
BELVEDERE PLANNING COMMISSION 
REGULAR MEETING AGENDA 

JANUARY 19, 2021 6:30 PM 
REMOTE MEETING 

COVID-19 ADVISORY NOTICE 

Due to COVID concerns and consistent with State Executive Orders No. 25-20 and No. 29-20, the meeting 
will not be physically open to the public.  Members of the Planning Commission and staff will participate 
in this meeting remotely.  Members of the public are encouraged to participate remotely via Zoom or 
telephone pursuant to the information and link below.  Public comment will be accepted during the meeting.  
The public may also submit comments in advance of the meeting by emailing the Director of Planning and 
Building at: iborba@cityofbelvedere.org  Please write “Public Comment” in the subject line.  Comments 
submitted one hour prior to the commencement of the meeting will be presented to the Planning 
Commission and included in the public record for the meeting.  Those received after this time will be added 
to the record and shared with Planning Commission member after the meeting. 

City of Belvedere is inviting you to a scheduled Zoom meeting. 
Topic: Belvedere Planning Commission Meeting 

Time: January 19, 2021 06:30 PM 
 

Join Zoom Meeting 
https://us02web.zoom.us/j/84537580407?pwd=SEFNbitoRTdpVG1XdkNqOUJMVFlvQT09 

Webinar ID: 845 3758 0407 
Passcode: 877325 

888 -788- 0099 (Toll Free) 
877- 853- 5247 (Toll Free) 

 
The City encourages that comments be submitted in advance of the meeting.  However, for members of the 
public using the Zoom video conference function, those who wish to comment on an agenda item should 
write “I wish to make a public comment” in the chat section of the remote meeting platform.  At the 
appropriate time, the Meeting Host will allow oral public comment through the remote meeting platform. 
Any member of the public who needs special accommodations to access the public meeting should email 
the Director of Planning and Building, iborba@cityofbelvedere.org who will use her best efforts to 
provide assistance. 

HEARING PROCEDURE: 

The Planning Commission will follow the following procedure for all listed public hearing items: 

1) The Chair will ask for presentation of the staff report; 
2) The Commissioner will have the opportunity to question staff in order to clarify any specific points; 
3) The applicant and project representative will be allowed to make a presentation, not to exceed 10 

minutes for large, or 5 minutes for small, projects, as total for the applicant’s design team; 
4) The public hearing will be opened; 
5) Members of the audience in favor or against the proposal will be allowed to speak, for a maximum 

of 3 minutes per speaker; 
6) The applicant will be given an opportunity to respond to comments made by the audience, for a 

maximum of 5 minutes total for the applicant’s design team; 
7) The public hearing will be closed; and 
8) Discussion of the proposal will return to the Commission with formal action taken to approve, 

conditionally approve, deny or continue review of the application. 
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A. CALL TO ORDER OF REGULAR MEETING 

B. OPEN FORUM 

This is an opportunity for any citizen to briefly address the Planning Commission on any matter 
that does not appear on this agenda.  Upon being recognized by the Chair, please state your name, 
address, and limit your oral statement to no more than three minutes.  Matters that appear to warrant 
a more-lengthy presentation or Commission consideration will be agendized for further discussion 
at a later meeting. 

C. REPORTS 

The Reports agenda item consists of any oral reports from standing Planning Commission 
committees (if any), an individual member of the Planning Commission, and staff. 

D. CONSENT CALENDAR 

The Consent Calendar consists of items that the Planning Commission considers to be non-
controversial. Unless any item is specifically removed by any member of the Planning Commission, 
staff, or audience, the Consent Calendar will be adopted by one motion.  Items removed will be 
considered in the sequence as they appear below.  If any member of the audience wished to have 
an item removed, follow the remote meeting procedures referenced above, state your name in the 
“chat” section of the remote meeting platform, and indicate the item.  If you do not have access to 
the Zoom meeting platform, please email the Director of Planning and Building, Irene Borba at 
iborba@cityofbelvedere.org and indicate that you would like to remove a consent calendar item 
and identify the item. After removing the item, the City will call for comment at the appropriate 
time. 

1. Draft Minutes of the November 17, 2020 regular meeting of the Planning Commission. 

2. Draft Minutes of the November 10, 2020 special meeting of the Planning Commission. 

3. Design Review and Exception to Total Floor Area applications for 118 Bayview Avenue. The 
project consists of a kitchen remodel and 13 SF addition.   The project requires an Exception 
to Total Floor Area because the house is proposed at 3,381 SF and 3,368 is existing.  Applicant: 
John Swain; Property Owners: Sandra and Brian Saputo. (No recusals).  Staff recommends that 
the Commission adopt the Resolution(s) of approval. 

