target of 6 units per year, but it does 
appear that the number of applications for second units are increasing. 

2413d  Second units appear to be a very effective way of providing affordable housing in 
Portola Valley.  This is probably due to a couple of reasons.  First, second units are 
generally smaller and therefore more affordable.  Second, second units are often 
used as housing for elderly relatives who may have low incomes, or for staff who 
work at the primary residence.  As Portola Valley’s population continues to age, 
second units may be a desirable way for older residents to remain in town, since 
they can rent out one of the homes to relatives or caretakers while living in the 
other.  Second units are also the only type of affordable housing that is likely to be 
provided in Portola Valley by market forces, without a significant subsidy.  This 
housing element therefore continues the second units program and adds 
components to the program to further encourage second units in the town. 

Program	4:		Waiver	of	Fees	

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

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

Program	5:		Shared	Housing	

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

Status	

2415a  The town continues to encourage participation in the shared housing program.  HIP 
Housing has conducted some outreach in town, including sending information to 
churches, schools, and Town Hall.  The organization also presented information 
about the program at a Town Council meeting in January 2014.  Approximately 3 
town residents call HIP Housing each year to ask about the program.   

2415b  Information on participation was available starting in 1995.  Two housing providers 
signed up to participate in the program in the four years from 1995 to 1999 and 
were matched with housing seekers.  During that same time period, five other town 
residents who were looking for shared housing signed up with the program and 
were placed in housing outside the town.  Between 2000 and 2008, two housing 
providers signed up for the program, and one was matched with a housing seeker.  
In addition, seven residents from Portola Valley were assisted with finding housing.  
From 2009 through 2013, eight Portola Valley residents and nine people who were 
employed in the Town were screened for participation.  Two residents and one 
employee were able to find housing through the program.  

2415c  Because of the relatively high number of older residents living in town who may 
have homes larger than they need, this program seems like a good match for the 
town.  The town will continue this program and will work with HIP Housing to 
provide information about the program to residents.  Even though participation is 
low, this program does appear to address a need in the town.   

Program	6:		Emergency	Shelters		

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

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

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

Program	7:		State‐Required	Density	Bonuses	

2417  The 2009 housing element stated that the town would develop and adopt an 
ordinance to implement state density bonus law.   

Status	

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

Program	8:		Fair	Housing	

2418  The town provides information about fair housing services that Project Sentinel 
provides under the terms of a contract with San Mateo County.  

Status	

2418a  Staff at Project Sentinel say that there have been minimal inquiries about fair 
housing issues in the town, and that discrimination and landlord‐tenant problems 
do not appear to be significant issues in Portola Valley.   

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

2419  The 2009 housing element identified several constraints to housing for people with 
disabilities and called for four changes to be made to the town’s zoning ordinance, 
as well as adoption of a reasonable accommodations ordinance.  The four changes 
were: 

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

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

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

Status	

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

Program	10:		Housing	Impact	Fee	

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

Status	

2420a  This work was delayed first to allow the completion of a comprehensive update of 
all planning, engineering and building fees in 2012 and then to allow staff time to 
be focused on the attempt to purchase a site for the inclusionary housing program 
and then to support the Ad Hoc Housing Committee.  In this housing element, this 
program has been combined with the inclusionary housing program, so that the 
town can consider whether or not to adopt an impact fee at the same time that the 
town amends its inclusionary housing program. 

Program	11:		Farmworker	Housing	Zoning	Amendments	

2421  This program called for amendments to the town’s zoning ordinance to treat 
farmworker housing for six or fewer persons the same way as single family homes, 
and for farmworker dormitories to be treated as an agricultural land use. 

Status	

2421a  These zoning amendments were adopted in January 2011. 

Program	12:		Transitional	and	Supportive	Housing	Zoning	Amendments	

2422  To comply with state law, the 2009 housing element stated that the town would 
amend its zoning ordinance to provide that transitional and supportive housing be 
treated as a residential land use subject only to those restrictions that would apply 
to other residential uses of the same type in the same zoning district. 

Status	

2422a  These zoning amendments were adopted in January 2011. 
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Program	13:		Continue	Existing	Energy	Conservation	Measures	and	Implement	
Sustainability	Element	

2423  Portola Valley has had regulations that encourage energy conservation for years, 
including permitting solar installations, supporting energy efficient design, and 
clustered development.  The town adopted a Sustainability Element to its general 
plan in 2009, which included the energy conservation program from the town’s 
previous housing element.  The 2009 Housing Element called for the town to 
continue existing green and energy conservation measures, and to implement the 
Sustainability Element.   

Status	

2423a  In 2010, the town adopted several ordinances related to energy and resource 
conservation.  These were a green building ordinance using the “Build It Green 
Green Point Rated” system for new homes, major remodeling projects, and 
additions; an indoor water conservation ordinance; and a water conservation in 
landscaping ordinance.  The town will be reviewing its green building ordinance in 
2014 in light of the changes to CalGreen 2013. 

2423b  The town has also been encouraging energy and water conservation in existing 
homes through the state’s Energy Upgrade California program, California Water 
Service’s rebate programs, and other voluntary measures and tools developed by 
the town’s Sustainability Committee.  The town has also appointed an Ad Hoc 
Water Conservation Task Force to focus on water conservation issues, and in 2014 
the town expects to adopt a Climate Action Plan.  

Summary	

2424  The Town has adopted all of the code changes called for by programs in the 2009 
Housing Element, including provisions related to fee waivers, emergency shelters, 
transitional and supportive housing, farmworker housing, removal of constraints to 
housing for people with disabilities, a reasonable accommodations ordinance, and 
state density bonus law.  As a result, Programs 4, 6, 7, 9, 11, and 12 have been 
completed and no longer need to be included in the housing element.  The 
remaining seven programs will all be continued in the 2014 Housing Element, with 
modifications as discussed above and in the Housing Programs section of this 
element. 
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Population,	Employment	and	Housing:	
Conditions	&	Trends	
 

2425  This section provides information on population trends, employment trends, 
housing characteristics, and special housing needs in Portola Valley.  The 
information is required by state law and provides a context in order to assist the 
town in planning for suitable housing in the future.   

2426  The analysis shows that there is a particular need for housing that is affordable to 
the elderly and to people who work in the town. The proportion of the town’s 
population over 64 has risen from about 6.7% in 1960 to 27% in 2010, and senior 
citizens comprise the majority of lower income households in town.  A survey of the 
town’s largest employers reveals that most of the people who teach the town’s 
children, work for town government, and provide services for the town’s senior 
citizens cannot afford to live in Portola Valley. 

Population	Trends	

2427  According to the U.S. Census, Portola Valley’s population decreased 2.44% between 
2000 and 2010.  The table below compares the total population, the population in 
group quarters, the population in households and persons per household in 2000 
and 2010.    The population in group quarters likely consists primarily of people 
residing at the Priory School, and does not include the Sequoias. It appears that the 
population at the Sequoias did not report themselves as living in group quarters, 
but rather as living in individual units. 

Population Growth: 1990 and 2000 
Year  Total 

Population 
Population in Group 

Quarters 
Population in 
Households 

Average 
Persons per 
Household 

2000  4,462  70 4,392 2.58 
2010  4,353  44 4,309 2.47 

Note: A group quarters is a place where people live or stay, in a group living arrangement, that is 
owned or managed by an entity or organization providing housing and/or services for the residents. 
This is not a typical household‐type living arrangement. These services may include custodial or 
medical care as well as other types of assistance, and residency is commonly restricted to those 
receiving these services. People living in group quarters are usually not related to each other.  

Group quarters include such places as college residence halls, residential treatment centers, skilled 
nursing facilities, group homes, military barracks, correctional facilities, and workers’ dormitories 
Source:  U.S. Census. 

2427a  Changes in the age distribution from 1960 to 2010, as reflected in the U.S. Census, 
are shown in the table below. The percentage in all major age groups increased 
slightly between 2000 and 2010 except for people under age five and between the 
ages of 20 and 44. The percentage of people age 65 and over continues to grow. 
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These shifts are important to consider both from the town’s housing and other 
planning/service factors. 

Percentage Distribution by Age Group 1960, 1970, 1980, 1990, 2000, 2010 
Age Group  1960 1970 1980 1990 2000  2010
Under 5  11.3  5.1 3.5 5.6 5.0  4.0
5‐19  29.2  30.1 22.4 15.2 19.2  20.3
20‐44  35.4  32.3 30.5 32.4 21.4  14.3
45‐64  17.4  22.3 29.2 28.1 33.5  34.4
65+  6.7  10.2 14.4 18.7 21.0  27
Totals  100.0 100.0 100.0 100.0 100.0  100.0

Source: U.S. Census 

Employment	Trends	

2428  The number of employed residents in Portola Valley decreased by nearly 20%, from 
2,008 in 2000 to 1,640 in 2010.  This is likely related to the increase in the 
population of residents aged 65 and older, and the decrease in residents aged 20‐
44.   

2428a  Through the 2008‐2012 American Community Survey, 1,512 Portola Valley 
residents reported place of employment. Approximately one quarter of these 
residents work in town, with another quarter working elsewhere in San Mateo 
County.   

Portola Valley Residents’ Places of Employment,  
1990, 2000 and 2010 

Location  1990* %  2000* %  2010** % 

Portola Valley  358  17%  362  18%  373  25%

Rest of San Mateo County  565  27%  484  25%  357  24%

Outside the County  1,155  56%  1,128  57%  782  52%

Total  2,078  100%  1,974  100%  1,512  100%
* Source:  1990 and 2000 U.S. Census 
**Source:  2008‐2012 American Community Survey. 

 
2428b  The Town Planner estimates that there are likely approximately 1,250 – 1,500 jobs 

in town, based on a combination of information from surveys of employers and 
census data on the number of self‐employed residents, plus a margin for household 
staff.  This is consistent with the estimate of 1,500 jobs shown for the town in the 
Association of Bay Area Governments’ (ABAG) Projections 2013.   

2428c  Little new office and commercial development is anticipated.  Only 18 acres of land 
are planned and zoned for commercial and office uses, and most of that land is 
developed.  The town continues to provide housing for people who work 
elsewhere, helping to relieve the jobs/housing imbalance in other Peninsula cities 
that have more jobs than employed residents.   
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2428d  Many employees in town are non‐residents, in part because they cannot afford to 
live in Portola Valley.  In 2004, surveys of the four largest employers in town (the 
town government, the school district and two institutional employers) revealed 
that only about 4% of those employed in town earned incomes that would be in the 
above moderate income category for a family of three, whereas approximately 85% 
earned incomes in the very low or low income categories.  While these numbers 
may have changed somewhat, the overall situation is likely very similar.  Unless 
employees have other household members who earn significantly more, it appears 
that most of those who administer the town’s affairs, teach its children, and care 
for its elderly cannot afford to live in town.   

Housing	Characteristics	

2429  Portola Valley is a community of single family residences, mostly on lots ranging 
from one to two‐and‐a‐half acres or more.  The exceptions are in the older part of 
the town that has some lots as small as 4,000 square feet, and three other small 
areas with minimum lot sizes of 15,000 or 20,000 square feet.  Under conditions 
specified in the general plan and land use regulations, the town permits cluster 
development, second units on single‐family parcels one acre or larger, shared living 
arrangements and manufactured (mobile) homes.  The location and density of 
housing development is controlled largely by natural conditions, particularly the 
San Andreas Fault, which crosses through the town, steep and potentially unstable 
slopes, and flood hazard areas along creek channels. 

2429a  According to the California Department of Finance, the number of housing units in 
Portola Valley is projected to increase by 130 from 1,772 in 2000 to 1,902 in 2013, 
an average of 10 units per year. In comparison, actual numbers from the Town’s 
records show that from the 2000‐2001 fiscal year to 2012‐2013 fiscal year, a total of 
111 building permits were issued for new home construction.  This averages out to 
8.5 units per year, which is slightly less than the state estimate. 

2429b  Portola Valley’s housing supply between 2000 and 2013 is summarized in the table 
below, as estimated by the California Department of Finance. According to this 
data, 130 single family homes were added during that period.  Although permitted, 
no manufactured homes were added.  These estimates indicate that Portola Valley 
has 38 multifamily units in 2‐4 unit structures, and 324 multifamily units in 5+ unit 
structures, for a total of 366 multi‐family units. Portola Valley does not have a 
significant number of multi‐family units other than the housing at the Sequoias and 
the Priory.  The annual housing unit count reported by the California Department of 
Finance therefore seems to include the senior housing at the Sequoias and some 
housing at the Priory as multi‐family units. 
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Housing Units, 2000, 2010‐2013 
  Total  Single  Multifamily  Mobile  Occupied 
  Units  Family  2‐4  5+  Homes  Units 

2000  1,772  1,479 0 260 0 1,700 
2010  1,895  1,533 38 324 0 1,746 
2011  1,898  1,536 38 324 0 1,749 
2012  1,900  1,538 38 324 0 1,751 
2013  1,902  1,540 38 324 0 1,753 
Source: State of California, Department of Finance, City/County Population and Housing  
Estimates, 2000‐2008, Report E‐5.   
 

 

Tenure	

2429c  According to the 2010 Census, about 80% of homes are owner‐occupied, while the 
remainder are rented.  This has not changed significantly since 1990, as shown in 
the following table of the number of housing units and percentages by tenure. 

Tenure of Housing Units: 1980, 1990, 2000 and 2010 

  
Renter‐Occupied 

Units 
Owner‐Occupied 

Units 
Total Occupied 

Units 

1980  97  (8%)  1,142  (92%)  1,239  (100%) 

1990  303  (19.60%) 1,327  (81.40%) 1,630  (100%) 

2000  257  (15.1%)  1,443  (84.9%)  1,700  (100%) 

2010  354  (20.30%) 1,392  (79.71%) 1,746  (100%) 
Source: 1980, 1990 ,2000 SF 2 and 2010  U.S. Census SF 1. 

 
Overcrowded	Households	

2429d  Most houses in Portola Valley are large.  The 2010 Census reports that 70% of the 
housing units had six or more rooms (“rooms” do not include bathrooms, storage 
areas, or areas separated by less than a floor to ceiling partition).  Most new homes 
in Portola Valley are now between 5,500 and 6,000 square feet plus basements.  In 
the past six fiscal years (2007 – 2013), Portola Valley has issued 37 new building 
permits for additions, indicating that the existing housing stock is also getting 
larger. 

2429e  The U.S. Census defines "overcrowding" as 1.01 or more persons per room in a 
housing unit.  Under this definition, Portola Valley had 0 overcrowded units in 2010.  
Given this information, as well as the small number of units affected and the 
generally large size of homes in Portola Valley, overcrowding does not appear to be 
a significant problem in the town. 
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Housing	Condition	

2429f  Most homes in Portola Valley are in good condition. The 2007‐2011 American 
Community Survey estimates that all units have complete plumbing facilities and 
lists only 148 housing units built before 1940.   

2429g  Many houses in town are not visible from public roads, making “windshield” 
surveys of housing conditions difficult.  However, building permit records indicate a 
consistently high volume of remodeling and additions.  The town issued 303 
permits for remodels between Fiscal Year 2008‐09 and Fiscal Year 2012‐13. In 
addition, between Fiscal Year 2008‐09 and Fiscal Year 2012‐13, a total of 27 homes 
were torn down and replaced with new homes. 

2429h  The high value of properties in the town leads to a high level of maintenance, and 
over any significant period of time, the private market appears to be effective in 
eliminating substandard conditions.  None of the information available to the town 
indicates a significant problem with housing conditions. 

Vacancy	Rates	

2429i  Portola Valley had a 7.9% vacancy rate in 2010, as shown in the table below,   Most 
of the vacant units were either for rent, for seasonal or occasional use, or “other,” 
with a few for sale or not occupied. 

   Occupancy Status of Housing Stock    

Type           Number  Percent 

Total Units        1,895  100.0% 

Occupied Units        1,746  92.1% 

Vacant Units        149  7.9% 

For Rent  39  2.1% 

Rented, Not Occupied     5  0.3% 

For Sale Only     14  0.7% 

Sold, Not Occupied     4  0.2% 

For Seasonal or Occasional Use  59  3.1% 

For Migrant Workers  0  0.0% 

All Other Vacants  28  1.5% 
Source: 2010 U.S. Census SF1 

Portola Valley’s vacancy rate was higher than in the rest of San Mateo County but 
lower than the average rate for California; in 2010, the vacancy rate in San Mateo 
County as a whole was 4.9%, and the vacancy rate in the State of California was 
8.1%.  Unlike in many other communities, foreclosures are not a significant problem 
in the town. 
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Housing	Affordability	

2430  As shown in the table below, the average sales price of homes in Portola Valley has 
increased significantly over time.  In 2010 constant dollars, the average home cost 
was about $1 million in 1986 and over $2 million in 2012.   

Average Sales Prices in Portola Valley, Selected Years 
Year  Number of 

Sales 
Average Sales Price  2010 

Constant Value 
2012  63  $2,200,000   $2,089,441  
2006  39  $1,872,269   $2,025,097  
1996  65  $1,035,603  $1,439,257 
1986  Not known  $511,957  $1,018,570 

  Sourcs:  Multiple Listing Service (MLS) for areas 261, 262, 263, and 265 and Bureau of Labor Statistics 
CPI Inflation Calculator 

2430a  In the November 11, 2013 Almanac, there were seventeen homes mentioned for 
sale.  Asking prices ranged from $1.27 million to $5.85 million, with one home with 
an asking price of $13.9 million.  Not including the $13.9 million outlier, the average 
home listing price was $3.9 million.  This is much higher than the prices from 2009, 
when the February 11, 2009 Almanac listed eleven homes for sale in Portola Valley 
with asking prices between $1.1 million and $3.95 million, and averaging $2.1 
million.  The February 7, 2001 Almanac listed six homes for sale in Portola Valley 
with asking prices between $1.8 million and $3.9 million and averaged $2.5 million.  
When comparing the 2013 set of prices with those of 2001, the average asking 
prices have gone up, showing that the housing market has shown recovery since 
the most recent economic recession. 

2430b  Home prices in Portola Valley more than quadrupled between 1986 and 2012, and 
more than doubled in 2010 constant dollars.  None of the housing for sale in 
November 2013 would be considered affordable by households with moderate 
incomes or less under typical financing terms 

2430c  Rental housing in November 2013 included a total of five rental properties listed on 
craigslist and Trulia.  Rents ranged from $3,300 for a two‐bedroom second unit to 
$9,700 for a 6 bedroom, 3.5 bathroom home.  The other three homes listed ranged 
from $4,900 to $6,000 for rent per month.   For comparison, there were four rental 
units listed in the February 7, 2001 Almanac, with rents ranging from $1,500 for a 
one bedroom apartment to $5,000 for a three bedroom home.  While rents in town 
appear to have increased, they have not increased as much as the cost to purchase 
a home. 

2430e  The federal government defines “affordable housing” as housing that costs 30% or 
less of a household’s income. The table below shows average salaries for selected 
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occupations in San Mateo County, together with the affordable monthly housing 
cost.   

Average Salaries and Affordable Monthly Housing Costs 
in San Mateo County 

  Annual Salary  Affordable Monthly 
Housing Cost 

Single Wage Earner 

Senior on Social Security  $15,000  $375 

Minimum Wage Earner  $16,640  $416 

Plumber  $65,200  $1,630 

Paralegal  $71,300  $1,783 

Software Engineer  $110,000  $2,750 

Two Wage Earner Households 

Min. Wage Earner & Software Engin’r  $106,640  $2,666 

Biochemist & Elem’y School Teacher  $156,000  $3,900 
  Source:  Employment Development Department Data for San Mateo county, Mean Annual Wage, 

First Quarter 2012 

2430f  Housing costs include rent or mortgage payments, utilities, and necessary 
maintenance.  Households with above moderate incomes have numerous housing 
choices.  The primary concern is for households with moderate, low and very low 
incomes that have few choices in the housing market. 

2430g  One measure of the affordability of housing is whether households, especially low 
income households, are overpaying for housing.  The table below shows the 
number and percentage of both owners and renters in Portola Valley who are 
overpaying.   

Households Overpaying* for Housing 

Owner‐Occupied  Number  Percent 

<$35,000 income  71  83% 

$35,000‐$74,999  79  64% 

$75,000+  209  20% 

Renter‐Occupied     

<$35,000 income  101  100% 

$35,000‐$74,999  103  100% 

$75,000+  38  18% 
* Overpayment is defined by the US Census Bureau by the percentage of income spent on housing 
costs; owner‐occupied households that spend more than 38% or renters who spending more than 
30% of income on housing costs are considered to be overpaying. 
Source:  2011 American Community Survey 
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2430h  This data indicates that there are approximately 601 households in Portola Valley 
who are overpaying for housing, including all renters and most owners who have 
incomes less than $75,000 per year.   

Special	Housing	Needs	

2431  In addition to being affordable, suitable housing also must meet households’ other 
needs.  Some special housing needs are defined in the following sections. 

Elderly	

2431a  The proportion of Portola Valley’s population over age 65 continues to increase, as 
shown in the table below.  During the last forty years, the percentage of the town’s 
population that is over age 64 has more than quadrupled, from 6.7% to 27%.  While 
this is partly due to the natural aging of the population, the percentage change is 
also in part likely due to the high cost of housing, which may prevent younger 
people who have not accumulated as much capital or reached their earnings peak 
from being able to afford to live in Portola Valley. 

Percentage of People Over Age 64 in 1960, 1969, 1980, 1990, 2000, 2010 
Year  No. of People 

over Age 64 
Total Population  Percent of Total 

Population 
1960  145  2,163  6.7 
1969  458  3,849  11.9 
1980  567  3,939  14.4 
1990  786  4,194  18.7 
2000  938  4,462  21.0 
2010  1,173  4,353  27.0 

Sources: 1960 U.S. Census as adjusted by William Spangle & Associates and reported in the 1982 
Housing Element; State Department of Finance Special Census for 1969 as reported in the 1982 
Housing Element; U.S. Census for 1980, 1990 and 2000, 2010. 

 
2431b  The table below shows the income distribution for households aged 65 and older. 

There is a significant disparity in incomes for elderly households, with nearly a 
quarter having incomes below $30,000, and almost half having incomes above 
$100,000. 
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Income Distribution for Households Over Age 65 and Older 
Income  Portola Valley  San Mateo County 

Below Poverty Level  1%  6% 
<$30,000  22%  28% 
$30,000‐$49,999  7%  19% 
$50,000‐$74,999  21%  16% 
$75,000‐$99,999  5%  11% 
$100,000+  45%  26% 
Total Seniors  723  55,093 
Source: U.S. Census Bureau, 2007‐2011 American Community Survey 

2431c  Most elderly residents in Portola Valley own their homes.  Some older residents 
may own houses that are bigger than they want or need.  Long‐term older residents 
often have paid‐up mortgages or low mortgage payments and, under Proposition 
13 provisions, low property taxes.  Some literally cannot afford to move.  As they 
grow older, some residents will have difficulty maintaining their properties due to 
physical or financial constraints.  Despite their long‐standing ties to the community, 
these people may be forced to move out of the area by the shortage of suitable 
senior housing in town, in any price range. 

Households by Tenure 

  Owner Households  Renter Households 

All Ages  73%  27% 

Ages 65‐74  82%  18% 

Ages 75‐84  44%  56% 

Ages 85+  66%  34% 
Source:  2011 American Community Survey 

 
2431d  The Sequoias, a buy‐in retirement community in town operated by Northern 

California Presbyterian Homes and Services, is home to over 300 senior citizens.  
The minimum age to enter is 65, but most people are in their mid‐ to late 70s when 
they enter.  The facility provides common dining and medical care geared to various 
levels of need.  In 2013, the cost to enter ranged from $94,500 to $820,900 for 
housing, three daily meals and medical care for life.  This cost varies depending on 
the size and type of unit.  In addition, monthly costs range from about $3,406 for a 
single up to $8,492 for a two‐bedroom unit.  The monthly cost includes rent, 
utilities, meals, housekeeping, and access to on‐site nursing and physician services.  
Over 300 people are on the waiting list for a place at the Sequoias, indicating a 
strong demand for this type of senior housing. 

2431e  While the costs to live at the Sequoias are significant, the Sequoias does have a 
financial assistance program for residents.  People whose incomes and assets are 
depleted while living at the Sequoias receive aid so that they can continue to 
receive housing and medical care.  Approximately five residents receive this aid per 
year. 
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2431f  The Sequoias is an important housing option for seniors in the community.  Second 
units and shared housing provide other options for seniors who need affordable 
housing but would prefer a non‐institutional setting. 

People	with	Disabilities	

2431g  The Census Bureau defines disability as, “A long‐lasting physical, mental, or 
emotional condition. This condition can make it difficult for a person to do activities 
such as walking, climbing stairs, dressing, bathing, learning, or remembering. This 
condition can also impede a person from being able to go outside the home alone 
or to work at a job or business.” Not surprisingly, people over 65 are much more 
likely to have a disability.  

2431h  The State of California further defines developmentally disabled as a “severe and 
chronic disability that is attributable to a mental or physical impairment. The 
disability must begin before the person’s 18th birthday, be expected to continue 
indefinitely, and present a substantial disability.” Some development disabilities 
cause mental retardation and some do not. Common developmental disabilities 
include Down’s syndrome, autism, epilepsy and cerebral palsy.  

2431i  People with disabilities face many challenges when looking for housing may have 
unique housing needs. There is a limited supply of handicap accessible, affordable 
housing generally, and people with disabilities are also often extremely low income 
due to the challenge of securing long‐term employment, and to higher medical bills.  

2431j  Fair housing laws and subsequent federal and state legislation require all cities and 
counties to further housing opportunities by identifying and removing constraints 
to the development of housing for individuals with disabilities, including local land 
use and zoning barriers, and to also provide reasonable accommodation as one 
method of advancing equal access to housing. 

2431k  SB 812, signed into law in 2010, requires Housing Elements to include an analysis of 
the special housing needs of people with developmental disabilities. Additionally, 
SB 812 requires that individuals with disabilities receive public services in the least 
restrictive, most integrated setting appropriate to their needs 

2431l  As shown below, all people with developmental disabilities in Portola Valley live 
with a parent or legal guardian, and none lives independently or with supportive 
care, nor in community care facilities. 

Living Arrangements of People with Disabilities 

 
Lives with: 

Number  Percent 

Portola Valley  County  Portola Valley County

Parents/Legal Guardian  11  2,289  100%  66% 

Community Care Facility  0  605  0%  15% 
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Independent/Supportive Living  0  349  0%  2% 

Intermediate Care Facility  0  191  0%  10% 

Other  0  60  0%  2% 

Total  11  3,494  100%  100% 
Source:  Golden Gate Regional Center 
Note:  Counts are based on zip codes and may include areas outside of jurisdictional 
boundaries 

 
2431m  People in Portola Valley also have non‐developmental disabilities, such as hearing 

disabilities or vision disabilities. Some residents have both developmental and non‐
developmental disabilities.  According to the 2008‐2012 American Community 
Survey, 422 people living in Portola Valley suffered a disability.  Of the total number 
of disabled people in Portola Valley, 326 were over the age of 65, equaling 77% of 
the disabled population.  

2431n  In San Mateo County, almost a third of the senior population has some kind of 
disability. Eight percent of the total population in the county has some kind of 
disability. The most common disabilities in the county are ambulatory disabilities 
(four percent of the population) and independent living disabilities (three percent). 
The census does not have numbers specifically for Portola Valley because it is too 
small, but the percentages are likely similar to the countywide averages. 

 
2431o  The town has no data to indicate that housing for disabled persons is a significant 

unmet need in town, although the need for accessible housing can be anticipated to 
grow as the population ages. 

 
Large	Households	

2431p  According to the 2010 Census, Portola Valley had an average household size of 
2.47, which is a slight decrease from 2.58 in 2000.  The percentage of households 
with five or more persons also decreased slightly, from 9.4% in 2000 to 8.9% in 
2010.   

2431q  Most of the housing in town is well‐suited to large families.  According to the 2008‐
2012 American Community Survey, about 67% of the housing units had 6 or more 
rooms.  The median number of rooms per unit was 6.8.   During the 1990s and since 
2000, new construction added larger houses to the town, with most ranging in size 
from 5,000 to 6,000 square feet. 

Single‐Parent	Households	with	Children	

2431r  Households with a single parent and one or more children under the age of 18, 
including female‐headed households, often have fewer financial resources and 
greater needs for day care and other services than two‐parent households. 
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2431s  The 2008‐2012 American Community Survey indicates that there are 39 households 
in Portola Valley with children under 18 years and a female householder with no 
husband.  In addition, there are 26 households with children under 18 years and a 
male householder with no wife.  A total of 146 children live in these households. 

2431t  Housing in town is large and often suitable for families with children.  Further, 
schools, day care, a library, and recreation facilities are all provided in Portola 
Valley.  There is no information available to indicate an unmet need for housing for 
single‐parent households with children.  However, these households are likely to 
benefit from an increase in affordable housing options, including second units. 

Farm	workers	

2431u  The 2007‐2011 American Community Survey 5‐Year Estimates shows that zero 
Portola Valley residents list their occupation as agriculture, forestry, fishing hunting 
and mining.  Webb Ranch, on unincorporated land owned by Stanford University, is 
the major employer of farm workers in the area. Farm worker housing is provided 
on the Ranch.  As a result, there is no need for farm worker housing within Portola 
Valley.  However, to comply with state requirements, the town revised its zoning 
code in 2010 to be consist with the requirements of the California Health and Safety 
Code Sections 17021.5 and 17021.6 regarding the regulation of farmworker 
housing. 

Extremely	Low	Income	Households	

2431v  Households with extremely low incomes are those with incomes at or below 30% of 
the Area Median Income.  For San Mateo County, including Portola Valley, that 
means that a family would need to have an income of $33,950 or below to be 
considered extremely low income.  Households with extremely low incomes include 
those who receive public assistance, such as disability insurance or social security.  
However, people with full‐time jobs can also have extremely low incomes.  The 
annual income for a full‐time minimum wage job is currently $16,640 in California, 
and a single person household earning $23,750 or less is considered extremely low 
income. 

Existing	Needs	
2431w  In 2010, there were 125 extremely low income (ELI) households in Portola Valley, 

representing 7% of the total households.  About 38% of ELI households have 
housing problems, and nearly 17% are paying more than half of their incomes for 
housing.  ELI households are at risk for homelessness if there are unexpected 
expenses, such as medical bills, or with the loss of a job. 
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Extremely Low Income Households 
  Renters  Owners  Total 

Total ELI Households  75  50  125 
Percent with Housing Problems*  17%  19%  38% 
Percent with Cost Burden**  8%  9%  17% 
Percent with Severe Cost Burden***  7%  9%  16% 
* Housing problems include the following: 1) housing unit lacks complete kitchen 
facilities; 2) housing unit lacks complete plumbing facilities; 3) household is overcrowded; 
and 4) household is cost burdened. A household is said to have a housing problem if they 
have any 1 or more of these 4 problems. 

**A cost burden is defined as a household paying more than 30% of its income for housing. 
*** A severe cost burden is defined as a household paying more than 50% of its income for 
housing. 
Sources: CHAS Data Book, accessed at http://socds.huduser.org, data current as of 2010. 

 
2431x  ELI owners are more likely than renters to have a cost burden, although 

approximately the same percentage of both groups have severe cost burdens.  
Because such a high percentage of income goes to housing, ELI homeowners are at 
a very high risk for foreclosure. 

Projected	Needs	
2431y  To calculate the projected housing needs, the town assumed that 50% of its very 

low income regional housing needs are extremely low income households.  This 
results in a projected need for 10 housing units for ELI households over the plan 
period.  The main program to provide housing for these households is the town’s 
second unit program.  In addition, the shared housing program could provide some 
housing for this income level, and the housing impact fee could eventually provide 
funding for ELI households. 

Homeless	

2431z  According to the 2013 San Mateo County Homeless Census and Survey, there were 
2 homeless people counted in the town.  Because Portola Valley is a rural 
community with little access to transit or services, homeless people may not find 
the town as attractive as more urbanized areas of the mid‐Peninsula.  In the past, 
homeless people have occasionally visited one of the churches in town for 
assistance, which they offer on an as‐needed basis.  The town believes that 
homelessness is a regional problem which needs to be addressed on a regional 
basis.  

Rehabilitation	and	Replacement			

2432  The needs analysis identifies no need for rehabilitation or replacement of existing 
housing units.  As described above, the condition of housing units in town is very 
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good and maintenance occurs privately, with no known need for government 
involvement. 

Affordability	for	Assisted	Housing	Developments	

2433  The town currently has no housing units subsidized with public funds and therefore 
no need to protect the affordability of such units. 

Regional	Housing	Needs	Allocation	

2434  For each planning period, the state determines how much housing for each income 
level is needed in the region.  The Association of Bay Area Governments (ABAG) 
then usually allocates shares of the regional housing need to the cities and counties 
in the region.  In the current housing element cycle, all of the jurisdictions in San 
Mateo County banded together to form a subregion, which allowed the cities, 
towns and county to allocate the county’s share of housing among themselves.  The 
table below shows the total housing required for Portola Valley. 

Portola Valley’s Regional Housing Need Requirements, 2014‐2022 

Income Level  Units 

Extremely Low  10 

Very Low  11 

Low  15 

Moderate  15 

Above Moderate  13 

Total  64 

 
2434a  The table below shows current (February 2008) income limits used to qualify for 

assistance from federal and state housing programs.  The income limits vary with 
household size.    The table lists the limits for one‐, two‐, three‐, and four‐person 
households.   
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2014 Income Limits (a) and Affordable Monthly Housing Costs (b) 

Number in Maximum Income  Income Categories 

Household & Housing Cost  Ex Low  Very Low  Low  Moderate 

1  Income Limit  $23,750 $39,600  $63,350  $86,500 
  Housing Cost  $594 $990  $1,584  $2,163 

2  Income Limit  $27,150 $45,250  $72,400  $98,900 
  Housing Cost  $679 $1,131  $1,810  $2,473 

3  Income Limit  $30,550 $50,900  $81,450  $111,250 
  Housing Cost  $764 $1,273  $2,036  $2,781 

4  Income Limit  $33,950 $56,550  $90,500  $123,600 
  Housing Cost  $849 $1,414  $2,263  $3,090 

(a) From California Department of Housing and Community Development, income limits for San 
Mateo County, February 2014. 
(b) Assumes affordable housing costs no more than 30% of monthly income. 

 
2434b  The amount a household can afford to pay for housing is generally expressed as a 

percentage of the household’s income.  The percentage itself varies from source to 
source, however, ranging at least from 25% to 42%.  In general, the trend has been 
for the percentage to increase as housing costs have increased.  The table above 
uses an estimate of 30% of income as a guide to affordability and shows the 
resulting maximum monthly payment a household in each income category can 
afford for housing.  These maximums include all housing costs, such as rent, 
utilities, insurance, and taxes.  The policies and programs in this element are 
designed to provide affordable housing within these income limits, which are 
updated annually by the California Department of Housing and Community 
Development (HCD). 
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Constraints	on	Housing	

Governmental	Regulations	and	Constraints	

2440  Portola Valley is a rural, low density, town on the fringe of the San Francisco 
Peninsula’s urban area.  The physical environment of the town is challenging, with 
many steep slopes, unstable landslides, and the presence of the San Andreas fault.  
Portions of the town lack the infrastructure to support much additional 
development.  The town’s development regulations are based on these facts.  
These development regulations are analyzed below to determine if and how they 
constrain the provision of housing.  The section also describes the ways in which 
the town is working to mitigate constraints. 

Context	for	Portola	Valley’s	Development	Regulations	

2441  The town’s low‐density development is consistent with current and past policies of 
the Association of Bay Area Governments that foster a “city‐centered” pattern of 
urban development with an emphasis on in‐filling.  ABAG’s Regional Plan 1980 
contains this statement relevant to the Portola Valley area: 

Throughout this planning area there are relatively limited opportunities 
to support added population growth.  Most vacant residential land is 
located in hillside areas which lack urban services and where 
environmental conditions may preclude all but very low density and high 
cost units (p. Sub‐area 1‐2). 

More recently, Plan Bay Area was developed for compliance with SB 375 to reduce 
greenhouse gas emissions in part by adjusting land use policies to promote 
residential development near transit and employment centers.  Plan Bay Area 
shows Portola Valley outside of these transit and employment areas, bordering on 
significant conservation areas, and therefore projects limited growth for the town. 

2441a  The town’s low density nature is consistent with and was partially based on the San 
Mateo County Master Plan that was in place at the time the town incorporated.  
This plan included the following principles: 

a)  The highest population densities should occur in relatively level areas close to 
major centers of commerce and industry where coordinated development is 
possible and where transportation and other necessary public facilities can 
readily be provided. 

b)  Population density should decrease as the distance from district centers, 
industrial areas, and employment centers increases. 

c)  Population density should decrease as distance from local service facilities 
increases. 

d)  Population density should decrease as steepness of terrain increases. 

Page 63



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  28 

e)  The lowest densities and largest lots should occur on steep hillsides or in 
mountainous areas where it is necessary to limit storm runoff, prevent erosion, 
preserve existing vegetation, protect watersheds, and maintain the scenic 
quality of the terrain. 

2441b  The town’s geologic setting is another major determinant of its policies.  Starting in 
1965, the town has evolved an innovative and systematic approach to regulating 
the development of lands crossed by the San Andreas fault and encumbered with 
extensive areas of steep and unstable slopes.  The regulations, which have been 
used as models for ordinances adopted by other jurisdictions in California and in 
other states, control the uses of land and the intensity of development according to 
slope and geologic characteristics.  The base regulations include a slope‐density 
system, setbacks from the San Andreas fault and land use limitations based on 
landslide hazards.  The town has detailed fault and landslide potential maps to 
support the regulations.  The maps can be changed as more accurate and detailed 
information from site investigations becomes available. 

2441c  As the town reaches buildout, the development potential is increasingly affected by 
geologic regulations.  Most of the remaining vacant land is in steep and often 
hazardous terrain.  The Upper and Lower Western Hillsides, which contain most of 
the undeveloped land in the town, are very steep: approximately 70% of the land 
has slopes greater than 30% and 25% has slopes greater than 50%.  Slope density 
provisions encourage concentration of development on flatter portions of the large 
holdings in these areas.  These provisions lead to safer, more easily accessible and 
more efficiently served development than might occur otherwise. 

2441d  The town also has an important and growing role in providing open space for the 
region.  The Midpeninsula Regional Open Space District now owns over a thousand 
acres of public open space within the town limits.  The district lands are available 
for hiking and other low‐intensity recreation uses and attract people from all over 
the region.  In addition, the land preserved provides a significant conservation 
benefit to the region by providing habitat for wild animals and plants and 
protecting water and air quality.  The low density housing pattern and the 
clustering of development in the town serves to protect this important regional 
resource. 

2441e  The town’s development policies have evolved over the years in direct response to 
the town’s beautiful and varied natural environment.  A major goal of all planning in 
the town is to permit development in a way that preserves the natural 
environment, protects natural drainage, ensures safe development given the 
town’s geology, and maintains the rural character of the town.  The resulting low 
density, rural character and the provision of large expanses of open space within 
the town do constrain affordable housing.  To mitigate this constraint, the town has 
designed a variety of housing programs that are largely consistent with the rural 
and open space character of the town.   
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Zoning	and	Subdivision	Regulations 

2442  The policies set forth in the general plan are implemented largely through the 
town’s zoning ordinance.  There are three residential zoning districts in town:  
Residential Estate (R‐E), Single‐Family Residential (R‐1), and Mountainous 
Residential (M‐R).  Mobile and manufactured housing is considered single family 
housing and is permitted accordingly.  The table below summarizes the uses 
permitted in each of these districts.  Sections 18.12, 18.14, and 18.16 of the town’s 
zoning ordinance contain the full text and detailed information concerning these 
regulations. 

Uses in Residential Zoning Districts 
Use R‐E  R‐1 M‐R

Streets, utilities, etc.  P  P  P
Single‐family dwellings  P  P  P
Temporary voting places, festivals, signs, etc. P  P  P
Public buildings located in conformance with the general plan P   
Public school located in conformance with the general plan P  P 
Major utilities, signs, wireless communications facilities C  C  C
Crop and tree farming and truck gardening C    C
Nurseries and greenhouses, with no retail sales allowed C    C
Churches, schools, group living accommodations for seniors, and 
nursery schools:  only when located on an arterial or expressway 

C   

Recreation facilities and boarding stables:  only when located on an 
arterial or expressway 

C    C

Residential planned unit developments C  C  C
Multiple single family homes on parcels of 10 or 100 acres or more C    C
Horticulture and grazing of cattle C    C
State‐authorized group home serving six or fewer people C  C  C
Wineries  C    C
Publicly owned recreation and open space areas located in conformance 
with the general plan 

C  C  C

Landscaping, growing of plants and similar uses attendant to adjoining 
uses in the CC district 

  C 

Fences, lights, parking, signs, etc. A  A  A
Second units on parcels 1 acre or more A  A  A
Equestrian facilities  A    A
Renting of rooms to no more than one paying guest A  A  A
Home occupations  A  A  A
Swimming pools, tennis courts A  A 
Garages, signs, pets  A  A  A
Sale of agricultural products grown on the premises A  A  A
P = Permitted, C = Conditional, A = Accessory 

2442a  Because multifamily housing is not generally permitted in the town, Portola Valley 
has developed a special program to allow multifamily housing on certain sites.  To 
that end, the municipal code allows multifamily affordable housing to be 
constructed with a Planned Unit Development (PUD) permit on properties 
designated in the general plan for such uses (Section 18.44.060.I).  This is  the 
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Affiliated Housing Program, and a detailed description can be found in the program 
section of this element.   

2442b  The town amended its zoning ordinance in 2011 to comply with SB 2 and make 
provisions for emergency homeless shelters in town.  As a result, emergency 
homeless shelters are now permitted as an accessory use at all religious institutions 
in the town. 

2442c  The town’s site development criteria are set forth in the town’s zoning ordinance, 
site development ordinance, and design guidelines.  In the zoning ordinance, many 
of the criteria are established within combining districts.  These include a Design 
Review (D‐R), a Floodplain (F‐P), a Historic Resources (H‐R), and a Slope Density (S‐
D) combining district, as well as a number of residential density combining districts.  
The requirements established by each of these combining districts are explained 
below. 

Design	Review	(D‐R)	combining	district.			
 
2443  This district does three things:  1) requires all building permits to be approved by 

the Architectural and Site Control Commission (ASCC); 2) prohibits certain uses 
within 100 feet of Skyline Boulevard in order to protect the scenic nature of that 
corridor; and 3) requires all subdivisions of parcels 10 acres or larger to be treated 
as a planned unit development.   

2443a  Seven areas of town are in this district:  the Upper Western Hillsides, the Lower 
Western Hillsides, the Stanford Wedge, the Woods property, the Corte Madera 
School facility, an inholding in the Portola Valley Ranch development, and Blue 
Oaks.  All of the large, undeveloped properties in town are included in this district.   

2443b  These requirements are not a significant constraint on the provision of housing, 
including affordable housing, in Portola Valley.  This is demonstrated by Blue Oaks, 
a recently developed subdivision which was built despite these conditions.  
Requirements of this combining district do not preclude the provision of affordable 
housing. 

Floodplain	(F‐P)	combining	district.			
 
2444  This district establishes conditions for development in floodplain areas, including 

requiring residential structures to be elevated above the base flood level and 
requiring new construction to be anchored to withstand flooding.  Such conditions 
are standard and required by the federal government in communities that 
participate in the National Flood Insurance Program. 
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2444a  This district includes all land within the floodplain as shown on the federal Flood 
Insurance Rate Maps.  This land is generally that which borders the major streams 
in town:  Los Trancos Creek, Corte Madera Creek, and Sausal Creek. 

2444b  The F‐P combining district is not a constraint on the provision of market rate and 
below market rate housing in town.  The areas which fall under this district are 
generally expected to develop with market rate housing, which can usually 
accommodate these requirements within the normal price range for market rate 
housing in Portola Valley.  The only sites for below market rate housing that are 
covered by this district are a few potential sites for second units.   