E. PUBLIC HEARINGS 

4. Demolition, Design Review, Exception to Total Floor Area, Variance and Accessory Dwelling 
Unit applications for 30 Cliff Road. The project proposes to demolish the existing home and 
construction of a new three-story home with an attached garage including a second unit. The 
project requires an Exception to Total Floor Area because the house is proposed at 4,533 SF 
and 3,819 SF is permitted. The Variance is required for retaining walls to exceed the allowable 
height in the setback. The project proposes a new swimming pool and landscaping throughout 
the property. Applicant: Debra Contreras, Regan Brice Architects; Property Owners: Ben and 
Devorah Jacoby. (No recusals) Staff recommends that the Commission adopt the appropriate 
Resolution(s) of approval. 

5. Public hearing to consider recommending City Council approval of proposed amendments to 
the Belvedere Municipal Code, Chapter 16.20 Floodplain Management and 20.04 Design 
Review, and Administrative Policy 14.7, Administration of Substantial Improvement 
Requirements for Projects within Designated Floodplains, as recommended by the Floodplain 
Analysis Subcommittee.  (No recusals) Staff recommends that the Commission recommend to 
City Council approval of the Amendments. 
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APPEALS: The Belvedere Municipal Code provides that the applicant or any interested person may appeal 
the action of the Planning Commission on any application.  The appeal must be in writing and submitted 
with a fee of $523.00 not later than ten (10) calendar days following the date of the Planning Commission 
action.  Appeals received by City staff via mail after the tenth day will not be accepted.  Please note that if 
you challenge in court any of the matters described above, you may be limited to raising only those issues 
you or someone else raised at the public hearing described above, or in written correspondence delivered 
to the Planning Commission at, or prior to, the above-referenced public hearing. [Government Code Section 
65009)b)(2)]. 

 

NOTICE: WHERE TO VIEW AGENDA MATERIALS 

Staff reports and other writings distributed to the Planning Commission are available for public inspection 
at the following locations: 
Online at www.cityofbelvedere.org 
Belvedere City Hall, 450 San Rafael Ave, Belvedere (Writings distributed to the Planning Commission 
after the posting date of this agenda are available for public inspection at this location only); 
Belvedere-Tiburon Library, 1501 Tiburon Boulevard, Tiburon. 
To request automatic mailing of agenda materials, please contact the City Clerk at (415) 435-3838. 

NOTICE: AMERICANS WITH DISABILITIES ACT 

The following accommodations will be provided, upon request, to persons with a disability; agendas and/or 
agenda packet materials in alternate formats and special assistance needed to attend or participate in this 
meeting.  Please make your request at the Office of the Planning Department or by calling (415) 435-3838.  
Whenever possible, please make your request four working days in advance of the meeting. 

Items will not necessarily be heard in the above order, not, because of possible changes or extenuating 
conditions, be hear.  For additional information, please contact City Hall, 450 San Rafael Ave, Belvedere 
CA 94920. (415) 435-3838. 

 

http://www.cityofbelvedere.org/


 
 
 
 
 
 
 

City of Belvedere  
Regular Planning Commission 

Meeting 
January 19, 2021 

Conflict of Interest Statement  

Planning Commission Member: 

If you live within 500-feet of any property 
involved in any matter coming before the 
Commission at this meeting, please 
immediately let staff know and be prepared 
to disqualify yourself from participating in 
any Planning Commission consideration 
regarding the matter(s).  After publicly 
announcing your disqualification, 
you should step down from the dais 
and retire to the City offices where 
you cannot be seen or heard from 
the Council Chambers.  If you wish 
to say something as a private citizen, 
you may do so during the time 
public comments are solicited from 
the audience.  Before leaving the 
Chambers, let staff know if this is 
your intention so they can summon 
you at the appropriate time to make 
your statement.  When the matter is 
concluded, a staff member will let 
you know it’s time to come back in 
and proceed on to the next agenda 
item.  Disqualification is automatic if you 
reside within 500 feet of the property that is 
the subject of the matter being considered by 
the Planning Commission. 

 
 
 
 
 

 
 
 
 
 
 
 
 
 
 

 
 
 

 
 
 
 
 

118 Bayview Avenue 
None 

 
30 Cliff Road 

None 
 
 

 

 

 



CONSENT 1 

BELVEDERE PLANNING COMMISSION  

MINUTES 

REGULAR MEETING 

MEETING HELD VIA ZOOM 

NOVEMBER 17, 2020 6:30 P.M.  