Historic	Resources	(H‐R)	combining	district	
 
2445  This district requires all properties that contain historic resources to conform to the 

principles and standards of the historic element of the general plan.  There are 41 
historic resources in town as identified in the general plan.  These resources are 
scattered throughout town, as shown on the historic element diagram. 

2445a  The H‐R combining district does not constrain the provision of housing in Portola 
Valley, including affordable housing.  The principles and standards of the historic 
element simply prevent the removal of resources that are designated “to be 
preserved.”  No maintenance or restoration is necessary, although if it does occur, 
certain guidelines must be followed.  Therefore, this district may affect the design 
of a development but does not necessarily increase the cost of a development. 

Residential	density	combining	districts	
 
2446  The residential density combining districts determine the development standards 

that apply to the particular lot.  These standards include required front, rear and 
side yards; height limits; floor area limits; and impervious surface limits.  There are 
nine combining districts: 

 7.5M:  7,500 square feet 

 15M:  15,000 square feet 

 20M:  20,000 square feet 

 1A:  1 acre 

 2A:  2 acres 

 2.5A:  2.5 acres 

 3.5A:  3.5 acres 

 5A:  5 acres 

 7.5A:  7.5 acres 
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2446a  The exact locations of these combining districts are shown on the town’s zoning 
map.  In general, the smaller‐lot districts are found in the more densely developed, 
older subdivision areas of town while the larger‐lot districts are found in the less 
densely developed, newer areas.  This makes sense given the fact that only since 
town incorporation has there been a more complete understanding of the complex 
geological conditions and steep slopes that affect the remaining undeveloped lands 
in town.   

2446b  The Upper Western Hillsides are the only part of town in the 7.5 acre combining 
district.  There are no lands in the five acre combining district, but the Lower 
Western Hillsides, Blue Oaks, the Woods property, and the Stanford Wedge are in 
the 3.5 acre combining district.  Westridge is in the 2.5 acre combining district.  The 
other, smaller‐lot districts cover the remainder of the town.   

2446c  The development standards governed by these combining districts are summarized 
in the table below. 

Residential Density Combining District Development Standards 
District  Min. Lot 

Area (sf) 
Front 
Yard 

Rear 
Yard 

Side 
Yard 

Height 
Limit1 

Max 
Height2 

Max Floor 
Area3 

Max Imperv 
Surface3 

7.5M  7,500  20  20 5 15‐28 34 3,019  2,231
15M  15,000  20  20 10 15‐28 34 3,623  3,877
20M  20,000  20  20 10 15‐28 34 3,910  5,090
1A  43,560  50  20 20 28 34 5,260  7,808
2A  87,120  50  20 20 28 34 7,013  11,358
2.5A  108,900  50  20 20 28 34 7,514  13,177
3.5A  152,460  50  25 25 28 34 8,065  15,566
5A  217,800  50  25 25 28 34 8,766  17,370
7.5A  326,700  50  25 25 28 34 9,581  19,822

1 The height limit restricts the height as measured parallel to the ground surface. 
2 The maximum height restricts the height as measured from the lowest point of contact between the 
building and the ground to the highest point of the building. 
3  The maximum floor area and maximum impervious surface are based on the total net lot area after 
geology, flood hazard areas, and steep slopes are taken into consideration.  The numbers shown in 
the table indicate the maximum for a lot with the given lot area and no environmental constraints. 

 
2446d  The development standards established through the residential density combining 

districts are appropriate given the town’s rural, single‐family residential character.    
The maximum floor area requirements can restrict the size of a residence, which is 
a constraint to the development of housing.  However, a parcel’s geology, flood 
hazard areas and steep slopes limit the maximum floor area, and the requirements 
have been established to ensure safer and more environmentally sustainable 
development.  The minimum lot area requirements in particular do act as a 
constraint on the provision of housing by keeping the density of development low.  
Many of the programs set forth in this housing element are intended to address this 
constraint while preserving the character of the town.  For example, the affiliated 
housing program (formerly called the multifamily affordable housing program) 

Page 68



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  33 

allows higher density residential development in specified areas of town.  The 
second unit program also increases density by allowing an additional housing unit 
to be built on lots that are one acre in size or larger located within zoning districts 
requiring at least one acre per parcel.   

Slope	Density	(S‐D)	combining	districts	
 
2447  Most of the residential land in town is under an S‐D combining district as well.  

These districts modify the minimum lot size to require larger minimum lots in areas 
with steep slopes.  As shown in the table below, there are six slope‐density 
combining districts.  The table also provides selected examples of the required 
minimum parcel areas at given slopes under each of the S‐D districts. 

Slopes and Minimum Parcel Areas in S‐D Combining Districts 
  Required Minimum Parcel Area in Acres 

Slope  SD‐1 SD‐1a SD‐2 SD‐2a SD‐2.5  SD‐3
1% and under  1.02 ‐‐ 2.03 ‐‐ ‐‐  3.05
15% and under  1.36 1.00 2.60 2.00 2.50  3.99
25%  1.79 1.34 3.25 2.56 3.14  5.12
40%  3.42 2.72 5.21 4.44 5.10  8.85
50% and over  8.70 8.73 8.70 8.70 8.73  17.24

 
2447a  In general, the flatter parts of Portola Valley fall into the SD‐1 and SD‐1a districts, 

with the remaining districts used in steeper areas.  The only part of town in the SD‐
3 district is the Upper Western Hillsides, and the only area in the SD‐2.5 district is 
Westridge.  Areas in the SD‐2 district include the Lower Western Hillsides, Blue 
Oaks, the Stanford Wedge, and the Woods property. 

2447b  As with the residential density combining districts, the S‐D districts do constrain the 
provision of housing by restricting the density of development.  This restriction is 
necessary, however, given the hazards of developing steep slopes.  Some of the 
town’s housing programs work to mitigate this constraint while still providing 
adequate protection.  For example, the affiliated housing program allows for 
increased density in specified areas.  In addition, the second unit program allows a 
second unit to be constructed on lots over one acre, thereby increasing potential 
residential density. 

Open	Space	and	Landscaping	Requirements.		
  
2448  The town’s residential density combining district development standards specify 

front, side and rear yard requirements for residential parcels.  These requirements 
vary depending on the district, with smaller yard requirements for smaller lots.  The 
requirements can be altered based on certain scenarios, such as if a property is 
located in a special setback district or if a property is adjacent to a future right‐of‐
way.  These open space requirements are applied consistently to all residential 
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development based on the district they are located in and are not a constraint to 
housing development. 

2448a  The Portola Valley zoning ordinance sets forth minimal landscaping requirements 
for residential parcels.  For example, the regulations specify that parcels adjacent to 
the Community Commercial and Administrative‐Professional districts are required 
to have consistent landscaping with the adjacent non‐residential property.  There 
are few parcels in Portola Valley with residences adjacent to these districts.  The 
landscaping regulations also stipulate that for parcels with frontages along Alpine 
Road and Portola Road, trees and shrubs must be approved by the town’s 
conservation committee within seventy‐five feet of the road right‐of‐way.  These 
two provisions are not constraints to the development of housing because they do 
not require significant costs or alterations for new housing developments. 

2448b  The town’s zoning ordinance contains minimal regulation for residential 
landscaping, but the town’s Design Guidelines provide more comprehensive 
landscaping policies, including a Native Plant List and Landscaping Guidelines.  The 
Guidelines state that “The fundamental approach of the ASCC is to encourage 
architectural solutions that blend with the natural conditions of the site and area, 
and at the same time require only minimum landscaping.”  Typical guidelines 
include:  “Use native plants,” “Create a simple rather than elaborate landscape 
solution,” and “Consider the future height of trees and shrubs such that major 
views on‐ and off‐site will not become obstructed.”  ASCC consideration of 
applications is limited to the issues set forth in the guidelines. 

Parking	Requirements	
 
2449  The town’s zoning ordinance includes off‐street parking provisions.  The minimum 

number of off‐street residential spaces for dwelling units is:  one space for each 
dwelling having zero or one bedroom, and two spaces for each dwelling with two or 
more bedrooms.  In residential districts with a minimum lot size of one acre or 
more, two additional guest parking spaces are required.  In addition, convalescent 
homes must have one space for each five beds and retirement homes must have 
one space for each apartment, double room or family unit.  As mentioned 
previously, second units require only one uncovered space per bedroom. 

2449a  Most residential parking spaces must be located in a carport or garage and all 
spaces have to be located on the same site as the building unless authorized by a 
conditional use permit.  Uncovered or tandem parking spaces may be permitted 
with approval from the Architectural and Site Control Commission (ASCC) if there is 
no reasonable location for a second required covered parking space in larger parcel 
districts.  Additionally, on parcels of 20,000 square feet or less, an uncovered 
parking space may occupy required yard areas with approval from the ASCC and 
after notification of the affected neighbors. 
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2449b  The town requires up to four parking spaces at residences in districts requiring one 
acre or more, but allows exceptions if the requirements cannot be met on the 
parcels.  In smaller parcel districts, only one to two spaces are required based on 
the number of bedrooms in the dwelling unit, and the location of the parking space 
can be changed if needed.  Overall, the off‐street parking requirements for larger 
parcels do not constrain the development of housing given the ample amount of 
space typically available on those properties.  Additionally, the alternative 
provisions enable smaller parcels with space constraints to meet reduced 
requirements. 

Second	Unit	Provisions	
 
2450  Portola Valley revised its zoning ordinance provisions for second units in July 2003 

to comply with California law requiring ministerial review of second unit permit 
applications.  Government Code Section 65852.2 requires that applications for 
second units be processed without discretionary review or a public hearing.  In 
addition, the law enables jurisdictions to designate areas where second units are 
permitted based on reasonable criteria, such as adequate infrastructure.  
Jurisdictions may also establish development standards, such as those for height, 
setback, lot coverage, architectural review and the maximum size of the unit.  The 
law requires parking for second units to be no more than one space per unit or 
bedroom and permitted in setback areas as tandem parking. 

2450a  The town’s second unit ordinance allows second units on residential parcels one 
acre or more in zoning districts that require a one acre parcel size or more.  The 
areas in Portola Valley with those size parcels tend to have sufficient infrastructre 
and traffic capacity for additional units.  Parcels with 10 or more acres are allowed 
to have two second units.  

2450b  The ordinance complies with the state’s requirements because a second unit, as an 
accessory use, does not have to go through discretionary review to be approved.  
However, if the unit is detached, more than 400 square feet in size, or above the 
ground floor, it is subject to Architectural and Site Control Commission (ASCC) 
review.  In addition, all second units on parcels that front onto one of the two 
scenic corridors in Portola Valley are required to obtain approval from the ASCC.    
In 2011, the town amended its zoning ordinance to allow staff‐level review of 
second units up to 750 square feet that are created by converting area within an 
existing home to a second unit.   

2450c  ASCC review of second unit applications focuses on architectural design and 
compliance with the design standards set forth in Section 18.12.040.B of the 
Municipal Code.  These design standards include requiring color, materials and 
architecture to be similar to those of the main structure, limiting color reflectivity, 
and limiting exterior lighting.  The ASCC works with property owners to ensure that 
second units meet the deisgn guidelines, and has never denied an application for a 
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second unit.  In cases where the second unit is being built at the same time as the 
main dwelling unit, there is a single ASCC review for both structures. 

2450d  The zoning ordinance limits the floor area of a second unit to 750 square feet.  The 
town also requires the vehicular access and address for the second unit to be the 
same as those for the primary residence.  Like single family homes, second units are 
also subject to development standards for height, exterior color, roof reflectivity, 
exterior lighting and landscaping.  The parking standards for second units also 
comply with state law because only one space is required per bedroom.  Spaces do 
not have to be covered and can be tandem. 

2450e  Overall, the zoning ordinance provisions for second units are in compliance with 
state law because standards for second units are clearly set forth and are permitted 
as of right and can be administered ministerially as long as they do not exceed 
certain criteria.  Given the costs of land and construction in Portola Valley, the 
requirement for architectural review and the associated cost is unlikely to be a 
significant constraint on the construction of second units.   The town continues to 
work to encourage production of second units, and this housing element includes 
additional actions to that end, as described in the programs section of this housing 
element. 

Subdivision	Requirements	
 
2451  The subdivision ordinance includes standards for on‐site and off‐site improvements 

including roads, trails, paths, bike lanes, utilities, drainage facilities, street trees, 
and conservation easements.  These standards allow development that is 
consistent with the natural environment of the town.  For instance, paved roads are 
narrow in order to reduce grading and impervious surface, but wide enough to 
safely accommodate traffic.  Non‐motorized movements are accommodated on 
easements off the roads and allow for a variety of ways of moving throughout the 
community.  Utility requirements, ie. water, sewer, and electricity are normal for 
residential subdivisions.  Street plantings are rarely required because the existing 
vegetation normally provides a natural setting.  Conservation easements are 
required when appropriate in order to help preserve natural areas.  Minimal 
contributions of land or fees are required to help preserve open space. 

 
2451a  These subdivision requirements have been accepted by developers.  Developers 

find the requirements reasonable and that they enhance the quality of their 
projects.  In some parts of town, however, connections to required utilities and 
roads cannot be made.  For instance, in practically all of the western hillsides, public 
roads and utilities are not available.  As noted elsewhere in this housing element, 
the western hillsides are hazardous and comprise steep hillsides and canyons as 
well as large areas of landslides.  Since these areas are not suitable for 
development, the lack of infrastructure does not pose a problem. 
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Road	Requirements	
 
2451b  The paved surfaces of roads have been set wide enough to allow for traffic but also 

as narrow as safety permits.  Paving widths vary from 20 feet to 28 feet depending 
on the type of road.  Since most properties include space for off‐street parking, the 
roads are generally not designed for on‐street parking.  Right‐of‐way widths vary 
from 60 to 100 feet.  In planned unit developments, paving and rights‐of‐way can 
be varied to fit the design of the development. 

Trails,	Paths	and	Bicycle	Lanes	
 
2451c  Portola Valley residents value the ability to ride horses, hike and bicycle throughout 

the community.  Accordingly, where these planned facilities pass through a 
proposed subdivision, the developer will be required to provide the facility and 
dedicate an easement that is normally 15 feet wide. 

Utilities	
 
2451d  California Water Service Company provides water throughout the town.  The 

company has indicated it has sufficient capacity to meet the housing needs 
stipulated in this housing element.  Gas and electrical utilities are normally readily 
available. 

Drainage	
 
2451e  Given the low density of development in the town and extensive natural areas, 

most drainage is surface drainage that eventually flows into one of the three major 
creeks in the town.  By and large, the only culverts are where drainage passes under 
roads.  Drainage improvements, therefore, are a minimal requirement on 
developments.  In some instances, a developer will be required to pay a fee to help 
offset downstream impacts from a development. 

Street	Plantings	
 
2451f  As noted above, in most instances the native vegetation provides all of the planting 

needed along roads.  In some cases, supplemental plantings may be required. 

Conservation	Easements	
 
2451g  The town may require conservation easements to protect natural vegetation, 

terrain, watercourses, waters, wildlife and for preventing or limiting erosion and 
drainage problems.  Normally, these easements are on lands that are not suited for 
development and therefore do not interfere with well‐planned developments. 
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Dedication	and	Land	for	Park	or	Recreational	Purposes	
 
2451h  In subdivisions of more than 50 lots, the subdivider must dedicate .005 acres of 

land for each anticipated resident of a subdivision.  For subdivisions less than 50 
acres, the subdivider must pay a fee based on the above requirement.  In the town, 
no subdivisions of 50 lots or more are anticipated, so only small in‐lieu payments 
can be expected. 

Impact	of	Improvement	Requirements	on	Cost	and	Supply	of	Housing	
 
2451i  Fundamentally, the cost of land in Portola Valley is high.  Subdivisions consequently 

are aimed at rather expensive housing.  Given this context, the cost of 
improvements is a small portion of the total cost of housing.  There have been no 
instances in recent history where the cost of improvements discouraged or 
prevented planned housing. 

Inclusionary	Housing	Requirement	
 
2451j  All new single family homes in Portola Valley are custom built, and as a result, 

inclusionary housing is implemented differently in town than in other jurisdictions.  
Since 1991, Portola Valley has required all subdividers in town to provide 15% of 
their lots (for subdivisions with seven or more lots) or an in‐lieu fee (for smaller 
subdivisions and fractional lots) to the town for affordable housing.  The cost of 
providing this land or fee is offset by a 10% density bonus that the town provides to 
all subdividers who are subject to this requirement.  Once the land has been 
provided, the town can then arrange for the construction of the below market rate 
units.  This arrangement allows the town to set the levels of affordability for each 
project based on the town’s current needs. 

 
2451k  Because of challenges the town encountered in trying to find a developer to 

construct units on land provided through this program, however, the town intends 
to revise this program to require the developer to construct the units, as is 
described in the programs section of this housing element. 

 
2451l  Some analysts believe that inclusionary housing requirements can sometimes act as 

a constraint on housing by either substantially raising the price of market rate 
housing or making housing too expensive to build.  One subdivision has been 
developed under this requirement, indicating that development can occur under 
this requirement.  In addition, the town’s inclusionary housing program provides 
developers with a 10% density bonus to offset the costs of providing the land.  As 
the program is revised to require that developers build the housing units, local 
architects and builders will be consulted to ensure that the requirements are not 
overly onerous and the incentives are appropriate.   
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2451m  Because land prices in Portola Valley are high, development of affordable housing 
would be very difficult unless the land could be provided at no cost through a 
program such as the inclusionary housing requirement.  Market rate housing in 
Portola Valley is only affordable to households with incomes well above the 
moderate range.  Given the high cost of market rate housing in town, the effects of 
the inclusionary housing provisions on affordability are negligible. 

Summary	of	Analysis	of	Land	Use	Controls	
 
2452  Portola Valley’s land use controls were developed to fit the town’s situation on the 

edge of the urban San Francisco Peninsula area, with complex and unstable 
geology, steep terrain, and the San Andreas fault bisecting the town.  Within this 
context, the controls the town has adopted allow for flexibility to fit development 
to the land.  For instance, development intensity is conditioned by steepness of 
slope, unstable geology, areas subject to flooding and remoteness from major 
roads.  The development approval process results in development that is approriate 
to the environment.  The town allows and encourages cluster development and 
planned developments whereby designs fit to sites rather than creating “cookie 
cutter” developments. 

2452a  These natural constraints, including a location well removed from public 
transportation and significant employment centers, have led to low density 
development.  The low densities permitted are appropriate for the environment 
and location, and to ensure the safety of residents. 

2452b  Despite these constraints, the town recognizes that higher density, attached 
housing can be appropriate in certain locations.  Therefore, the town allows 
multifamily housing in specified locations as set forth in the affiliated housing 
program of this housing element.  Seven units have been built due to this program, 
and eleven additional units have been approved and are expected to be built  in the 
planning period. 

Building	Code	

2453  Portola Valley adopted the 2013 California Building Code.  There have been no 
amendments or additions made to the building code by the town that present a 
constraint to housing development.  The building code is enforced by the town’s 
building official. 

Permit	and	Processing	Procedures	

2454  The town’s processing and permit procedures protect the community interest while 
permitting safe and responsible construction, additions and remodeling on private 
property. A key aspect is the requirement for geologic investigations to ensure safe 
development in areas of the town mapped as potentially hazardous.     
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Subdividing	
 
2455  The town’s subdivision regulations reflect the complicated and unique features of 

the land such as soils, land movement potential and drainage capacity.  A 
subdivision proposal includes the following steps: 

1. Review of a preliminary map by town staff and planning commission 

2. Review and approval of the tentative map by the planning commission, and 

3. Review and approval of the final map by the town council. 

2455a  It is difficult to estimate the time needed for review and approval of a typical 
subdivision proposal because the factors that impact timing are unique for each 
proposal.  The Blue Oaks development, a 30‐lot hillside subdivision on a site 
bisected by the San Andreas Fault, took about 10 years to move from the 
conceptual phase to final map review and approval.  Approximately five to seven 
years of that time were spent by the applicant challenging the town’s geologic 
information and related regulations and pursuing design proposals that were 
inconsistent with town plans and regulations.  Eventually, a reasonable design was 
developed and formal application filed for processing.  The project then faced 
delays during CEQA review, and significant measures were needed to mitigate 
potential adverse impacts on the environment.  After final approval, three more 
years passed during construction of subdivision improvements.   

2455b  Two smaller subdivisions took significantly less time to obtain approval.  The Priory, 
a three unit subdivision, took six years for approval and Platt, a two unit 
subdivision, required two and one‐half years for approval.  These subdivisions 
required more time than may be typical because there were significant design 
difficulties in both cases, including access issues.  In addition, the complexity of the 
land on these sites slowed the approval process.  Staff estimates that approval of a 
subdivision on any of the remaining larger sites in town, all of which are very 
complex, would take at least two to four years. 

Lot	by	lot	construction	
 
2456  Most residential development occurs on a lot‐by‐lot basis.  All homes, including 

those in approved subdivisions, require individual permits. The process for 
residential development includes: 

1.  Preliminary design review at the staff level. 

2.  Architectural review by the Architectural and Site Control Commission (ASCC).  
Some projects are also subject to homeowners’ association architectural 
review.  These reviews are usually concurrent with ASCC review. 
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3.  Review by the Planning Commission (for proposals with grading exceeding 
1,000 cubic yards only). 

4.  Site development permit approval. 

5.  Building permit approval. 

2456a  The review, including the first four steps listed above, takes from four months to 
one year.  Another eight to twelve weeks are then usually needed to process a 
building permit application.  Prior to approving a building permit, town staff and 
consultants review the plans, as well as outside agencies.    

2456b  The town’s processing and permit procedures may take longer than in typical Bay 
Area communities because of the complexity of the environment and the level of 
scrutiny directed at development proposals.  However, many developers, 
architects, and engineers who work in Portola Valley do not find the processing and 
permit procedures a constraint.  In fact, they find that building in Portola Valley can 
be easier because the requirements are clearly explained from the start of a 
project.  Staff and consultants work closely with developers to explain the process, 
expectations, and requirements necessary for approval.  This attention given early 
in the process avoids delays in the long run by ensuring that the most appropriate 
project for the site is presented for approval. 