A. CALL TO ORDER OF THE REGULAR MEETING 

Chair Peter Mark called the regular meeting to order at 6:30 p.m. The meeting was held via Zoom 
video conference. Commissioners present via Zoom: Peter Mark, Marsha Lasky, Pat Carapiet, 
Nena Hart, Claire Slaymaker, Larry Stoehr and Jim Lynch.  Absent: None. Staff present: Director 
of Planning and Building Irene Borba, Senior Planner Rebecca Markwick, City Attorney Emily 
Longfellow, and Planning & Building Permit Technician Nancy Miller.  

B.      OPEN FORUM 

This is an opportunity for any citizen to briefly address the Planning Commission on any matter 
that does not appear on this agenda.  Upon being recognized by the Chair, please state your name, 
address, and limit your oral statement to no more than three minutes.  Matters that appear to 
warrant a more-lengthy presentation or Commission consideration will be agendized for further 
discussion at a later meeting. 
No one wished to speak. 

C. REPORTS 

There were no Reports. 

D. CONSENT CALENDAR 

The Consent Calendar consists of items that the Planning Commission considers to be non-
controversial.  Unless any item is specifically removed by any member of the Planning 
Commission, staff, or audience, the Consent Calendar will be adopted by one motion.  Items 
removed will be considered in the sequence as they appear below.  If any member of the audience 
wishes to have an item removed, follow the remote meeting procedures referenced above, state 
your name in the “chat” section of the remote meeting platform, and indicate the item.  If you do 
not have access to the Zoom meeting platform, please email the Director of Planning and Building, 
Irene Borba at iborba@cityofbelvedere.org and indicate that you would like to remove a consent 
calendar item and identify the item.  After removing the item, the City will call for comment at the 
appropriate time. 
MOTION:  To approve the Consent Calendar for Items1-4, as agendized below. 
MOVED BY: Larry Stoehr, seconded by Claire Slaymaker. 
VOTE: AYES:  Peter Mark, Pat Carapiet, Larry Stoehr, Nena Hart, Marsha Lasky, 

Claire Slaymaker, Jim Lynch 
NOES:  None 
ABSTAIN: None 
RECUSED: Marsha Lasky (Item 2), Jim Lynch (Item 4) 
ABSENT: None 

1. Draft Minutes of the October 20, 2020 regular meeting of the Planning Commission. 
2. Design Review request for painting the stucco exterior of the residence a shade of white 

“French vanilla” located at 8 Pelican Point Road. No other changes are proposed as part 
of this application request.  Property Owners:  Kay Fields.  Applicant: Polsky-Perlstein 
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Architects – Tyler Shelton.  (Commissioner Lasky recused) Staff recommends that the 
Commission adopt the Resolution of approval. 

3. Planning Commission consideration of Design Review for the property located at 22 

Golden Gate Avenue. The project proposes to reroof the home in composition shingle 
“Moire Black.” Project Applicants and Owners: Aaron & Blye Faust. (No recusals) Staff 
recommends that the Commission adopt the Resolution of approval.  

4. to Chapter 21.20 of the Belvedere Municipal Code.  CEQA status:  Categorically Exempt 
pursuant to Section 15301 of the CEQA Guidelines.  Applicant & Property Owners: Mitul 
Modi and Steven Howard. (Commissioner Lynch recused)  Staff recommends that the 
Commission recommend City Council approval of the request for historic designation. 

E. PUBLIC HEARINGS 

5. Planning Commission consideration of Design Review and Variance for landscape 
modifications to the existing front, side and rear yards for the property located at 5 North 

Point Circle.  The project includes new landscaping throughout the property, a new 
swimming pool and new retaining wall at the rear. The project includes consideration of 
an Initial Study/Mitigated Negative Declaration.  Property Owners and Applicant: Robert 
and Lindsey Burmeister. (No recusals) Staff recommends that the Commission adopt the 
appropriate Resolutions of approval. 

Senior Planner Rebecca Markwick presented the staff report.  A slide show presentation 
accompanied her remarks.1 
Commissioners asked for clarifications on proposed lighting, a new landscaping and fence in the 
front area, and a play structure that is shown on the plans. 
Open public hearing. 
Lindsey Burmeister, property owner, stated that the play structure currently in the rear yard will 
be removed when the project commences. 
Commissioner Stoehr asked if the owner might consider reduction and relocation in the number 
of pool lights. 
Ms. Burmeister replied that the Code requires 4 lights in the pool and one in the hot tub. All will 
be downfacing and directed so as to reduce glare. 
No one from the public wished to speak and no comments were submitted. 
Close public hearing. 
Commissioners agreed to support the project with clarifications to be provided on the lighting, the 
amount of fill, and landscaping changes at the front area on the final plans. 