ASCC	Review	Process	
 
2457  All new residential structures must be reviewed and approved by the Architectural 

and Site Control Commission (ASCC), whose decisions may be appealed to the 
Planning Commission.  The ASCC process begins with a preliminary meeting with 
staff to discuss the applicant’s initial ideas and outline the town standards, 
regulations and design guidelines that would apply.  The applicant then has the 
opportunity to revise the design before submitting the application to the ASCC.  In 
general, the ASCC considers an application at the meeting closest to two weeks 
after the application was filed.  Simple projects, such as second units, are usually 
decided at that meeting.  Most projects are acted on in no more than two 
meetings, although occasionally a complex project may take additional time.  As a 
result, ASCC review takes no more than one or two months from the time that the 
applicant comes in for the preliminary meeting.  Measured from the filing of the 
application, the ASCC review would take even less time. 

2457a  All staff reports for the ASCC follow a standard format and address the same topics, 
that are set forth in the zoning ordinance and the design guidelines.  Both the 
zoning ordinance and the design guidelines are written documents which applicants 
can consider in putting together their applications.  The town uses a standard 
format for the ASCC staff reports in order to give consistency to the review process 
and ensure that each application is considered in the same way as all others. 
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2457b  While the criteria are the same for each project, the specific physical conditions on 
an individual parcel of land may be unique.  Given the prevalence of slope, geology, 
drainage and other physical issues throughout Portola Valley, individual 
consideration of each project is necessary.  The ASCC provides this individual 
consideration along with consistent application of standards and guidelines. 

2457c  The ASCC review process is fast, is based on written standards and guidelines, and 
uses a standard format to ensure consistency in its decisions.  The cost, as 
discussed below in the section on fees, deposits and exactions, is similar to the cost 
in other, similar communities, and is a very small percentage of the cost of a project 
given the high costs of land and construction in the town.  For all of these reasons, 
ASCC review does not act as a significant constraint to the provision of housing in 
Portola Valley. 

Site	Development	Permit	
 
2458  The Site Development Ordinance establishes the framework for the removal of 

vegetation, including significant trees, and excavation and fill (grading) on a site.  
Persons conducting those activities are required to apply for a site development 
permit.  Depending on the amount of grading, the application is acted on by either 
the staff, the Architecture and Site Control Commission, or the Planning 
Commission.  Applicants can appeal a decision to the Town Council in a public 
hearing.  This process is necessary to protect both the environment and the 
applicants, especially in steep and unstable areas.  The process is the same for all 
applicants and does not act as a constraint to the development of housing.  

Conditional	Use	Permit	and	Planned	Unit	Development	Permit	Processes	
 
2459  Most residential development in town is not required to obtain either a conditional 

use permit (CUP) or a planned unit development permit (PUD).  Subdividers who 
would like flexibility in the development standards may apply for  a PUD, and most 
subdivisions in recent years have used PUDs.  Since Portola Valley treats PUDs as a 
type of CUP, the process is similar for both.  The ASCC first reviews the application 
as an advisory body, and then the application moves to the Planning Commission 
for a decision.  Neither CUPs nor PUDs require action by the Town Council unless 
the Planning Commission action is appealed. 

2459a  While multifamily housing is not generally allowed, the town has developed a 
program to allow multifamily housing at existing institutional developments such as 
the Priory and the Sequoias through amendments to the existing CUPs for those 
projects.  If, however, a new multifamily housing project were proposed that was 
separate from existing uses, a PUD would be needed.   

2459b  For example, at the Woodside Priory School, seven multifamily units were approved 
and built as workforce housing.  To build these units, the Priory needed to amend 
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its conditional use permit, a process that took approximately four months.  The 
Priory has also received approval for a master plan that includes eleven additional 
housing units which have not yet been constructed.   

2459c  The cost for the permits is a very small percentage of the cost for the project as a 
whole, and is not significant given the high costs of land and construction in Portola 
Valley.  For these reasons, the CUP/PUD requirements for multifamily housing do 
not appear to be acting as a constraint on the provision of housing in the town—in 
fact, these permits make multifamily housing possible in Portola Valley. 

Fees,	Deposits	and	Exactions	

2460  The town sets fees to cover the actual costs of processing development 
applications.  For the typical house constructed in Portola Valley, the fees are a 
minor part of the applicant’s costs and a very small percentage of the value created 
by approvals.   

2460a  In May 2012, the Town Council approved a resolution adopting new Planning, 
Building, and Engineering Department fee schedules.  These fees were based upon 
an extensive study of actual costs to the town to administer and process permits.  
The study also included a comparison of the town’s fees with fees charged by 
nearby jurisdictions, including Atherton, Menlo Park, and Woodside.  This 
comparison showed that the town’s fees are comparable to the fees in these other 
communities, as is shown in the table below.   
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Comparison of Selected Filing Fees, 2012 
Service  Portola Valley Atherton Menlo Park  Woodside

         
Pre‐Application Meeting  575 161 per 

hour
400 dep + 

hrly 
‐‐

Site Development Permit (101 – 1,000 
cubic yards) 

2,225 1,282 ‐‐  600 dep + 
1,125

Variance  2,340 2,242 min + 
hrly

3,000 +hrly  1,775 min

Conditional Use Permit‐PUD  5,940 1,919 min + 
hrly

10,000 dep + 
hrly 

2,238

CUP Amendment  1,980 1,919 min + 
hrly

10,000 dep + 
hrly 

1,063

Architectural Design/Review: New 
House 

1,115 1,282 2,000 dep + 
hrly 

1,125

Guesthouse  660 1,282 2,000 dep + 
hrly 

1,125

Additions  660 1,282 2,000 dep + 
hrly 

1,125

General Plan Amendment  3,300 3,534 min + 
hrly 

8,000 dep + 
hrly 

4,425 dep +  
contractor 
cost + 25% 
overhead

Preliminary Subdivision Map  3,040 ‐‐ ‐‐  ‐‐

Tentative Map  4,640 2,242 min + 
hrly 

6,000 + hrly  10,850 dep 
+ contractor 
cost + 25% 
overhead

Lot Line Adjustment & Merger  1,600 1,596 min + 
hrly 

‐‐  2,850 dep + 
contractor 
cost + 25% 
overhead

Source:  NBS “Town of Portola Valley Cost of Service Study for Analyzing User and Regulatory Fees” March 21, 2012 

2460b  Deposits are also charged for planning, engineering and geologic review, which 
include those provided by consultants, such as the town engineer, town geologist, 
town planner and town attorney.  These deposits cover the cost of reviews and 
services needed for particular applications.  As a result, the amount of the deposit 
will be lower for simple projects and higher for complicated projects.  Selected 
2013 fees and deposits for services required to evaluate applications are listed in 
the table below.   
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Selected Housing Development Fees  and Deposits in Portola Valley 
  Filing Fees Deposit for 

Services 
Consultation Meeting  $   590 $   500
Architectural Review 

New Residence  $1,140 $ 2,500
Second Unit  $   675 $ 1,500
Additions  $   675 $ 1,500
Amendment  $   340

Site Development Permit 
50‐100 cubic yards  $ 1,070 $ 2,500
100‐1000 cubic yards  $ 2,280 $ 4,000
1000+ cubic yards  $ 2,890 $ 4,000

Conditional Use Permit 
Standard  $   4,055 $ 7,500
PUD  $   6,085 $ 7,500
Amendment  $   2,030 $ 3,500

Variance  $   2,400 $ 3,500
Geology Review 

Building Permit  $   255 $ 2,500
Map Modification  $   1,015 $ 2,500
Deviation  $   890 $ 2,500

Building Permit Review  (Planner) $   140 $    500
Building Permit Review (Engineer) $   150 $ 1,000
Zoning Permit  $   310 $ 1,000
Subdivision   

Preliminary map  $ 3,115 $ 7,500
Tentative Map  $ 4,750 TBD
Final Map  $ 1,360 TBD
Map Time Extension  $ 380 TBD
Tentative Map Amendment $ 760 TBD
Final Map Revision  $ 760 TBD

Source:  Town of Portola Valley, “Updated Fee Schedule” June 12, 2013  

 

2460c  Like other residential developments, second unit applications are charged fees for a 
building permit and plan check.  In addition, detached second units, second units 
with more than 400 square feet, and second units located above the ground floor 
are required to go through architectural review and must pay the associated fee 
and deposit for service.  However, second units that are built at the same time as 
the main house on the lot do not have to pay a separate fee for architectural review 
for the second unit.  Building permit and plan check fees are essential to ensure 
that a building complies with local and state requirements and are not considered a 
constraint to the development of second units. 

2460d  It will be difficult for the town to waive fees and deposits entirely for affordable 
housing projects because of the routine use of outside consultants and the reliance 
on the fees to cover the cost of town services provided.  However, the town is 
prepared to use money collected as in‐lieu fees for below market rate units to 
mitigate the constraints of fees.  Also, the town has amended the town’s fee 

Page 81



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  46 

ordinances to allow all or part of the fees to be waived, at the discretion of the 
Town Council, for projects with at least 50% of units for households with moderate 
incomes or below. 

2460e  Exactions are required in the form of drainage fees, easements or in‐lieu fees for 
parks and open space, and off‐site improvements made necessary by the 
development.  The exaction amounts depend upon the specifics of each project.  
Drainage fees are only charged to subdivisions and on a per‐acre assessment.  
These fees pay for the cost to construct drainage facilities listed in the town’s 
master drainage plan, which is designed to protect lots and streets from flood 
hazards.  The additional cost is a minor fee compared to the costs of the entire 
subdivision.  These fees are essential to ensure that the town is protected from 
flood hazards and is developed with adequate drainage infrastructure. 

2460f  Portola Valley also charges subdivisions a fee in‐lieu of the dedication of land for 
park or recreational purposes, as permitted by state law.  On subdivisions of 50 lots 
or less, the subdivider is required to pay a fee determined by multiplying .005 times 
the land value per acre times the projected number of new residents in the 
subdivision.  The subdivider may dedicate 5% of the total area for open space 
rather than pay the fee upon approval from the planning commission.   Subdivisions 
with 50 lots or more are required to dedicate land of an amount determined by 
multiplying .005 times the number of acres times the projected number of 
residents.  An in‐lieu fee may be paid instead with approval of the planning 
commission.  Residential developments that are not part of a subdivision are not 
required to pay this exaction.  Like the drainage exaction, the additional cost is 
minor compared to the overall cost to develop a subdivision. 

2460g  Historically, drainage and open space exactions have not been cited as a constraint 
to the development of multifamily housing.  The requirements do not hinder the 
provision of below market rate units in the subdivision, and the subdivision 
ordinance promotes the development of below market rate units overall.  Based on 
experience, the exactions required for subdivisions are not a constraint to the 
development of below market rate housing in Portola Valley. 

2460h  Total fees for a recent house reconstruction, which would be similar to those for a 
new house, were approximately $22,000.  The value of the house prior to 
reconstruction was $1.4 million.  Therefore, the fees were less than 2% of the value 
of the home.  Fees for a guest house are significantly less:  approximately $8,000.  
For the most recent multifamily development (the construction of seven attached 
units at the Priory), the fees totaled about $7,000 per unit. 

2460i  Overall, fees, deposits and exactions are not anticipated to be significant 
constraints on the construction of housing.  If these should be problem for a 
particular development, fees and deposits can be paid using housing in‐lieu funds, 
and/or the Town Council can waive all or part of fees.  Drainage and open space 
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exactions have not constrained the production of multifamily housing in the past 
and are not expected to during the planning period. 

Infrastructure	and	Public	Service	Constraints	

2461  The infrastructure and level of public services in town is geared to a small dispersed 
population.  Many of the roads are narrow and winding with restricted capacity.  
Limited bus service is provided by SamTrans along Portola and Alpine Roads (Bus 
85).  Only a portion of the town is served by sanitary sewers.  On‐site disposal 
systems are used in much of the town, and in many areas, successful disposal 
requires large sites because of adverse soils and drainage conditions.  Most local 
public services are provided by special districts or San Mateo County under 
contract.  The Woodside Fire Protection District provides fire protection services.  
Police services are provided by the private Woodside Patrol and the County Sheriff.  
The town has limited control over the quality and quantity of these services. 

2461a  The town government operates on a minimal budget with a small staff.  The town’s 
ability to undertake major programs to provide housing is severely constrained by 
fiscal realities and limited staff time.  As a result, housing programs with high 
administrative demands are not practical for the town and have been avoided. 

2461b  To mitigate the constraints pertaining to public services, this element provides for 
affordable housing on sites with current access to services or in new subdivisions 
that will provide services.  In‐lieu fees collected through the inclusionary housing 
program may also be used to help cover costs when no other source is available. 

Nongovernmental	Constraints	

2462  Nongovernmental constraints that can affect a community’s ability to provide 
suitable sites for affordable housing include the price of land, the cost of 
construction, and the availability of financing.   

Price	of	Land	

2462a  The extremely high cost of land in Portola Valley is the most significant constraint 
on the development of affordable housing in the town.  Land often costs around 
$1‐2 million per acre, a price that is probably too high to allow the development of 
affordable housing under market conditions.  Land prices for single parcels in the 
similar neighboring communities of Woodside, Palo Alto, and Atherton are 
comparable to Portola Valley prices. 

2462b  There were two undeveloped parcels listed for sale in late 2013.  One was asking 
$3.6 million for a 4.48‐acre parcel, and the other was asking approximately $2.15 
million for a 2.25‐acre parcel.    
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2462c  The challenge from the town’s perspective is to provide affordable housing 
opportunities in the face of extreme market pressure, while at the same time 
preserving the characteristics that make Portola Valley a desirable place in which to 
live.  The town’s housing programs attempt to mitigate the effects of these market 
conditions.  To offset the high cost of land, the inclusionary housing program 
provides affordable housing, including land.  The affiliated multifamily housing 
program allows increased density, reducing costs per unit.  The second unit 
program provides the opportunity for construction of second units by the private 
market with essentially no land cost.   

Construction	Cost	

2463  The cost of construction can also constrain housing production, particularly for 
affordable housing.  Residential construction in Portola Valley is comparable to the 
neighboring communities of Woodside, Palo Alto, and Atherton.   The costs average 
around $350‐$450 per square foot.  These high costs, however, are often a result of 
homeowners’ choices to use unique designs and expensive materials.   

2463a  The inclusionary housing program will provide land for affordable housing on sites 
that have been improved to serve market rate development, thereby reducing the 
cost of subdivision improvements for the affordable units.  In addition, developers 
can select relatively simple and straightforward designs as well as less expensive 
construction materials to further reduce the cost of construction. 

Availability	of	Financing	

2464  Most homes in Portola Valley are custom‐built homes funded by individual 
households.  Financing for this type of construction is more difficult to obtain now 
that banks have increased their requirements.  However, financing is no more of a 
constraint in Portola Valley than in other communities in the Bay Area.  In fact, 
loans for individual homes may currently be easier to obtain than loans for 
speculative housing developments.   

Constraints	on	Housing	for	People	with	Disabilities	

2465  California housing element law now requires specific analysis of constraints on 
housing for people with disabilities, including developmental disabilities.  This 
section reviews both governmental and nongovernmental constraints, and 
identifies actions that can be taken to mitigate the constraints.   

Page 84



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  49 

Governmental	Constraints	

Zoning	Ordinance	
 
2466  The town’s zoning code was amended in 2011 to remove the constraints to housing 

for persons with disabilities that were identified in the 2009 housing element.  
These amendments included: 

 Updating the definition of household to comply with state law; 

 Adding a definition of “residential care facility” to the ordinance, allowing 
these facilities for six or fewer persons by right in residential districts, and 
allowing these facilities for seven or more persons as a conditional use in the 
commercial and office districts; 

 Allowing access ramps and related railings to extend into required yards; and 

 Adding a reasonable accommodations section to the zoning ordinance 
(Chapter 18.11). 

2466a  Portola Valley permits housing for special needs groups, including for individuals 
with disabilities, without regard to distances between such uses or the number of 
uses in any part of the City.  The Land Use Element of the General Plan does not 
restrict the siting of special need housing. 

2466b  All dwelling units are subject to the same standards for elements such as building 
heights, setbacks and floor area within the district in which they are located 
(Section 18.48.010).  Because these standards may present a constraint to housing 
for disabled people in certain cases, the town adopted a reasonable 
accommodations ordinance as Chapter 18.11 of the zoning code to  allow for 
flexibility in the zoning regulations when a reasonable and demonstrated need 
appears for a person with a disability.  The reasonable accommodations ordinance 
could also potentially be used to reduce parking requirements for developments 
serving people with disabilities.  

2466c  All new residential structures must be reviewed and approved by the Architectural 
and Site Control Commission (ASCC), whose decisions may be appealed to the 
Planning Commission.  The ASCC bases its review upon clearly stated standards and 
applies these standards consistently from project to project.  This process is an 
essential part of enforcing the zoning code and provisions in the General Plan.  
Because of the standard nature of the review and the ability to appeal a decision, 
the ASCC review process is not a constraint to housing for people with disabilities. 

Site	Development	Ordinance	
 
2466d  The Site Development Ordinance establishes the framework for the removal of 

vegetation, including significant trees, and excavation and fill on a site.  Persons 
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conducting those activities are required to apply for a site development permit.  
Depending on the amount of grading, the application is acted on by either the staff, 
the Architecture and Site Control Commission, or the Planning Commission.  
Applicants can appeal a decision to the town council in a public hearing.  This 
process is necessary to protect both the environment and the applicants, especially 
in steep and unstable areas.  The process is the same for all applicants and does not 
act as a constraint to the development of housing for people with disabilities.  

Building	Code	and	Building	Permit	
 
2466e  Portola Valley adopted the 2013 California Building Code.  There have been no 

amendments or additions made to the building code by the town that present a 
constraint to the development of housing for persons with disabilities.  The Town 
also follows Title 24 of the California Code of Regulations.  Title 24 regulations 
govern a building’s access and adaptability for persons with disabilities in 
commercial and multi‐family buildings. When there is a discrepancy between the 
zoning ordinance and a Title 24 provision, the Title 24 provision prevails. 

2466f  A building permit is required for the construction or alteration of a structure.  
Standard application forms and filing processes are used for all applicants and are 
not considered a constraint to the development of housing for persons with 
disabilities. A building permit is required for access ramps and other special building 
modifications on commercial buildings or residential multi‐family buildings. These 
types of buildings are required by law to be accessible to the disabled. 

Nongovernmental	Constraints	

2467  The nongovernmental constraints that could affect housing for people with 
disabilities include the price of land and the cost of construction.  In addition, the 
lack of public transportation and support services in town could constrain housing 
for people with certain types of disabilities.  There is little the town can do to 
mitigate these types of constraints.    

Conclusion	

2468  The town has addressed the constraints to housing for people with disabilities that 
were identified in the 2009 Housing Element, and some of these changes, such as 
adding residential care facilities as an allowed use, would also benefit people with 
developmental disabilities.  In addition, given that many people with disabilities, 
especially those with developmental disabilities, live with their parents or other 
relatives, second units could be a valuable form of housing for at least a portion of 
the population with disabilities.  As a result, the town’s actions to facilitate and 
encourage construction of second units may help this population as well.   
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Sites	Suitable	for	Housing		

2469  State law requires the town to demonstrate that sufficient residential housing sites 
exist in town to accommodate the town’s share of total regional housing need.  The 
town’s housing need as assigned through San Mateo County’s subregional housing 
allocation process is shown in the table below.   

Housing Need for Portola Valley, 2014‐2022 

Income Category  Units 

Extremely Low  11 

Very Low  10 

Low  15 

Moderate  15 

Above Moderate  13 

Total  64 

 
2469a  The following site inventory goes through three steps to determine how much 

housing could be built in Portola Valley during the current planning period.  First, 
areas that are not suitable for development are identified and removed from 
consideration.  Second, the vacant land in the remainder of the town is identified, 
and the realistic development capacity for this land is determined.  Finally, the 
suitability of the vacant land for development is described, together with the 
likelihood of development during the planning period. 

A	Process	of	Elimination	

2470  Portola Valley faces different constraints on development than any other 
community on the Peninsula, with the possible exception of Woodside.  Much of 
Portola Valley is unsuitable for development for one or more reasons.  The major 
constraints on development are the presence of the San Andreas fault, large areas 
of landslides, the steepness of slopes, and the fire hazards due to natural 
conditions. 

  Physical Limitations 

2470a  The San Andreas Fault runs though the center of the town.   The fault separates the 
North American Plate from the Pacific Plate and poses problems of fault offset as 
well as intense ground shaking.  The nature of the geology on the two sides of the 
fault is very different.  By and large, the area east of the fault possesses largely 
stable land devoid of landslides.  The area west of the fault, however, is composed 
of large areas of active and potential landslides.  These landslides can be triggered 
by rainfall or grading as well as earthquakes.  
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2470b  Portola Valley has been a national leader in planning for land use that recognizes 
geologic instabilities.  See for instance, “A Model for Effective Use of Geology in 
Planning, Portola Valley, California” which was included in Landslide Hazards and 
Planning,  Planning Advisory Service Report Number 533/534, published by the 
American Planning Association in 2005.  Portola Valley has mapped the geology of 
the entire town at a scale of 1” = 500’.  The town geologist reviews all proposed 
development in geologically hazardous areas.  The town’s geologic map is far too 
detailed to include in the housing element; however, two geologic maps are 
included in the element to describe the hazards in some detail.  First, a map of the 
San Andreas fault is shown on Exhibit 1.  The map clearly indicates how the central 
part of the town is affected.  Second, the state map of seismic hazard zones is 
shown on Exhibit 2.  A brief look at the map confirms that the western part of the 
town is almost entirely subject to earthquake induced landslides.  A somewhat 
lesser hazard is depicted by substantial areas that are subject liquefaction.  In most 
instances, there are geotechnical solutions to liquefaction, provided a project can 
bear the high cost of a solution. 

 
2470c  Another major limitation are the extremely steep slopes in the western part of the 

town.  These are shown on Exhibit 3.  It is clear that there are large areas of 41% or 
greater in slope and significant areas in the 21% to 40% range.  Development is 
extremely difficult in areas with slopes in excess of 41% and very difficult in areas 
with slopes in excess of 21%.   

 
2470d  Fire hazards pose another limitation on development.  In 2008, the town 

contracted for a fire study, and the map in reduced form is shown on Exhibit 4.  A 
review of the map with the aid of the legend makes it clear that much of the 
western part of the town is exposed to very high fire hazards.   

 
2470e  In sum, the combination of the San Andreas Fault, large areas of landslides, very 

steep slopes and high fire hazards form a major basis for the town’s general plan 
and zoning regulation that permit only a very limited amount of development in the 
western hillsides.  Further limitations include a lack of public roads and water 
supply.  Together with the hazards listed above, these require that the town protect 
the public interest with strict limitations on development in the western hillsides. 

 
2470f  The eastern part of the town is completely different from the western part.  In the 

eastern part of the town, landslides are few, slopes less steep, fire hazard less and 
the area is served by public roads and a public water supply developed to meet fire 
fighting requirements.  It is no wonder that the historic development of the town 
started in the eastern part and has continued in this part in the years since the 
town incorporated in 1964.  
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Exhibit 1 

Earthquake Fault Map 
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Exhibit 2 

Seismic Hazard Zones Map 

k :j Earthquake Induced Landslides Zones 

~ Liquefaction Zones 

Source : State of California Department of C onse rv at ion (2001), 
www.q ua ke .ca . g ov NVH/reg ulatorymap s. htm 

N 

A 
1,200 2,400 3,600 4,800 

- Feet 

Page 90



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  55 

 

Exhibit 3 

Slope Percentage Range 
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Exhibit 4 

Fire Map 
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Sanitary Sewer Limitations 

2470g  As a “rural” community Portola Valley was developed with lots served by septic 
tank and drainfield systems.  The town does not have a municipal sewer system.  
The sewers that do exist are provided by the West Bay Sanitary District.  The district 
does not install sewers, but developers and homeowners are responsible for 
annexing their properties to the district and paying for the cost of extending and 
hooking‐up to sewers.    Exhibit 5 shows parcels that have been annexed to the 
West Bay Sanitary District and differentiates between those parcels that have 
connected to sewer and those that were annexed to the district but have not 
connected to the sewer. 

 
Since most of the town has lots in excess of one acre, septic tank systems have in 
general worked well.  New subdivisions including Portola Valley Ranch and Blue 
Oaks do have sanitary sewers.  Also, in some areas individual property owners or 
groups of owners have banded together to annex to the district.  Very few vacant 
properties are served by sewers, and those properties are vacant lots in new 
subdivisions where changes in zoning would not be expected and would likely result 
in incompatible development. 

 
Water Supply 

2470h  Water for Portola Valley is supplied by the California Water District.  The Water 
District has stated that it can supply the water to serve Portola Valley’s housing 
need.  

 
Distribution to Water and Sewer Providers 

2470i  As is required by Chapter 727m Statutes of 2004 (SB 1087), when this housing 
element is adopted the town will immediately send a copy of the element to the 
local water and sewer providers. 

Inventory	of	Vacant	Parcels	

2471  The table that starts on the following page lists 84 vacant or largely vacant parcels 
in the town, shows the zoning and General Plan designations, summarizes 
environmental constraints, and estimates the realistic new unit capacity for each.  
Keys for the abbreviations used in the table are provided at the end of the table.  
Some sites have significant geologic problems and would be particularly difficult to 
develop; these sites are marked with an asterisk(*) and shown with a different 
symbol on the map.   

 
2471a  In addition to the table, a map showing the parcels described in the table and titled 

“Inventory of Land Suitable for Residential Development,” has been prepared 
(Exhibit 6).   
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Exhibit 5 

West Bay Sanitary Service Map 
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Exhibit 6 

Inventory of Land Suitable for Residential Development 
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Inventory of Land Suitable for Residential Development in Portola Valley 

 

 
Site 

 
APN 

 
Zone 

 
Density  

Allowable 
Density  

 
GP 

 
Acres 

 
Realistic New  

 
Infrastructure 

 
Environmental 

         District  (Dwelling 
Units/Acre) 

Designation     Unit Capacity**  Capacity  Constraints 

1*  076‐181‐070  R‐E  1A  1  Low  0.1  1  No sewer  Md 

2*  076‐181‐090  R‐E  1A  1  Low  0.4  1  No sewer  Md 

3*  076‐182‐020  R‐E  1A  1  Low  0.6  1  No sewer  Pd 

4*  076‐184‐040  R‐E  1A  1  Low  1.0  1  No sewer  Md 

5*  076‐192‐100  R‐E  1A  1  Low  0.5  1  No sewer  Md 

6*  076‐192‐120  R‐E  1A  1  Low  1.8  1  No sewer  Md 

7*  076‐192‐130  R‐E  1A  1  Low  0.2  1  No sewer  Md 

8*  076‐192‐140  R‐E  1A  1  Low  0.1  1  No sewer  Md 

9  076‐212‐100  R‐1  20M  2  Low‐Medium  0.1  1  No sewer  n/a 

10  076‐231‐070  R‐1  20M  2  Low‐Medium  0.1  1  No sewer  n/a 

11  076‐234‐050  R‐1  20M  2  Low‐Medium  0.1  1  No sewer  n/a 

12*  076‐238‐030  R‐E  1A  1  Low  0.8  1  No sewer  Pd 

13*  076‐244‐030  R‐E  1A  1  Low  1.1  1  No sewer  Md 

14*  076‐244‐070  R‐E  1A  1  Low  0.7  1  No sewer  Md 

15*  076‐244‐080  R‐E  1A  1  Low  0.3  1  No sewer  Pd 

16*  076‐251‐090  R‐1  20M  2  Low‐Medium  2.1  2  No sewer  SA Fault 

17  076‐261‐120 
076‐261‐130 

C‐C  PD  5  Local 
Shopping/Service 

1.3  5 (55+yrs) 1 BMR 
in process 

Sewer  SA Fault 

18*  076‐330‐030  R‐E  3.5A  0.3  Cons Res  14  1  No sewer  SA Fault, Will. 
Act 

19*  076‐330‐070  R‐E  3.5A  0.3  Cons Res, Open Res 356  25  No sewer  Md, Pd, Sbr 

20*  076‐340‐060  R‐E  3.5A  0.3  Cons Res, Open Res 229  29  No sewer  Md, Pd, Sbr 

21*  076‐350‐280  M‐R  7.5A  0.13  Cons Res, Open Res 23  1  No sewer  Steep Slopes 

22*  076‐380‐110  R‐E  1A  1  Low  5.9  1  No sewer  Md 

23  077‐040‐080  R‐E  2.5A  0.4  Cons Res  2.5  1  No sewer  n/a 

24  077‐040‐090  R‐E  2.5A  0.4  Cons Res  2.8  1  No sewer  n/a 
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Site 

 
APN 

 
Zone 

 
Density  

Allowable 
Density  

 
GP 

 
Acres 

 
Realistic New  

 
Infrastructure 

 
Environmental 

         District  (Dwelling 
Units/Acre) 

Designation     Unit Capacity**  Capacity  Constraints 

25  077‐040‐100  R‐E  2.5A  0.4  Cons Res  2.7  1  No sewer  n/a 

26  077‐050‐190  R‐E  2.5A  0.4  Cons Res  2.5  1  No sewer  n/a 

27  077‐070‐110  R‐E  2.5A  0.3  Cons Res  4  1  No sewer  n/a 

28  077‐011‐050  R‐E  2.5A  0.3  Cons Res  2.6  1  No sewer  n/a 

29  077‐060‐290  R‐E  2.5A  0.4  Cons Res  7.4  1  No sewer  n/a 

30  077‐070‐070  R‐E  2.5A  0.4  Cons Res  3.1  1  No sewer  n/a 

31  077‐090‐140  R‐E  2.5A  0.4  Cons Res  2.5  1  No sewer  n/a 

32  077‐101‐170  R‐E  1A  1  Low  2.7  1  No sewer  n/a 

33  077‐225‐080  R‐E  1A  1  Low  1.2  1  No sewer  n/a 

34  077‐232‐030  R‐E  2A  0.5  Cons Res  2.7  1  No sewer  n/a 

35  077‐232‐040  R‐E  2A  0.5  Cons Res  2.8  1  No sewer  n/a 

36  077‐232‐060  R‐E  2A  0.5  Cons Res  2.0  1  No sewer  n/a 

37*  077‐242‐120  R‐E  1A  1  Low  4.7  1  No sewer  Steep slopes; 
partial OSE 

38  077‐242‐210  R‐E  1A  1  Low  3.6  1  No sewer  Partial OSE 

39  077‐261‐210  R‐E  2.5A  0.4  Cons Res  2.7  1  No sewer  n/a 

40  077‐281‐020  R‐E  3.5A  0.4  Cons Res  75.4  29  No sewer  n/a 

41  077‐290‐010  R‐E  1A  1  Low  1.0  1  No sewer  n/a 

42  077‐310‐210  R‐E  1A  1  Low  1.1  1  No sewer  n/a 

43  077‐372‐070  R‐E  1A  1  Low  1.0  1  No sewer  n/a 

44  079‐053‐160  R‐E  1A  1  Low  3.0  2  No sewer  n/a 

45  079‐053‐170  R‐E  1A  1  Low  3.0  2  No sewer  Steep slopes 

46  079‐053‐340  R‐E  1A  1  Low  1.2  1  No sewer  n/a 

47  079‐060‐940  R‐E  1A  1  Low  1.0  1  Sewer  n/a 

48  079‐060‐980  R‐E  1A  1  Low  1.0  1  Sewer  n/a 

49  079‐092‐480  R‐E  1A  1  Low  1.1  1  No sewer  n/a 

50  079‐101‐390  R‐E  1A  1  Low  2.5  1  No sewer  Steep slopes 

51*  079‐140‐280  R‐E  1A  1  Low  1.1  1  No sewer  SA Fault 
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Site 

 
APN 

 
Zone 

 
Density  

Allowable 
Density  

 
GP 

 
Acres 

 
Realistic New  

 
Infrastructure 

 
Environmental 

         District  (Dwelling 
Units/Acre) 

Designation     Unit Capacity**  Capacity  Constraints 

52  079‐151‐050  R‐E  1A  2  Low‐Medium  0.4  1  No sewer  Narrow lot, 
creek setback, 
subject to 
flooding 

53  079‐220‐010  R‐E  1A  1  Low  4.5  1  Sewer  n/a 

54  079‐220‐020  R‐E  1A  1  Low  4.7  1  Sewer  Narrow lot 

55  079‐220‐030  R‐E  1A  1  Open Res  5.8  1  Sewer  n/a 

56*  080‐010‐020  M‐R  7.5A  0.13  Open Res  13.6  1  No sewer  OSE 

57*  080‐010‐030  M‐R  7.5A  0.13  Open Res  33.4  1  No sewer  Pd, Sbr OSE 

58*  080‐010‐040  M‐R  7.5A  0.13  Open Res  44.0  1  No sewer  Pd, Md OSE 

59*  080‐020‐010  M‐R  7.5A  0.13  Open Res  18.0  1  No sewer  Md, Sbr, OSE 

60*  080‐020‐020  M‐R  7.5A  0.13  Open Res  14.8  1  No sewer  OSE 

61*  080‐020‐030  M‐R  7.5A  0.13  Open Res  20.2  1  No sewer  OSE 

62*  080‐020‐040  M‐R  7.5A  0.13  Open Res  25.0  1  No sewer  Md, Ps, Sbr 

63*  080‐020‐050  M‐R  7.5A  0.13  Open Res  46.0  1  No sewer  Ms, Ps, Sbr, 
OSE 

64*  080‐020‐080  M‐R  7.5A  0.13  Open Res  4.6  1  No sewer  Md, Ps 

65*  080‐020‐100  M‐R  7.5A  0.13  Open Res  20.6  1  No sewer  Pd 

66*  080‐020‐110  M‐R  7.5A  0.13  Open Res  4.4  1  No sewer  Pd 

67*  080‐040‐010  M‐R  7.5A  0.13  Open Res  8.0  1  No sewer  Pd 

68*  080‐040‐040  M‐R  7.5A  0.13  Open Res  33.7  1  No sewer  n/a 

69*  080‐040‐060  M‐R  7.5A  0.13  Open Res  16.4  1  No sewer  Md, Pd, Sbr 

70*  080‐040‐110  M‐R  7.5A  0.13  Open Res  10.7  1  No sewer  Pd 

71*  080‐040‐120  M‐R  7.5A  0.13  Open Res  31.0  1  No sewer  Pd, Sbr  

72  080‐241‐020  R‐E  3.5A  PD  Cons Res  2.2  1  Sewer  n/a 

73  080‐241‐030  R‐E  3.5A  PD  Cons Res  2.3  1  Sewer  n/a 

74  080‐241‐110  R‐E  3.5A  PD  Cons Res  2.1  1  Sewer  n/a 

75  080‐241‐130  R‐E  3.5A  PD  Cons Res  2.0  1  Sewer  n/a 

76  080‐241‐150  R‐E  3.5A  PD  Cons Res  1.4  1  Sewer  n/a 
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Site 

 
APN 

 
Zone 

 
Density  

Allowable 
Density  

 
GP 

 
Acres 

 
Realistic New  

 
Infrastructure 

 
Environmental 

         District  (Dwelling 
Units/Acre) 

Designation     Unit Capacity**  Capacity  Constraints 

77  080‐241‐230 
080‐241‐240 

R‐E  3.5A  PD  Cons Res  1.1  1  Sewer  n/a 

78  080‐241‐280  R‐E  3.5A  PD  Cons Res  1.7  1  Sewer  n/a 

79  080‐471‐030  R‐E  2A  PD  Cons Res  0.5  1  Sewer  n/a 

80  080‐500‐030  R‐E  2A  PD  Cons Res  0.6  1  Sewer  n/a 
 
 
* Sites marked with an asterisk have greater than average geologic hazards or other environmental constraints and would be particularly difficult to 
develop 
** The “Realistic New Unit Capacity” is based on the number of vacant lots and potential new lots that could be created through subdivision 
 
Zones 
R‐E= Residential Estate, R‐1 = Single Family Residential, M‐R = Mountainous Residential, C‐C= Community Commercial 
 
Density District (Residential Density Combining District) sets the minimum lot size 
15M= 15,000 sf, 20M= 20,000sf, 1A= 1 acre, 2A= 2 acres, 2.5A= 2.5 acres, 3.5A= 3.5 acres, 7.5= 7.5 acres, PD = set by Planned Development 
 
Allowable Density 
PD = set by Planned Development 
 
GP (General Plan) Designation 
Cons Res = Conservation Residential, Open Res = Open Space Residential, Low = Low Intensity Residential, Low‐Medium = Low‐Medium Intensity 
Residential, Local Shopping/Service = Local Shopping and Service Commercial 
 
Environmental Constraints 
SA Fault = a trace of the San Andreas Fault passes through the property 
Sbr = Stable bedrock, Ps = potential shallow landslide, Pd = potential deep landslide, Md = moving deep landslide 
OSE = Open Space Easement 
Williamson Act = Land is under Williamson Act contract, which limits development potential 
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Analysis	of	Suitability	for	Development	

2472  This analysis looks at four different types of potential new residential 
development:  single family homes on existing lots; large parcels that could 
accommodate a number of new homes; potential locations for affiliated 
multifamily development; and second units.  Each of these types is 
discussed below. 

 
Single Family Homes 

2472a  As the inventory shows, an estimated 79 new single family homes could be 
accommodated on existing lots or through small (2 unit) subdivisions.  Of 
these, approximately 35 have significant environmental issues and are 
unlikely to develop within the planning period.  However, there are still over 
40 existing lots for single family homes remaining in town that could 
reasonably be developed by 2022. 

 
2472b  There have been 32 homes built during the past ten years, for an average of 

3.2 new homes per year.  In the eight year planning period, a total of 
approximately 26 new homes would be built if this construction rate 
continues.  This estimate appears to be reasonable given that the capacity 
exceeds this estimate.  All 26 of these homes would be expected to be 
affordable only to households with above moderate incomes. 

 
Large Parcels 

2472c  There are 5 sites or groups of sites listed on the site inventory that could 
accommodate larger amounts of housing.  Each of these is discussed briefly 
below.   

 
Site 17 (Sausal Creek) is a 1.3 acre parcel that has been approved for 
development with five single family homes for residents age 55 and older, 
plus one below market rate unit.  This development was on hold for the 
duration of a lawsuit filed by a neighbor, which was resolved in late 2007 in 
favor of the proposed development, and the property is currently on the 
market.  The development approvals would expire in 2015.   
 
Site 19 (El Mirador Ranch) is one of the largest privately owned parcels in 
town, with 356 acres in the western hillsides.  Because of steep slopes, deep 
canyons, and landslides on much of the property, as well as the presence of 
the San Andreas Fault, development on this site would likely need to be 
clustered in a 10 acre area located near Portola Road.  The property does 
not have sewer access, which also limits potential density.  Given all of the 
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constraints on the land, probably no more than 25 homes could be built on 
this property.  However, the current property owners have stated that they 
intend to hold the property as open space.  Therefore, no new residential 
development is anticipated for this site by 2022. 
 
Site 20 (Spring Ridge LLC) is located next to Site 21 and faces many of the 
same challenges:  steep slopes, landslides, the San Andreas Fault, and a lack 
of sewer service.  New development on this site would likely also need to be 
clustered, and a maximum of 29 units could probably be built here.  Much of 
the parcel is now being used to grow grapes for the winery on the property.  
Property owners have indicated that they might be interested in developing 
the land but that they are not in a hurry to do so.  No new residential 
development is anticipated on this site by 2022. 
 
Site 40 (Stanford Wedge) is an 89 acre site owned by Stanford University.  
The land consists of a relatively flat portion along Alpine Road surrounded 
by steep hillsides to the sides and rear of the property.  Development on 
this site would need to be clustered in the land by Alpine Road.  There is 
approximately 4 acres of usable land on the parcel once all of the steep 
slopes, unstable areas and required setbacks are subtracted.  Under the 
town’s regulations, up to 27.6 single family dwelling units would be allowed 
on the parcel overall.  Affiliated housing would also be allowed on this 
parcel, as is discussed further below. 

 
Sites 56–63, 65‐66 (Fogarty Winery) are occupied by an award winning 
winery including vineyards, storage and bottling facilities and an event 
center.  The remote site is located in the western hillsides and includes 
many steep slopes and landslide hazards.  In addition, an open space 
easement covers much of the winery.  There is no sewer service or public 
water supply.  Although these sites together could theoretically eventually 
accommodate some number of new homes in the future, additional 
development is not anticipated by 2022. 

 
Affiliated Development 

2472d  Portola Valley is a rural community with a history of single family 
development on large lots.  To accommodate some multifamily 
development, however, the town developed a housing program in the early 
1990s that would allow multifamily housing on institutional sites for 
employees and staff affiliated with the institutions that own the parcels.  
This program allows affiliated affordable multifamily housing on three 
designated sites in town, each with a planned development permit.  These 
sites are discussed below and shown on Exhibit 7, Potential Affiliated 
Affordable Housing Sites.   
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2472e  The Stanford Wedge is an 89 acre site owned by Stanford University, which 

was discussed above as one of the large parcels of land remaining in town 
that could be developed with housing.  The town’s regulations would allow 
27.625 single family dwelling units on the parcel overall, and Section 2106e 
of the General Plan allows this density to increase by a factor of three for 

Exhibit 7 

Affiliated Affordable Housing Sites 

1. The Sequoias 

2. Woodside Priory 

3. Stanford Wedge 
0 1,200 2,400 3,600 4,800 

- Feet 

Source : Town of Portola Valley General Plan, Housing Element (2009) 
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multifamily affordable housing, as long as the overall floor area does not 
exceed the amount allowed for market rate development.  Therefore, up to 
82.9 units could potentially be provided on this site, although the number 
would likely be lower.   

 
2472f  This site could potentially be developed with faculty or graduate student 

housing; because of the distance from the university campus, 
undergraduate housing is unlikely.  Town officials and staff have discussed 
this possibility with Stanford officials over many years, but the University 
has not indicated any intention to either sell or develop this land. 

 
2472g  The second site for multifamily housing is The Priory School site.  In 2001, 

the town approved an application to construct seven multifamily units for 
faculty and staff on the site.  These units were approved with the following 
condition: 

 
 “The Priory shall make every effort reasonably possible, to the 
satisfaction of the planning commission, to ensure a majority of the 
units are occupied so as to achieve the below market rate town 
housing element objectives.  These objectives anticipate at at least 
one unit would be for a very low income household, one unit for a low 
income household, and three units for moderate income households.  
Relative to this condition, the Priory shall file a report with the 
planning commission on the projected unit occupancy prior to initial 
occupancy and annually thereafter.  The report shall advise the 
commission how occupancy relates to the housing element 
objectives.” 

2472h  The housing element goals set forth in this condition were based on the 
draft housing element that was under discussion at the time the project was 
approved in 2001.  The Priory School reports annually to the town on 
whether these income targets are being met.  In 2012, one unit was 
occupied by a low income household, two units were occupied by moderate 
income households, three units were occupied by above moderate income 
households, and one unit was vacant.  Each unit is being provided at rents at 
or below 30% of the household income.  Overall, the School usually does 
meet the requirements, although a unit may be occupied by a higher 
income household for a period of time when household incomes increase.  
The school works to provide the housing to the lowest income staff possible 
when a unit turns over.   

2472i  In 2005, the town approved a Master Plan for the school property that 
includes eleven additional housing units to be built in the future.  The school 
has been working on implementing other portions of its Master Plan to 
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date, but those units are still approved.  Because the Priory has had 
difficulty maintaining units at the very low income level, this housing 
element anticipates that the 11 new units would be divided among the 
income categories as follows:  3 low income units, 4 moderate income units, 
and 4 above‐moderate income units. 

2472j  The Sequoias has not added any housing at their facility between 2009 and 
2014.  The affiliated housing program would permit employee housing to be 
built on the site.  Town staff has talked with representatives of the Sequoias 
about the possibility of employee housing on the site.  The Sequoias is 
exploring options for employee housing, although the site is severely 
constrained by geology, including an active trace of the San Andreas fault 
which passes through part of the property 

 
Second Units 

2472k  Exhibit 8 shows where second units are allowed in Portola Valley.  Between 
July of 2008 and December of 2013, 29 new second units were approved in 
Portola Valley, for an average of 5.3 new units per year.  This is an increase 
over the Town’s previous average, which was 4.9 new second units per year 
as reported in the 2009 housing element.  The 2009 element included 
actions to encourage additional second unit production, including increased 
publicity and preparation of a second units manual for the town.  Second 
unit production does now appear to be increasing in town, and more 
applications are including second units. 

 
2472l  This housing element also includes provisions to encourage increased 

production of second units, including allowing staff‐level review of second 
units up to 750 square feet in size, allowing two second units on parcels that 
are over 3.5 acres in size, and allowing larger second units up to 1,000 
square feet on lots that are 2 acres or more. 

 
2472m  These measures are anticipated to increase the number of second units 

built in the town by about one unit per year, from an average of 5.3 units 
annually to approximately 6.5 units annually.   The town therefore 
anticipates the construction of 6.5 second units per year for the eight‐year 
planning period.  Total second unit production is therefore estimated to be 
52 units.    

 

Summary	of	Site	Inventory	

2473  As described above, there are four types of housing sites in Portola Valley:  
single family home sites, large parcels, affiliated housing sites, and sites for  
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second units.  The table below shows the number of existing sites that the 
town would expect to develop by 2022 in each category under current town 
policies, as set forth above.  The table then compares these results with the 
town’s Regional Housing Needs Allocation (RHNA) numbers. 

Exhibit 8 

Areas Where Second Units Are Allowed 

N 

A 
I I Second Units Permitted 

0 1,200 2. 400 3,600 4,800 

- Feet 
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2473a  The table below shows that the Town of Portola Valley would provide more 
than enough housing for households with extremely low incomes and with 
above moderate incomes, and sufficient housing for moderate income 
households, but not enough for very low or low income households.  
However, state policies allow the extra housing for extremely low income 
households to be counted towards housing needed for very low and low 
income households.  All together, 40 units of extremely low, very low and 
low income housing are planned in this housing element, compared to the 
36 units which are required to meet the Town’s RHNA.  As a result, there are 
sufficient sites to accommodate all of the housing need for Portola Valley.   

Expected Sites for New Homes by 2022, Compared with Adjusted Housing Need 

  Ex Low  Very Low  Low  Moderate  Above 
Moderate 

Total 

Sites for Housing Expected from 2014‐2022 

Single Family  0  0  0  0  26  26 

Large Parcels   0  0  1  0  5  6 

Affiliated  0  0  3  4  4  11 

Second Units  26  0  10  11  5  52 

Total Sites  26  0  14  15  40  95 

RHNA  11  10  15  15  13  64 

 

2473b  In addition, there is a vacant site that could be developed with affiliated 
multifamily affordable housing under the town’s regulations (Site 40, the 
Stanford Wedge).  Because the property owner has not expressed any 
interest in developing the site, it has not been included as a site that is 
expected to develop by 2022.  However, some development could 
potentially occur on that site during the planning period. 
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Goals	&	Policies	

 
Goal 1 
2475  Maintain and enhance the character and quality of Portola Valley’s residential 

neighborhoods and the condition of its housing, and preserve the natural beauty of the 
town’s scenic corridors and open spaces. 

Policy 1A:  Accommodate new residential development in a manner compatible with 
the rural character of existing residential development.   

Policy 1B:  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, have minimal visual impact, create minimal 
discernable effect on infrastructure capacity, and ensure the adequate 
provision of safe and convenient access to public services. 

Policy 1C:  Require all housing units in the town to conform to the principles and 
standards set forth in the general plan and town regulations, including that 
all housing be subservient to the natural environment. 

 
Goal 2 
2476  Endeavor to provide opportunities for a diverse population, including 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 2A:  Accept and fulfill responsibility for a reasonable share of the regional need 
for affordable housing. 

Policy 2B:  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 
levels.  

Policy 2C:  Allow in‐lieu funds to be used to reduce town fees for affordable or mixed 
income housing developments, as well as for the purchase of land and the 
construction of below market rate units. 

Policy 2D:  As possible, waive some fees, or portions of fees, for housing developments 
with a majority of below market rate units. 

Policy 2E:  Continue to encourage affordable housing that can be produced in 
association with market rate housing and otherwise. 

Policy 2F:    Distribute diverse and affordable housing options throughout the 
community. 

Policy 2G:   Use an open and inclusive process when implementing housing policies and 
programs, by consulting as appropriate with people with differing housing 
needs and income levels, housing advocates, housing developers, property 
owners, and the community at large. 
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Goal 3 
2477  As set forth in the Sustainability Element of this General Plan, encourage energy 

conservation and green building practices, and adopt housing policies to reduce costs of 
living, respect wildlife and plants and protect the environment. 

Policy 3A:  Continue to support energy efficient building and subdivision design that 
protects solar access, and to allow solar installations. 

Policy 3B:  Continue to encourage cluster development in order to preserve resources 
and encourage sustainability. 

Policy 3C:  Continue to require native landscaping, which reduces water and power 
consumption, provides habitat, and helps to strengthen natural ecosystems 
in town. 

Policy 3D:  Allow and encourage green building practices. 

Policy 3E:  Design and locate housing to minimize impacts on wildlife and be 
subservient to the environment. 

 
Goal 4 
2478  Work to address housing issues on a regional basis while preserving local control and 

minimizing fiscal impacts on the town. 

Policy 4A:  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, while working to ensure that factors such as 
size, geographical and seismic hazards, fire risks, and land dedicated to open 
space are considered in establishing housing requirements. 

Policy 4B:  Support regional efforts to address the need for emergency and transitional 
shelter. 

Policy 4C:    Preserve local control over zoning, diversified housing locations and design. 

Policy 4D:   Minimize the fiscal impact of new housing on the town. 

Policy 4E:  Define housing needs in a manner recognizing the special cultural and 
historic planning conditions for the town, including the agricultural and rural 
history and a culture of respecting the environment. 

 

Page 108



 

Portola Valley General Plan Housing Element, June 24, 2014 Draft  73 

Programs,	Quantified	Objectives,	and	Action	Plan	

Program	1:		Inclusionary	Housing		

2480  To implement a program from the 1990 housing element, the town adopted 
an ordinance requiring developers to provide 15% of new lots to the town 
for below market rate housing as part of every subdivision.  The Town 
received title to four lots as part of the Blue Oaks subdivision, but was not 
able to find a developer to build below market rate units on the lots.  To 
avoid this problem in the future and strengthen the program, the Town 
intends to revise the inclusionary housing program as described below.   

2480a  The intention is to revise the program to require that developers build the 
housing units when one or more units would be required under the 
inclusionary housing program.  As part of this revision, the percentage of 
lots required for below market rate housing may need to be reduced.  The 
percentage should be based on a nexus study for affordable housing, such 
as the study underway through the 21 Elements process in San Mateo 
County.  With the nexus study results, the town could also consider a 
housing impact fee.  In developing the revisions to this program, the town 
will consult local developers and builders, and others experienced in the 
provision of affordable housing, to ensure that the requirements are 
realistic and that the program includes appropriate incentives. 

2480b  Objective:  The town will amend the inclusionary housing program during 
this planning period to make it more effective by having 
developers of larger subdivisions build the below market rate 
housing units.     

Program	2:	Affiliated	Housing	

2481  As established with the previous housing element, affiliated multifamily 
housing projects are permitted on three sites—The Sequoias, Priory School 
and the Stanford Wedge—shown on Exhibit 7 in the Site Inventory. This 
program has the following features: 

1.  Planned Unit Developments and Conditional Use Permits.  
Multifamily housing on the Priory School site and the Sequoias have 
and can be permitted through amendments of the CUPs governing 
those projects.  Development on the Stanford Wedge could be 
accomplished pursuant to a CUP and/or a PUD .  The PUD or CUP for a 
multifamily housing project shall control the siting and design of 
projects, the mix of units by income category of eligible occupants, 
methods of controlling rents and/or resale prices, provisions for 
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ongoing management of the project and other matters deemed 
appropriate by the town. 

2.  Inclusion of Market Rate Units.  The purpose of this program is 
primarily to provide affordable (below market rate) housing.  The town 
may permit the inclusion of market rate units in a project if it 
determines they are necessary to make a project feasible.  However, 
substantially over half of the units in any multifamily affordable 
housing project must be affordable to moderate, low or very low 
income households.  With the approval of the Planning Commission 
and Town Council, an exception to this requirement may be made for 
housing that is ancillary to the primary use of the site. 

3.  Floor Area and Density.  The floor area in multifamily housing projects 
shall not exceed the total floor area which would be permitted for the 
number of single family houses which would be allowed on the 
property under existing zoning.    The allowable floor area, together 
with the amount of developable land, determines the density of 
development on the site.  At both the Woodside Priory and the 
Sequoias, only a portion of the site could be used for residential 
development.  The paragraph below explains the potential floor area 
and density for the Stanford Wedge site. 

The Stanford Wedge site (Site 40 in the Site Inventory section) is the 
only multifamily site that is largely vacant.  A small stable is located on 
the site, which could be removed if the site were developed.  A small 
portion of the site is located on the east side of Alpine Road.  
Altogether, the Stanford Wedge includes 89 acres of land, most of 
which is extremely steep with slopes in excess of 30%.  The only 
developable portion that has access is the relatively flat land adjacent 
to and west of Alpine Road.  After accounting for required site 
setbacks, the developable portion of the site is approximately 3.5 
acres in size.  Under current regulations, up to 28.48 market rate 
homes could be clustered together on this flat land, and as stated 
above, more affordable multifamily homes could be built on the site as 
long as the allowable floor area was the same.  The Land Use Element 
caps the density at no more than three times the number of market 
rate units, and the number would be further limited by the town’s 
development standards and the need to address environmental 
impacts.  During the 2014‐2022 planning period, the town intends to 
look more closely at the standards and density for potential 
development of this parcel to ensure that they are appropriate.  The 
town is not counting any units from development of this parcel 
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towards its RHNA, and any adjustments would therefore not affect the 
town’s ability to provide its share of the housing need.     

4.  Development Standards.  All multifamily housing projects are 
expected to meet the general plan, zoning, subdivision and site 
development requirements that pertain to all residential development 
in the town, including Resolution No. 2506‐2010 as amended.  These 
standards are described earlier in this housing element, and include 
provisions for road widths and right‐of‐ways as well as landscaping.  
Current parking requirements are one parking space for each studio or 
one‐bedroom unit, and two parking spaces with two or more 
bedrooms.  Development standards may be adjusted through a PUD 
where appropriate.   

Particular care is expected to ensure the compatibility of the projects 
with adjacent neighborhoods and the town’s rural environment. 

5.  Occupancy.  The town considers this program particularly suited to 
providing housing for employees and others affiliated with the 
institution that owns and manages the property.  If units are provided 
for sale, resale controls to preserve affordability will be required. 

6.  Monitoring.  Each year, staff will monitor the progress that has been 
made on this program and report to the Planning Commission on the 
progress compared with the goals set forth in this program.  The 
program will be revised if necessary to meet the goals.   

2481a  Objective:  The town will continue to work with the owners of these three 
properties to allow and encourage housing to be built on the 
sites.  Eleven housing units have already been approved for 
the Priory under the current Master Plan, including seven 
units for households with moderate or low incomes.  The 
Priory has indicated that they intend to construct the units in 
phases, and expect all of the units to be built by 2022.  The 
town has also started discussions with the Sequoias to 
encourage employee housing at the site, and they are moving 
forward internally to consider the options.  Stanford 
University has no plans for their site at this time.  During the 
planning period, however, the town will look more closely at 
the development standards and density for the Stanford 
Wedge in particular to ensure that they are appropriate.  The 
town will continue to contact all three owners on a regular 
basis and assist them with any potential plans for providing 
housing. 
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Program	3:	 Second	Units	

2482  Second units provide most of the affordable housing in town, and are the 
only type of affordable housing that can be produced in Portola Valley by 
market forces without a significant subsidy.  Town regulations allow second 
units in most areas of the town.  Surveys of second unit rental rates show 
that most second units are affordable, both within Portola Valley and in San 
Mateo County as a whole.  Second units are particularly appropriate for 
Portola Valley because of their compatibility with the rural nature of the 
town and their ability to directly serve the need for affordable housing.   

2482a  To strengthen the second unit program, Portola Valley is proposing three 
new actions in addition to the changes made to implement previous housing 
element programs.  First, the town will amend its program to allow larger 
second units (up to 1,000 square feet rather than the current limit of 750 
square feet) on lots with two or more acres.  This change is meant to 
address a concern stated by some residents that the 750 square feet is too 
small to comfortably house either themselves as they grow older, or their 
children’s families.  The town hopes that this amendment will begin to 
address this concern and encourage more residents to build second units. 

  2482b  Second, the town will amend its ordinance to allow two second units to be 
located on lots with 3.5 acres or more.  Both second units will need to meet 
the second unit requirements, including parking.  In order to minimize 
grading and site disturbance, and to preserve the general character of the 
residential areas, one of the second units will need to be attached to the 
main house.  The other second unit could be detached.  This change will 
allow owners of larger properties to accommodate more housing, 
particularly for family members and employees such as groundskeepers. 

2482c  Third, the town will also amend its zoning code to allow staff level approval 
of second units up to 750 square feet, rather than the current limit of 400 
square feet, when no other permit is needed for the project.  Projects that 
would require a site development permit from the ASCC or Planning 
Commission for grading or tree removal would need Commission approval, 
for example.  As part of implementing this item, the town will examine the 
current performance standards for second units as set forth in the zoning 
ordinance and amend them as necessary to provide further guidance for 
staff in reviewing second unit applications.   

2482d  Finally, the town will monitor the number of second units being permitted 
annually.  If the number of second units being permitted is lower than the 
number expected, the town will take action to increase second unit 
production.  This could include one or more of the following actions:  
increasing publicity about the program, providing a floor area bonus for 
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larger second units on larger lots, holding a workshop on second units, or 
reducing fees for second units. 

2482e  Objective:  Over the previous planning period, an average of 5.3 second 
units were constructed in Portola Valley each year, with an 
increase through the planning period.  Through the actions 
described above, this rate is expected to increase to 6.5 units 
per year.  As a result, a total of 52 new second units are 
expected to be built during the eight‐year planning period.   

    These are likely to provide housing for the same income 
categories as shown in the San Mateo County study 
completed in December 2013.  Based on a conservative 
interpretation of that study, the 52 new second units will 
result in 26 units for extremely low income households, 0 for 
very low income, 10 for low income, 11 for moderate, and 5 
for above moderate income households. 

    The town will monitor this program annually and take 
additional steps to increase second unit production if 
necessary. 

Program	4:	 Shared	Housing	

2484  As discussed in the section on housing characteristics, homes in Portola 
Valley tend to be large.  For older residents who want to remain in their 
homes, maintaining a large home while living on their own may be difficult.  
One option would be to convert a portion of a home to a second unit.  
Another option would be to simply find someone else to share the house.  
The Human Investment Project for Housing (HIP Housing) is a nonprofit 
organization that conducts a program in San Mateo County to match 
housing “providers” with housing “seekers.”  Rents are established on a case 
by case basis and can sometimes be partly defrayed by services.  Although 
Portola Valley is currently in the area served by HIP Housing, there is no 
formal arrangement with the organization. Portola Valley will continue to 
work with the organization to publicize its service in the town 

2484a  Objective:  Work with HIP Housing to publicize its home‐sharing program 
to residents and employees, with the aim of increasing the 
number of placements in town. 

Program	5:		Fair	Housing	

2487  Project Sentinel handles complaints of discrimination in the sale or rental of 
housing and in the mediation of tenant/landlord disputes in Portola Valley 
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under the terms of a contract with San Mateo County.  Information on this 
program will be posted or otherwise made available at Town Hall and the 
library, and on the town’s website. 

2487a  Objective:  No housing units are expected to result from this program.  
The town’s objective is to provide brochures or post 
information sheets at Town Hall, the library and on the town’s 
website to publicize this program. 

Program	6:		Energy	Conservation	and	Sustainability	

2488  Portola Valley has had a number of regulations that encourage energy 
conservation for years.  These include permitting solar installations, utilizing 
subdivision regulations that protect solar access, and supporting energy 
efficient design.  In addition, most new development is clustered, which 
reduces impacts on the land.  The town also requires native landscaping, 
which reduces the need for both water and energy.  All of these policies and 
regulations will continue. 

2488a  Since 2008, the town has employed a Sustainability Manager, and in January 
2009 adopted a Sustainability Element as part of its General Plan.   In 2010, 
the town adopted a Green Building Ordinance using the “Build It Green 
Green Point Rated” system for all new homes, major remodeling projecs, 
and additions.  Also in 2010, the town adopted BAWSCA’s model Indoor 
Water conservation Ordinance and Water Conservation in Landscaping 
Ordinance (with reduced turf allowances). 

  In addition to the green building regulations and the water conservation 
ordinances, the town has been encouraging energy and water efficiency in 
existing homes through the state’s Energy Upgrade California program, 
California Water Service’s rebate programs, and other voluntary measures 
and tools developed by the town’s Sustainability Committee.  In 2014, the 
town will adopt a climate Action Plan, which builds on the Sustainability 
Element and includes measures that target energy and water conservation 
in the residential sector. 

2488b  Objective:  To continue existing green and energy conservation measures, 
revise them when necessary, and and implement new 
programs in accordance with the Sustainability Element and 
the town’s future Climate Action Plan. 

Program	7:		Explore	Future	Housing	Needs	and	Potential	Housing	Programs		

2489  During the housing element update process, the town identified a need for 
a longer‐range “vision” for housing in Portola Valley.  This program 
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therefore calls for the town to examine its likely housing needs beyond 
2022, with the results potentially serving as a foundation for the next 
housing element update. 

2489a  The town would conduct a more detailed analysis of housing trends and 
needs, with the intent of determining the best ways to address the town’s 
needs moving forward.  Various housing “best practices” as identified by the 
State and advocacy groups could be considered to determine whether they 
would be appropriate in town.   

2489b  To date, two items have specifically been identified for further exploration.  
Both of these are topics the town would like to consider but did not think 
could be finalized in time to provide housing by 2022: 

1. The possibility of expanding the affiliated housing program to 
commercial sites, so that employers could provide employee housing 
on commercial properties in town; and 

2. Potential uses of the money in the Town’s in‐lieu housing fund, 
including the money from the sale of the Blue Oaks BMR lots, to 
meet identified local affordable housing needs and provide 
affordable housing to serve, at a minimum, eight moderate income 
households. 

2489c  Objective:  To analyze the town’s housing needs and trends, explore a 
commercial affiliated employee housing program, identify 
potential uses of money in the town’s in‐lieu housing fund, 
and examine other potential programs as appropriate to meet 
the town’s future needs.  The results of this program will help 
to create a foundation for the 2022 housing element update. 

Quantified	Objectives	
 
2490  Based on the programs and housing trends discussed earlier in this housing 

element, the Town of Portola Valley  has established the following 
quantified objectives.  The objectives focus on new construction rather than 
rehabilitation or conservation, because the need in Portola Valley is clearly 
greatest for new construction.  By meeting the quanitfied objectives shown 
below, the town will provide for its share of the Regional Housing Needs 
Allocation.     

Quantified Objectives for Portola Valley 

  New Construction  Rehabilitation  Conservation 

Extremely Low  26  0  0 

Very Low  0  0  0 
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Low  14  0  0 

Moderate  15  0  0 

Above Moderate  40  0  0 

Total  95  0  0 

 
2490a  The quanitfied objectives shown in above chart are based on the 

information provided in the Site Inventory.  More details can be found that 
section of the housing element, including the summary table at the end of 
that section. 

2490b  The new units will be provided through the towns’ second units program, 
the affiliated/multifamily housing program, and market rate housing for 
households with above moderate incomes. 

Action	Plan	

2493  The actions shown below will be taken to achieve the quantified objectives 
and implement the programs described above. 

Portola Valley 2014 Housing Element Action Plan 

Program  Action  Responsible 
Party 

Timing 

1. Inclusionary Hsg  Amend program to require that developers of 
larger subdivisions build housing 

Planning staff  2015‐16 

2. Affiliated Hsg  Continue to allow 11 affiliated multifamily 
units to be constructed at the Priory School, 
and expedite processing of applications to 
built the units as possible 

Planning staff  Ongoing 

2. Affiliated Hsg  Work with the Sequoias to encourage 
construction of employee housing 

Town staff  Ongoing 

2. Affiliated Hsg  Amend Section 18.44.060.I of the Zoning 
Ordinance to reflect the current name and 
Section number for this program 

Planning staff  2014‐15 

2. Affiliated Hsg  Review the development standards and 
density for the Stanford Wedge to ensure 
they are appropriate. 

Planning staff  2016‐17 

3. Second Units  Amend the zoning ordinance to allow second 
units up to 1,000 sf on lots with 2+ acres; to 
allow two second units on lots with 3.5+ 
acres; and to allow staff level review and 
approval of second units up to 750 square 
feet when no other permit is needed.  As part 
of this action, amend the performance 
standards for second units to provide further 
guidance for staff‐level approvals. 

Planning staff  2015‐16 

4. Shared Housing  Continue to support HIP Housing and work  Planning staff  Ongoing 
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with their staff to identify and implement 
actions to increase placements in town. 

5. Fair Housing  Continue to participate in the County‐wide 
fair housing program and address concerns as 
necessary. 

Planning staff  Ongoing 

6. Energy 
Conservation 

Continue green and energy conservation 
measures, revise as needed, and implement 
new programs in accordance with the 
Sustainability Element and the future Climate 
Action Plan. 

Town staff  Ongoing 

7. Future Programs  Explore future housing needs beyond 2022 
and potential ways to address those needs.  
Two possibilities to examine are 1) the 
possibility of expanding the affiliated housing 
program to commercial sites for employee 
housing; and 2) potential uses of the money 
in the Town’s in‐lieu housing fund. 

Town staff  Ongoing 
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There are no written materials for this agenda item. 
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TOWN COUNCIL WEEKLY DIGEST  

 
                           Friday – September 12, 2014    

 

1. Agenda (Action) – Town Council – Wednesday, September 10, 2014 

2. Agenda (Special) – Bicycle, Pedestrian & Traffic Safety Committee – Wednesday, September 17, 
2014 

3. Agenda (Cancellation) – Planning Commission – Wednesday, September 17, 2014 

4. Report from San Mateo County Sheriff’s Office – Incident Log for 09/02/14 – 09/08/14 

5. LAFCo  Public Hearing with consideration of amendment to the Adopted 2014-15 Budget 

6. San Mateo County Mosquito and Vector Control District Report – July / August 2014 

7. Invitation to Silicon Valley Regional Meeting 2014 

8. Memo from Town Manager, Nick Pegueros re: Weekly Update – Friday, August 12, 2014 

 

 

                                                          Attached Separates (Council Only) 

  

1. None 
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_____________________________________________________________________________ 
                      
                 ACTION  AGENDA 

 
7:30 PM – CALL TO ORDER AND ROLL CALL 
 

   Councilmember Derwin, Councilmember Hughes, Councilmember Richards, Vice Mayor Aalfs and Mayor Wengert 
All Present 
 

ORAL COMMUNICATIONS 
 

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

None  
 

CONSENT AGENDA 
 

    The following items listed on the Consent Agenda are considered routine and approved by one roll call 
      motion. The Mayor or any member of the Town Council or of the public may request that any item listed 
      under the Consent Agenda be removed and action taken separately. 
 

(1)  Approval of Minutes – Regular Town Council Meeting of August 13, 2014  
Approved 4-0-1 - Mayor Wengert abstained 
 

(2)  Ratification of Warrant List – August 27, 2014     
 

(3)  Approval of Warrant List – September 10, 2013 
Items 2 & 3 – Approved 5-0 
 
REGULAR AGENDA 
 

(4)  Discussion and Council Action - Peter Drekmeier, Policy Director for Tuolumne River Trust, with Support of  
       Sustainable Groundwater Management 
 

(a) Adoption of a Resolution of the Town Council of the Town of Portola Valley in Support of Sustainable 
Groundwater Management in the San Francisquito Creek Area to Ensure its Availability During Droughts  
and Emergency Situations (Resolution No. 2633-2014) 

Approved 5-0 
 
(5)  Discussion and Council Action - Report by Public Works Director of Status Report on Recommendations from the 
 Bicycle, Pedestrian & Traffic Safety Committee Concerning Road Shoulder Enhancements to Arterial Roads 
 

Council requested additional information, item to return to the Council at a near future meeting 
 
(6)  Recommendation by Ad-Hoc Water Conservation Task Force – Request to Approve a Portola Valley Water  
       Conservation Logo 
 

Option #3 was approved 5-0 
 
(7)  Recommendation by Town Manager – Local Emergency Ordinance 
 

   (a)  First Reading of Title, Waive Further Reading, and Introduce an Ordinance of the Town Council  
               of the Town of Portola Valley Replacing Chapter 2.24 [Emergency Organization and Protection] of  
    Title 2 [Administration and Personnel] of the Portola Valley Municipal Code (Ordinance No. __) 
 
Council approved with amendment (5-0) Second Reading scheduled for the September 24, 2014 Council meeting 
 
COUNCIL, STAFF, COMMITTEE REPORTS AND RECOMMENDATIONS 
 

(8)  Reports from Commission and Committee Liaisons  
                  There are no written materials for this item. 
 
Councilmember Richards – 
Emergency Preparedness Committee discussed a radio test scheduled for this week and another in October, the attempts to 
rejuvenate CERPP and Marsha Hovey reported on emergency preparedness progress being made with the town. 

 

    TOWN OF PORTOLA VALLEY 
       7:30 PM – Regular Meeting of the Town Council  
       Wednesday, September 10, 2014 
       Historic Schoolhouse 
       765 Portola Road, Portola Valley, CA  94028 
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The Cultural Arts Committee discussed lack of participation by committee members and the future of the committee. The 
committee discussed the consideration of combining with another committee.  
 
The Conservation Committee discussed a piece of property off Wayside Road that is town open space land. The heavily 
trashed land needs cleanup. This was brought to the Committees attention due to discussions for a potential emergency 
access in the area between the Wayside and Woodside Highland neighborhoods. The committee also reviewed the process  
for presentation of backyard habitat awards. Planning Director Debbie Pedro introduced herself to the committee. 
 
Councilmember Hughes –  
Nature & Science Committee discussed the October 18 ecology event with attending members from the Ad-Hoc Water  
Task Force. Committee chair, Yvonne Tryce, purchased a freezer for committee use. The committee also discussed the 
Hawthorns project. 
 
On August 22nd Councilmember Hughes and Town Manager Pegueros attended a meeting on license plate readers. 
 
The Firewise Group discussed eucalyptus trees, specifically the large eucalyptus that fell this year on Godetia in Woodside. 
The state is 25% above average for wildfires, for this time of year. This year’s chipper program is strong.  WFPD is pursuing 
flow testing on all hydrants in the District. 
 
Councilmember Derwin – 
ASCC meeting on August 25th, 465 Golden Oak project with guest house was resolved. A carport at Francisco Ridge was 
approved. The corrective fencing and tree planting at 1260 Westridge was approved. Planning Director Pedro reported on the  
observatory on Minoca. 
 
Ad-Hoc Water Conservation is working on Ecology and Drought Day on October 18th.  
 
C/CAG Resource Management and Climate Protection Committee discussed sea level rise. Participants heard a presentation  
from Marin Clean Energy (MCE). Councilmember Derwin also recommended that staff look at “OpenGov.com” for   
opportunities to enhance transparency in town finances. 
 
Bicycle, Pedestrian & Traffic Safety Committee interviewed a perspective member. The traffic calming report is not yet  
complete.  
 
The Library JPA sent out a data and demographic initiative report. The managing consultant said the results were the highest  
favorability ratings he has ever seen. 
 
Vice Mayor Aalfs - 
Mayor Wengert, Councilmember Hughes, Vice Mayor Aalfs and town staff walked the Alpine Road trail with representatives from 
MROSD to hear town staff’s desire to pursue possible trail improvements. No action or policy decision taken. 
 
Mayor Wengert – 
The Trails & Paths Committee discussed driveway scoring and signage for Alpine Trail between Westridge and Arastradero. 
 
WRITTEN COMMUNICATIONS1 
 

(9)  Town Council Digest – August 15, 2014 
 

(10)Town Council Digest – August 22, 2014 
 

(11)Town Council Digest – August 29, 2014 
 

  #10 Vice Mayor Aalfs said stated facts on housing market are sobering 
 

(12)Town Council Digest – September 5, 2014 
 

ADJOURNMENT: 10:12 pm 
 

ASSISTANCE FOR PEOPLE WITH DISABILITIES 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting, please 
contact the Town Clerk at (650) 851-1700.  Notification 48 hours prior to the meeting will enable the Town to make reasonable 
arrangements to ensure accessibility to this meeting. 
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AVAILABILITY OF INFORMATION      
  Copies of all agenda reports and supporting data are available for viewing and inspection at Town Hall and at the Portola Valley 
Library located adjacent to Town Hall. In accordance with SB343, Town Council agenda materials, released less than 72 hours    
prior to the meeting, are available to the public at Town Hall, 765 Portola Road, Portola Valley, CA  94028. 

 
SUBMITTAL OF AGENDA ITEMS 

  The deadline for submittal of agenda items is 12:00 Noon WEDNESDAY of the week prior to the meeting. By law no action can 
  be taken on matters not listed on the printed agenda unless the Town Council determines that emergency action is required. 
  Non-emergency matters brought up by the public under Communications may be referred to the administrative staff for 
  appropriate action. 
 

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

AGENDA 
 

1. Call meeting to order 
 

2. Roll Call 
 

3. Oral Communications 
  

4. Approve Minutes of the August meeting  
 

5. Sheriff’s Report    
1) Updated requests for law enforcement presence, as required 

 
6. Public Works Report 

 

1) Windy Hill parking controls 
2) Shoulder lane (Bike lane) study 
3) Traffic studies by San Mateo County regarding Alpine & I-280 interchange 

 
7. Vote to approve new member – Deidre McQuillan 

 
8. General Items: 

1) Update on Traffic Calming policy document 
2) Update on Crosswalk policy document 
3) Sidewalk Maintenance requests – Angela Hey 
 

9. Update on Outreach, events & teaching programs 
           Bike and Walk to School Days 

 
10. Other Business 

           Outreach to prospective new BPTS Membership 
 

11. Time and date for October 2014 meeting 
 

12. Adjournment 
 

TOWN OF PORTOLA VALLEY 
Bicycle, Pedestrian and Traffic Safety 
Committee Special Meeting   

       Wednesday, September 17, 2014 – 8:15 AM 
Historic Schoolhouse 
765 Portola Road, Portola Valley, CA 
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_________________________________________________________ 
 
 
TO:  Planning Commission 
 
FROM: CheyAnne Brown, Planning Technician 
 
DATE:  September 12, 2014 
 
RE:  Cancellation of Planning Commission Meeting  
 
 
The regular meeting of the Planning Commission scheduled for Wednesday, 

September 17, 2014 has been cancelled.  The next regular meeting of the Planning 

Commission is scheduled for Wednesday, October 1, 2014 at 7:30 p.m. 

 
 
cc:   Town Manager 

Town Council 
Town Planner 
The Almanac 
Barbara Templeton 

  
   
 
__________________________________________________________________ 
 
This Notice is posted in compliance with Section 54955 of the Government Code of 
the State of California. 
  
Date: September 12, 2014    CheyAnne Brown 
        Planning Technician 
 
__________________________________________________________________ 

MEMORANDUM
 

TOWN OF PORTOLA VALLEY
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14 
  

San Mateo County Sheriff’s Office 
 
San Mateo County Sheriff’s Office (Headquarters Patrol) Press 

Information on selected incidents and arrests are taken from initial Sheriff’s Office case reports.  Not all incidents 
are listed due to investigative restrictions and victim privacy rights. 

Tuesday 09/02/14 to Monday 09/08/14 
Greg Munks 
Sheriff 
 
 

CASE 
NUMBER 

DATE 
& TIME 
Reported 

LOCATION DESCRIPTION FACTUAL CIRCUMSTANCES 

14-7541 
09/02/14 
4:42PM 

S/B 280 S/O Woodside 
Woodside 

Driver w/ Suspended 
License 

A deputy made a traffic enforcement stop after viewing the 
driver talking on her cell phone. When the driver saw the 
deputy she quickly dropped her phone. The driver then 
proceeded to make a U-turn on Woodside Rd against two 
posted no U-turn signs. Upon contact the driver confirmed 
she had a suspended license. The driver was issued a 
citation for driving with a suspended license and was 
released from the scene.  
 

14-7576 
09/03/14 
4:25PM 

2000 Blk. Ashton Ave.  
West Menlo Park 

Burglary 

Unknown suspect(s) gained entry to the residence via a 
kicked in rear door. The unknown suspect(s) rummaged 
through the bedrooms and took approximately $15,000.00 
worth of items and cash. The deputy dusted the residence 
for fingerprints but was unable to locate any additional 
evidence. An area check resulted in no witnesses, security 
cameras, or additional evidence.  
 

14-7637 
09/05/14 
5:37AM 

Woodside Rd. / Hwy 280 
Woodside 

DUI Alcohol / Drugs 
The suspect was stopped on Woodside Road for traveling at 
an unsafe speed. The suspect failed to yield to the right for 
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an emergency vehicle displaying lights and a sounding 
siren. Mason Dexter Lewis from Portola Valley was found 
to fit the criteria for Driving Under the Influence of alcohol. 
Lewis was arrested, transported and booked into the 
Maguire Correctional Facility.  
 

14-7655 
09/05/14 
2:44PM 

Woodside Rd. / Hwy 280 
Woodside 

Traffic Accident – No 
Injuries 

Party #1 driving vehicle #1was traveling westbound on 
Woodside Road and was looking at his GPS (map) feature 
on his cell phone.  Vehicle #1 failed to stop at the red light 
at the southbound Hwy 280 off-ramp and collided with 
Vehicle #2 in the middle of the intersection. Vehicle #1 
suffered moderate damage to the right front fender area as a 
result of this collision and was parked at the Woodside Road 
park and ride parking lot.  Vehicle #2 suffered moderate 
damage as a result of this collision and was driven home 
from the scene by Party #2. Both Party #1 and Party #2 did 
not sustain any injuries as a result of this collision. 
 

14-7672 
09/05/14 
11:43PM 

Brookwood Rd. / Hardwick 
Rd.  

Woodside 

Sheriff’s Office 
Misdemeanor Warrant 

Henry Adonias Catalanurrutia from San Mateo County was 
arrested for having a warrant in the amount of $7,500.00 for 
driving on a suspended license. Catalanurrutia was 
transported and booked into the San Mateo County Jail. 
  

14-7680 
09/06/14 
2:38AM 

Woodside Rd. / I-280 
Woodside 

DUI Alcohol / Drugs 

Jaclyn Leanne Wasmann from Redwood City was arrested 
for driving under the influence of alcohol. The driver was 
cited and released to First Chance. 
 

14-7739 
09/08/14 
4:18PM 

Wildwood Way / Woodside 
Dr. 

Woodside 

Driver w/ Suspended 
License 

A deputy conducted a traffic enforcement stop on a vehicle 
at Woodside Drive and Wildwood Way.  Upon contact the 
driver indentified himself with a California Drivers License. 
Also upon contact the driver voluntarily told the deputy his 
license was suspended due to speeding tickets. The deputy 
issued the driver a citation for speeding and for driving on a 
suspended license.  
 

14-7744 
09/08/14 
9:02PM 

200 Blk. Mapache Drive 
Portola Valley 

Burglary  
Deputies were dispatched to the report of a burglary that had 
occurred between 5:30 pm and 9:02 pm.  The victim 
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returned home at approximately 9:02 pm to find his rear 
bedroom sliding door ajar and the bedroom and closets 
ransacked.  The deputies conducted a neighborhood check 
that met with negative results. There is no suspect 
information at this time.  
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____________________________________________________________ 
 

TO:  Mayor and Members of the Town Council 

FROM:  Nick Pegueros, Town Manager 

DATE:  September 12, 2014 

RE: Weekly Update 

 

The purpose of this report is to provide a summary update on items/projects of interest for the 

week ended September 12, 2014.   

 

1. 50th Anniversary Update – We now have over 300 RSVPs to attend the barbeque dinner 

on 9/21.  The 50th Anniversary Committee is working diligently on final preparations and I 

think we can all anticipate a lovely community celebration.  Howard’s crew is hard at work 

tidying up town center.   

2. Draft Portola Road Corridor Plan Now Online – The draft Portola Road Corridor Plan 

has been posted on the Town’s website along with the Initial Study/Negative Declaration, 

and the official CEQA review and comment period has started.  The Planning Commission 

will consider the Corridor Plan for formal adoption as part of the General Plan at its 

meeting on October 1, and the Town Council is tentatively scheduled to consider it at their 

November 12 meeting. http://www.portolavalley.net/index.aspx?page=236  

3. 2013-14 Year-end Close – Stacie and her team have closed the books for last fiscal year 

(June 30, 2014) and we are pleased to report that the unaudited financials indicate an 

extremely healthy fiscal condition for the town including significant reserves for pension 

obligations, emergency repairs, and capital equipment replacement. While the news for 

2013-14 is positive, staff continues to recommend fiscal prudence in structural operating 

expenditures and one-time capital spending.   Staff is working to complete the final long-

term liability analysis (retiree medical) and it is our expectation to have an actuarial report 

completed and a recommended funding strategy to the Town  Council in the next several 

months.  Additionally, the new CalPERS pension actuarial report is expected in December 

and we should then know the town’s true unfunded pension liability.    

 

MEMORANDUM
 

      TOWN OF PORTOLA VALLEY
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TOWN COUNCIL WEEKLY DIGEST  

 
                           Friday – September 19, 2014    

 

1. Agenda (Cancellation) – ASCC – Monday, September 22, 2014 

2. Agenda – Ad-Hoc Water Conservation Task Force – Tuesday, September 23, 2014 

3. Agenda – Conservation Committee  – Tuesday, September 23, 2014 

4. Planning Commission Attendance Summary for July – September 2014 

5. ASCC Attendance Summary for July – September 2014 

6. Memo from Sustainability & Special Projects Manager re: Update on Water Conservation Efforts  
at Town Facilities 

7. Report from San Mateo County Sheriff’s Office – Incident Log for 09/09/14 – 09/14/14 

8. Response Letter from the Town to Ryan Weller with Environmental Specialist re: FAA’s Final  
Environmental Assessment finding of No Significant Impact for the Project 

9. Letter from Portola Valley Ranch to Elected Officials re: Airplane flyovers and the Noise impact  
to its Community 

10. Invitation for Town Representatives to attend the Silicon Valley Bike Summit on September 30 

11. Memo from Town Manager, Nick Pegueros re: Weekly Update – Friday, September 19, 2014 

 

 

                                                          Attached Separates (Council Only) 

  

1. None 
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ARCHITECTURAL SITE AND CONTROL 
COMMISSION 

 
NOTICE OF MEETING CANCELLATION 

 
Monday, September 22, 2014 

 
 

 
 
 
 
 
 

The ASCC regularly scheduled meeting of Monday, September 22, 2014 has been 
cancelled. The next regular meeting of the ASCC is scheduled for Monday, October 13, 
2014. 
 

 
 

 

 

TOWN OF PORTOLA VALLEY 
ASCC 

       Monday, September 22, 2014 – 7:30 PM 
Historic Schoolhouse 
765 Portola Road, Portola Valley, CA 
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     __________________________________________________________________________ 

                                                                  AGENDA 

 
 

1. Call To Order 
 

2. Oral Communications   
 

3. Approval of August 26 minutes 
 

4. Round Robin; other upcoming events 
 

5. Cal Water – progress on letter to top 20%, Usage by tier? 
 

6. (60 min) Ecology & Drought Day planning – Subcommittee reports  
a) Acterra activities – Judy and Mike 
b) Scheduling – Judy 
c) Layout  – Judy 
d) Resources needed 
e) Speakers 
f) Vendors – Lovey, Mike &Debbie 
g) Plants – Marge 
h) Promotion Al, Mike, Brandi 

a) Postcard 2 
b) Poster 
c) Press Release 
d) Outreach 
e) Banner 
f) Woodside 

i) Refreshments, Food 
j) Prizes, Attendee gifts 

 
7. (20 min) Continue Web Page design 

 
8. Discuss  

- Dates and topics for next meeting: Oct 7th or 14th? 
 

9. Announcements, communications 
 
10.  Adjournment 
 

 

TOWN OF PORTOLA VALLEY 
Ad-Hoc Water Conservation Task Force 
Tuesday, September 23, 2014 3:00-5:00 PM  
Town Hall, Conference Room 
765 Portola Road, Portola Valley, CA  94028 
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    _________________________________________________________________ 

 

                 AGENDA 
 

1.       Call to Order  
 
2.       Oral Communications 
  
3.       Approval of Minutes – August 26, 2014 
 
4.       Site Permits –  
                     New – None 
 Revised – None 
                 

     Tree Permits – None 
                                                           

5.       Old Business 
A. Wildlife Backyard Habitat program - Marge 

 1. Applications 
 2. Evening lectures fall 2014? 
 3. Display at library for 50th exhibit 

B. 50th Event 
C. October 18 Event – Ecology and Drought / our table focus on BYH 
D. Tip of the month – Murphy   
E. Mountain lions education / evening  talk – Plunder 

1. Snakes also? 
F. Recommend Council change fencing regulations to respect wildlife corridors? Plunder 
G. Weeding checklist / creek maintenance / traffic – Heiple 
H. Committee cooperation ASCC / Trails / Open Space / H20 Ad-Hoc 
I. Gather acorns to plant in oak grove 
J. BROOM PULL – date? Get on scouts calendar 
K. Daytime meeting quarterly? Earlier start time – 7:30? 
L. Water Conservation 

 
6.       New Business 
 
7.       Action Plan 
 
8.       Announcements  
 
9.       Adjournment 
 
 
 
 

TOWN OF PORTOLA VALLEY 
Conservation Committee 
Tuesday, September 23, 2014 - 7:45 PM 
Historic Schoolhouse 
765 Portola Road, Portola Valley, CA  94028 
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DATE

Gilbert Hasko McKitterick Targ Von Feldt

7/2/2014 x x x x a

Recuse 1

7/14/14 fld mtg a x x x x

7/16/2014

Recuse

8/6/2014 x x x x x

Recuse

9/3/2014

Recuse

9/17/2014

Recuse

TOTALS

Meetings During 

Qrtr 3 3 3 3 3

Absent 1 0 0 0 1

Items Recused 0 0 0 1 0

Meetings to 

Date 14 14 14 14 14

Absences to 

Date 3 0 2 2 2

Recusals to Date 0 0 0 1 0

COMMISSIONERS

PC ATTENDANCE SUMMARY

JULY ‐ SEPT 2014

M:\Planning Commission\Attendance\PC attendance July‐Sept2014.xlsx
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DATE

Breen Clark Harrell Koch Ross

7/14/14 fld mtg x x x a x

7/14/2014 x x a a x

Recuse

7/28/2014 x x a x x

Recuse

8/11/2014

Recuse

8/25/14 fld mtgs x x x x x

8/25/2014 x x x x x

Recuse 1

9/8/2014

Recuse

9/22/2014

Recuse

TOTALS

Meetings During 

Qrtr 5 5 5 5 5

Absent 0 0 2 2 0

Items Recused 0 0 1 0 0

Meetings to Date 22 22 21 22 22

Absences to Date 0 1 5 4 3

Recusals to Date 2 2 1 0 0

COMMISSIONERS

ASCC ATTENDANCE SUMMARY

JULY ‐ SEPT  2014

M:\ASCC\Attendance\ASCC attendance July‐Sept2014.xlsx
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TO:  Mayor and Members of the Town Council 
 
FROM: Brandi de Garmeaux, Sustainability & Special Projects Manager 
 
DATE: September 19, 2014 
 
RE: Update on Water Conservation Efforts at Town Facilities 
 
 
 
In the Memo to the Council dated May 23, 2014, Town staff outlined additional water-
conservation efforts being undertaken at Town Facilities in response to the drought. In 
July, staff took additional measures and reduced the water schedule at Town fields in 
an effort to meet the 20% water use reduction requested by Governor Brown and 
CalWater. 
 
As of mid-September, the Town has exceeded the 20% reduction when compared to 
the July 2014 billing cycle as well as the September 2013 billing cycle.  
 
July 2014 ‐ Sept 2014 

Total % decrease  27.55% 

Sept 2013 ‐ Sept 2014 

Total % decrease  26.02% 
 
 
Staff has also included as an attachment the recent article in the Almanac regarding the 
monthly report received from Waterfluence. Staff is available to answer any questions 
about the reports or the information cited in the article. 
 
 
 

MEMORANDUM
TOWN OF PORTOLA VALLEY
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9/15/2014 Woodside gets poor marks on water usage, but many questions raised 1 September 10, 20141 Almanac 1 Almanac Online 1 

1neAlmanac 
MrNLO PARK • ATHERTON • PORlOLA VALLEY ,_WOODSIDE 

http:/falmanacnews.com/print/story/print/2014/09/10/woodside-gets-poor-marks-on-water-usage
but-many-questions-raised 

Woodside gets poor marks on water usage, but many 
questions raised 

In this time of water scarcity, there's an overseer (literally) working on behalf of the California Water 
Service Company. A Colorado-based company is checking large San Mateo County landscapes for 
usage of irrigation water, and assessing whether the usage is justified. 

Portola Valley gets high marks, but Woodside is taking hits for allegedly over-watering its native
species garden at the library and the landscaping around Town Center. 

WaterFiuence of Boulder, Colorado, under contract to Cal Water, uses satellite images, and sometimes 
on-site surveys, to determine the character of vegetation at public and commercial landscapes chosen 
by Cal Water. That information, combined with assumptions about land and plant evaporation, is 
applied in a complex formula to craft a site water "budget." Meter readings are also considered. 

In monthly irrigation-efficiency reports emailed to Cal Water customers, WaterFiuence graphs 
estimated water use twice in the last year, and compared the usage with the budget. "It's a great 
program and something that we hope spurs a discussion," Cal Water Conservation Manager Ken 
Jenkins said. 

The sites are ranked on a 100-point scale, with 100 being most efficient. WaterFiuence tracks 
irrigation efficiency at about 85 percent of large public or commercial landscapes in the county, 
Program Director John Whitcomb said from his office in Boulder. 

Cal Water would not identify the sites being monitored, but the Almanac obtained reports about six 
sites + three in Portola Valley, where irrigation efficiency is generally high, and three in Woodside, 
where it is generally low, WaterFiuence says. 

Portola Valley received a ranking of 94 for Rossotti (soccer) Field, 84 for the Town Center complex, 
and 75 for Ford Field, a baseball diamond. All three had improved over 12 months, with efficiency at 
Rossotti Field advancing 23 points. 

Town Center was over-watered 17 percent+ about 2.2 million gallons+ over 36 months, the report 
says. But overages have been dropping: to 14 percent for the last 12 months, and 8 percent for the 
last month. 

"We're really trying," Sustainability and Special Projects Manager Brandi de Garmeaux said. "We're 
really trying to set an example for the community .... The monthly email helps to keep looking at it 
and paying attention." 

Are they not trying in Woodside? WaterFiuence ranked Barkley Fields at 58, Town Center at 11 and 
the public library at 3. When asked to comment, Town Manager Kevin Bryant said the staff had not 
been aware of WaterFiuence or its reports. 

http://www.almanacnews.com/print/story/print/2014/09/10/woodside-gets-poor-marks-on-water-usage-but-many-questions-raised 1/2 
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9/15/2014 Woodside gets poor marks on water usage, but many questions raised I September 10, 2014 1 Almanac 1 Almanac Online 1 

The report shows over-watering by about 1.57 million gallons (74 percent) at the library over 36 
months. But at 73 percent over 12 months, and 69 percent for the last month, the percentages are 
not improving as dramatically as in Portola Valley. 

"For us, it's basically a tool that tells us we're still using too much water and we need to reduce," Mr. 
Bryant said. "We will have our landscape contractor cut back." The town is having an on-site survey 
done, at Cal Water's expense. 

Library over-watered? 

Since the 1970s, the gardens behind the Woodside library have been planted with native species, said 
Tina Dreyer of the Woodside-Atherton Garden Club, which maintains the gardens. 

Until 2012, the 18 garden beds received drip irrigation, Ms. Dreyer said. But the high maintenance led 
her and her husband, Walter Dreyer, to replace it with computer-controlled above-ground spraying. 
It's used twice a week at 3 a.m. for 10 to 20 minutes each time, depending on the species being 
watered, she said. 

And the libr-ary gets a "3" ranking? "This is interesting," Ms. Dreyer said. "I'd like to know more about 
it." The garden club does not pay water bills, but if cuts can be made, she said, she would like to know 
where and how. 

Monitoring of the library began only in May of this year, said Mr. Whitcomb of WaterFiuence. Had 
Town Hall heard? "Not a word," Town Engineer Paul Nagengast said. 

Mr. Jenkins of Cal Water said the company has regular interactions with WaterFiuence-program 
customers, typically by telephone. Initial contact is through a packet of information mailed to the 
customer. 

The monthly·report lists WaterFiuence's contact as Dong Nguyen, the town's deputy engineer. "We 
have no idea how his name got there," Mr. Nagengast said. 

"Where is all our water going?" he asked. "I'm the first to admit that we all have room for 
improvement. I just want to make sure that I understand it." 

Asked to comment on the situation at the library, Mr. Jenkins of Cal Water said he wouldn't talk about 
individual customers. Asked whether his agency is communicating WaterFiuence's data to the town, 
he said that there are monthly reports, and added, "I can't speak to why they didn't know about it." 

What about a company in Boulder using satellite images and evaporation assumptions to determine 
irrigation in Woodside? "We believe it's an accurate method, in combination with a field survey if 
necessary," Mr. Jenkins said. "I believe they're accurate for the purposes that they're used for." 

"We can do a pretty good job," Mr. Whitcomb of WaterFiuence said. The library, with species native to 
an arid climate, received a "3" ranking? "That's a tough one. That site mystifies me a little bit. I don't 
know how they're putting that much water on that space." 

Might there be incomplete information? "Could be. We're not perfect," he said. "A lot of it looks to be a 
lot of fairly native landscaping. There's something fishy about this situation. It's very surprising. They 
might have some leaks going on." 

http://www.afmanacnews.com/printlstory/print/2014/09/1 0/woodside-gets-poor-marks-on-water-usage-but-many-questions-raised 2/2 
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14 
  

San Mateo County Sheriff’s Office 
 
San Mateo County Sheriff’s Office (Headquarters Patrol) Press 

Information on selected incidents and arrests are taken from initial Sheriff’s Office case reports.  Not all incidents 
are listed due to investigative restrictions and victim privacy rights. 

Tuesday 09/09/14 to Sunday 09/14/14 
Greg Munks 
Sheriff 
 
 

CASE 
NUMBER 

DATE 
& TIME 
Reported 

LOCATION DESCRIPTION FACTUAL CIRCUMSTANCES 

14-7770 
09/09/14 
1:53PM 

199 Churchill Ave.  
Woodside 

Minor in Possession 
of Marijuana on 
School Grounds 

The Reporting Party (RP) called from Woodside High 
School to report that a student was observed trying to hide 
a pipe on campus.  A subsequent search of the students 
backpack yielded a small amount of marijuana.  The 
student admitted the marijuana was hers, and she was 
suspended from school.  She was also cited for possession 
of marijuana on school grounds. 
 

14-7772 
09/09/14 
2:57PM 

1700 Blk. Croner Ave.   
West Menlo Park 

Lost Property 

A deputy was dispatched to call the victim regarding a lost 
wallet. The victim stated that on 9/9/14 at 9:00a.m she 
parked her Toyota on Croner Ave. The victim explained 
she left her purse on the front passenger seat of the vehicle 
and left the window down to provide ventilation for her 
dog.  The victim returned to the vehicle at approximately 
10:45a.m. and continued to run errands throughout the 
day.  The victim discovered later in the day that her wallet 
inside her purse was missing. The last time the victim 
remembered seeing the wallet was at approximately 
8:00a.m. The victim is unsure if she lost her wallet or if it 
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was stolen.  The estimated loss at this time is $300.00. 
 

14-7782 
09/10/14 
11:46PM 

3000 Blk. Alameda De Las 
Pulgas 

West Menlo Park 

Under the Influence of 
Alcohol/Drugs in a 

Public Place 

Thais Barrocascarrillo from Redwood City was arrested 
for being drunk in public. Barrocascarrillo was transported 
and booked into the San Mateo County Jail. She was to be 
released when sober.  
 

14-7789 
09/10/14 
11:00AM 

High Rd. / Woodside Drive 
Woodside 

Traffic Accident – 
Minor Accident 

A deputy responded to the report of a collision with 
unknown injuries. Upon arrival, the deputy observed 
bicyclist#1 lying on his back in the number two lane of 
Woodside Rd.  Subject #1 stated he was traveling 
westbound on Woodside Rd between 10 to 15 MPH due to 
the incline. As he approached High Rd, he noticed three 
vehicles stopped at the stop sign. The first two vehicles 
proceeded through the stop sign as he was approaching. 
When he got to the intersection, he observed vehicle #1 
looking to his left.  Being that vehicle #1 had a stop sign 
and bicyclist #1 did not, he proceeded Westbound on 
Woodside Rd. As vehicle #1 crossed in front of bicyclist 
#1, he felt vehicle #1 strike his bicycle. Bicyclist #1 
complained of back pain as a result of the collision. The 
driver of vehicle #1 was cited. 
 

14-7806 
09/10/14 
6:55PM 

199 Churchill Ave. 
Woodside 

Assault w/ Deadly 
Weapon (not firearm)/ 

Great Bodily Injury 

The suspect punched the victim 4 or 5 times in the face 
and side of head in the locker room at Woodside High 
School causing great bodily injury.  As a result of this 
crime, the victim suffered a cut lower lip and swelling to 
both his upper and lower lip along the right side.  He was 
also diagnosed as having a concussion, had swelling and 
complained of pain to the right side of his head and face.  
He was taken to the hospital by family members where he 
was treated.  The suspect was later contacted at his house 
and admitted to punching the victim in the face.  The 
suspect was arrested and booked into the San Mateo 
County Youth Services Center.  
 

14-7866 09/12/14 Northgate Dr. / Woodside Drive w/ Suspended A deputy observed a grey Honda Accord directly in front 
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8:56AM Rd.  

Woodside 
License of him, accelerate to approximately 60 MPH. The deputy 

paced the vehicle for approximately a half of a mile at 60 
mph in a posted 45 mph zone. The deputy conducted a 
traffic enforcement stop and contacted the driver who 
verbally identified himself.  The driver explained his 
license was suspended due to unpaid child support which 
was confirmed through County Communications. The 
deputy issued the driver a citation for driving with a 
suspended license.  The driver was released from the 
scene.  
 

14-7872 
09/12/14 
10:25AM 

199 Churchill Ave. 
Woodside 

Minor in Possession 
of Marijuana on 
School Grounds 

The Reporting Party (RP) called from Woodside High 
School to report that a student smelled of marijuana.  A 
subsequent search of the students backpack yielded a 
small amount of marijuana.  The student admitted that the 
marijuana was his, and he was suspended from school.  He 
was also cited for possession of marijuana on school 
grounds. 
 

14-7888 
09/12/14 
7:03PM 

3000 Blk. Woodside Rd.  
Woodside 

Grand Theft 

One unknown suspect entered Robert’s Market and stole 
approximately ten bottles of high end liquor and exited the 
store. The suspect has not been identified. The estimated 
loss is $1000.00. 
 

14-7899 
09/12/14 
11:33PM 

Moore Rd. / Woodside Rd. 
Woodside 

DUI Alcohol / Drugs 

A vehicle was observed speeding. A traffic stop was 
affected and the driver was displaying objective symptoms 
of being under the influence of alcohol. Saul Lopez from 
San Jose was arrested for driving under the influence of 
alcohol. He was transported and booked into the San 
Mateo County Jail. 
 

14-7900 
09/13/14 
12:28AM 

2900 Blk. Woodside Rd.  
Woodside 

Dump Waste on 
Public or Private 

Property 

A deputy was dispatched to the report of subjects causing 
a disturbance in the front parking lot of the Pioneer 
Saloon.  Upon arrival, the deputy found the group and his 
attention was drawn to a subject who was urinating on the 
back bumper of a vehicle in the middle of the parking lot.   
The subject was cited for a violation of dumping waste 
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(urinating in public).  
 

14-7921 
09/13/14 
5:56PM 

FarmHill Blvd / I-280 
Woodside 

Driver w/ Suspended 
License 

A deputy observed a Dodge Van driving westbound on 
Farm Hill Boulevard approaching Interstate 280.  
The deputy conducted a traffic enforcement stop due to 
Expired Registration.  Upon contact, the driver stated that 
he did not have any paperwork for the vehicle and that his 
driver’s license was suspended. The deputy conducted a 
records check of the driver and County Communications 
advised that his license was suspended.  The driver was 
also unable to provide any proof of valid insurance or 
registration for the vehicle. The deputy issued the driver a 
citation for driving with a suspended license, driving 
without insurance, having expired registration, and having 
a defective windshield. The Dodge Van was towed.  
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'GOW'l1 of 'PO'R'GOCA {)ACCE.~I 
Town Hall: 765 Portola Road, Portola VHLky, (:A 94028 Tel: (650) 851-1700 Fax: (650) 851-4677 

September 16, 2014 

VIA U.S. MAIL AND EMAIL { 7-ANM-NorCaiOAf'lM@fan.g v} 

Ryan Weller 
Environmental Specialist 
Western Service Center - Operations Support Group 
1601 Lind Avenue SW 
Renton, WA 98057 

RE: FAA Northern California Optimization of Airspace and Procedures in . 
the Metroplex (NorCal OAPM) Final Environmental Assessment (EA) 
Finding of No Significant Impact (FONSI) and Record of Decision 
(ROD) - Notice o.f Availability 

Dear Mr. Weller: 

The Town of Portola Valley (Town) is in receipt of your letter announcing that the 
Federal· Aviation Administration (FAA) has prepared a Final Environmental Assessment 
(EA) and based on the information and analysis contained in the Final EA, the FAA has 
issued a finding of no significant impact for the project. The Town is extremely 
disappointed that the FAA has made this finding and chosen not to complete an 
Environmental Impact Statement (EIS). 

An EIS is the federal equivalent of an Environmental Impact Report (EIR) 
pursuant to the California Environmental Quality Act. It serves as an environmental full 
disclosure law, providing information which Congress thought the public should have 
concerning the environmental costs involved in a project. An EIS, like an EIR, serves 
as an environmental alarm bell whose purpose it is to alert the public and its responsible 
officials to environmental changes before they have reached ecological points of no 
return. The FAA received more than 428 comments (a total of 255 comment letters) by 
private citizens and groups, elected officials, municipalities, local, State, and Federal 
agencies. Clearly, an alarm was sounding for the public (including the Town) who will 
experience the environmental costs (especially noise) associated with this project. 
Despite the· myriad of comments received and .concerns voiced by the public, the FAA 
chose not to prepare an EIS, not to provide the public with full disclosure, and not to 
fully consider environmental changes before reaching the point of no return. 
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Ryan Weller, Environmental Specialist 
Western Service Center - Operations Support Group 
September 16, 2014 
Page2 

If there was ever a time to prepare an EIS, this would have been the time. The 
Town is extremely disappointed in the lack of responsiveness by the FAA to the 
concerns of the public, the individuals and communities who will be impacted by this 
project. The Town respectfully requests that the FAA slow down and prepare an EIS to 
provide the environmental full disclosure that the law intended. 

Sincerely, 

cc: Town Council 
Town Manager 
Congresswoman Anna Eshoo 
Congresswoman Jackie Speier 
Senator Dianne Feinstein 
Senator Barbara Boxer 
Federal Aviation Administration, Ms. Elizabeth Ray 
NorCal OAPM Environmental Assessment 
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September 8, 2014 

Assembly Member Rich Gordon 

Congresswoman Anna Eshoo 

Congresswoman Jackie Speier 

Senator Dianne Feinstein 

Senator Barbara Boxer 

Senator Jerry Hill 

Mayor Ann Wengert 

Portola Valley Town Council 

Dear Elected Representatives: 

TOWN Of PORTOLA VALLeY 

o~A·kt 
~ 4: 
~ g 
-r<P · .. ·· .· c~ 
soci~<t~ 

1 INDIAN CROSSING 
PORTOLA VALLEY 
CALIFORNIA, 94028 

650-851-1811 

As the elected Board of Directors of Portola Valley Ranch, a community of 200 households, we are 

distressed by the recent and dramatic increase in airplane flyovers and noise over our community. 

Statistics show what our homeowners' eyes and ears can plainly sense-that SFO arriving flights are 

now frequently routed over Portola Valley at all hours ofthe day and night-a reported increase of 

more than 200% in the past decade-and routinely fly low enough to discern their markings. This 

represents a clear and recurrent violation of the agreement worked out in 2000 by Congresswoman 

Eshoo, SFO, and the FAA, which set a minimum altitude for incoming flights over the Portola 

Valley/Woodside area. 

As a planned community, we take our responsibility as neighbors seriously, and set and enforce rules 

to make sure we can all enjoy a semblance of peace and quiet. So does the Town of Portola Valley. 

These rules preserve not only our community wellbeing but also our property values. We ask that 

SFO do the same, and manage air traffic and approach routes to mitigate the noise and pollution to 

which it subjects its neighbors. 

We urge you, our elected representatives, to step in actively and require SFO and FAA officials to 

develop and abide by a plan that is consistent with the 2000 agreement and meaningfully reduces 

airplane flyovers and noise in our community. The plan should require SFO to provide regular reports 

on air traffic and flyover altitudes and to take responsibility for violations. 

Thank you for your concern and activism on this important issue for our constituents-and yours. 

Sincerely, 

o<i/?v~ 
David Rock, President 

Board of Directors 

Portola Valley Ranch 
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1

Sharon Hanlon

Subject: Silicon Valley Bike Summit on September 30

From: Ted Huang [mailto:ted@webcor.com]  
Sent: Tuesday, September 16, 2014 10:20 AM 
To: Sharon Hanlon 
Subject: Silicon Valley Bike Summit on September 30 
 
Sharon, 
 
I am a Portola Valley resident and former Board member of the Silicon Valley Bicycle Coalition.  SVBC is hosting their 
annual Bike Summit on Sept 30th.  I am hopeful Portola Valley can send a couple of representatives.  Below is more 
information on the event. 
 
Thanks, 
 
Ted Huang 
141 Mimosa Way 
 
 

From: Silicon Valley Bicycle Coalition [mailto:marissa@bikesiliconvalley.org]  
Sent: Monday, September 15, 2014 2:43 PM 
To: Ted Huang 
Subject: Silicon Valley Bike Summit on September 30th 

Dear Ted,  

Join us at the Silicon Valley Bike Summit hosted by Silicon Valley Bicycle Coalition and Stanford Health Care on 
September 30!  
     
This community-building annual event will take place on September 30, from 10:00 to 4:30, in the Schultz Cultural 
Arts Hall at the Oshman Family Jewish Community Center in Palo Alto. Registration will open at 9:15.  

 
We are excited to welcome our two guest speakers: 

 Mark Fenton is a national public health, planning, and transportation consultant, an adjunct associate 
professor at Tufts University's Friedman School of Nutrition Science and Policy, and former host of the 
"America's Walking" series on PBS television. He is the author of numerous books including the best-selling 
"Complete Guide to Walking for Health, Weight Loss, and Fitness" (Lyons Press, 2nd edition 2008). Mark is a 
vocal advocate for non-motorized transportation, a frequent consultant on bicycle and pedestrian community 
plans, and recognized authority on public health issues and the need for community, environmental, and 
public-policy initiatives to encourage more walking, bicycling, and transit use. 

 Mia Kohout is the CEO and Editor-in-Chief of Momentum Mag, an independent media company that celebrates 
the growing transportation cycling movement in North America, with an emphasis on women and families. 
She encourages more people to ride bikes by showcasing cycling as an easy, fun, sexy, smart and efficient 
way to get around. Mia is also the founder of Bike to Work Week in Metro Vancouver, where in its inaugural 
year in 2007, more than 1,000 new cyclists participated, of which more than 50% were women. 

The event will also feature panel discussions on the latest innovations in bicycle infrastructure as well as bicycle 
friendly businesses and developments. 
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Admission is $30. A continental breakfast and light lunch will be provided. Scholarships are available for those to 
whom the cost of admission is prohibitive; please contact colin@bikesiliconvalley.org to apply. 
  
Registration is now open! Visit http://svbikesummit2014.eventbrite.com for your tickets today!   

Sincerely,  
 
Silicon Valley Bicycle Coalition 
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____________________________________________________________ 
 

TO:  Mayor and Members of the Town Council 

FROM:  Nick Pegueros, Town Manager 

DATE:  September 19, 2014 

RE: Weekly Update 

 

The purpose of this report is to provide a summary update on items/projects of interest for the 

week ended September 19, 2014.  

 

1. 50th Anniversary Update – We now have close to 1,200 RSVPs to attend the barbeque 

dinner on 9/21.  Shortly following the decision to close the online RSVP form, we received 

a number of requests from folks (even a walk-in to Town Hall) who wanted RSVP so the 

online form was reactivated.   

2. Meeting with PG&E Regarding Tree Trimming – Town staff (along with Woodside and 

Fire District staff) met with PG&E to discuss opportunities to work more closely on the 

company’s tree trimming projects to ensure that trees in close proximity to power lines are 

trimmed or removed promptly.  The goal is to avoid situations like the Godetia fire in 

Woodside this summer where a eucalyptus tree shed a branch that landed on power lines.  

PG&E agreed to work with the towns and district but no solid plan has been developed to 

address the core concern.   

3. CERPP Radio Test Roll Call on 9/17 – Staff participated in the CERPP radio roll call.  

The event was quite useful in assisting PV Ranch to troubleshoot some equipment issues.  

As for the divisions that participated in PV, we heard from: PV Ranch (Div. 4), Sequoias 

(Div. 5), Brookside (Div. 6), Alpine Hills (Div. 7), and Woodside Highlands (Div. 16).  There 

was difficulty connecting with Fire Station 19 and we’ve asked the EPC to help 

troubleshoot the problem. 

 

                      

MEMORANDUM 
 

      TOWN OF PORTOLA VALLEY 
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