MOTION:  To adopt the Resolution for Initial Study/Mitigated Negative 
Declaration/Mitigation Monitoring Program at 5 North Point Circle. 

MOVED BY: Nena Hart, seconded by Marsha Lasky 

VOTE: AYES:  Peter Mark, Pat Carapiet, Larry Stoehr, Nena Hart, Marsha Lasky, 
Claire Slaymaker, Jim Lynch 

NOES:  None 
                                                           
1 The slide show presentation is archived with the record of this meeting. 
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ABSTAIN: None 
RECUSED: None 
ABSENT: None 

MOTION:  To adopt the Resolution granting Design Review for the project at 5 North Point 

Circle. 

MOVED BY: Nena Hart, seconded by Marsha Lasky 

VOTE: AYES:  Peter Mark, Pat Carapiet, Larry Stoehr, Nena Hart, Marsha Lasky, 
Claire Slaymaker, Jim Lynch 

NOES:  None 
ABSTAIN: None 
RECUSED: None 
ABSENT: None 

MOTION:  To adopt the Resolution granting a rear yard Variance for the project at 5 North 

Point Circle. 

MOVED BY: Nena Hart, seconded by Marsha Lasky 

VOTE: AYES:  Peter Mark, Pat Carapiet, Larry Stoehr, Nena Hart, Marsha Lasky, 
Claire Slaymaker, Jim Lynch 

NOES:  None 
ABSTAIN: None 
RECUSED: None 
ABSENT: None 

6. Design Review, Variance and Revocable License applications for a residential remodel 
located at 26 Lagoon Road. The project consists of a residential remodel, including raising 
the roof 6 inches and a new curb cut to accommodate new parking and a driveway gate. 
The project also includes upgrades to the existing landscaping, including new lighting.  
Property Owners: Paw and Csilla Andersen; Project applicant: Aleck Wilson Architects 
(No recusals) Staff recommends that the Commission adopt the appropriate Resolutions of 
approval. 

Senior Planner Rebecca Markwick presented the staff report. A slide show presentation 
accompanied her remarks.2 Late mail has been received from neighbors on both sides of the subject 
property which was distributed to the Commissioners today. 
Open public hearing. 
Paw and Csilla Andersen, property owners described their proposal which will enhance the use of 
the outdoor space and update the home. 
John Merten, landscape architect for the project explained the scope of the project and that there 
had been some modifications proposed in response to neighbor and Commissioner concerns 
expressed during site visits. 
Commissioners asked questions about proposed lighting and adding timers to exterior lighting. 

                                                           
2 The slide show presentation is archived with the record of this meeting. 
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Mr. Andersen replied that they do not intend to leave lights on overnight. 
Commissioners asked have the requests from the neighbors, the Rogers and the Kuhns on either 
side of the property, been resolved? 
Mr. Andersen replied that they have discussed modifications to the front planting area and parking 
area that would address the concerns of the Rogers. 
Mr. Merten replied that the concerns of the Kuhns are actually already addressed in the current 
plans. 
Geri Kuhns, neighbor, stated that although this looks like a simple plan, the enlarged deck will 
impact their primary views and privacy. They prefer to protect views and will have to sacrifice 
privacy. 
Close public hearing. 
Commissioners agreed that the project can be supported with minor modifications to outdoor 
lighting and at the front parking area, to be included as conditions of approval in the Resolution. 
MOTION:  To Adopt the Resolution granting Design Review for the proposed renovation and 

remodel at 26 Lagoon Road, as conditioned per the discussion at the meeting. 
MOVED BY: Marsha Lasky, seconded by Nena Hart 
VOTE:  AYES:  Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky, Jim Lynch, 

Claire Slaymaker, Larry Stoehr 
NOES:  None 
ABSTAIN: None 
RECUSED: None 
ABSENT: None 

MOTION:  To Adopt the Resolution granting a Variance for a front yard setback encroachment 
by the garage at 26 Lagoon Road.. 

MOVED BY: Marsha Lasky, seconded by Nena Hart 
VOTE:  AYES:  Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky, Jim Lynch, 

Claire Slaymaker, Larry Stoehr 
NOES:  None 
ABSTAIN: None 
RECUSED: None 
ABSENT: None 

 
 
 
 
MOTION:  To recommend a Revocable License for improvements located in the public street 

right-of way at 26 Lagoon Road. 
MOVED BY: Marsha Lasky, seconded by Nena Hart 
VOTE:  AYES:  Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky, Jim Lynch, 
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Claire Slaymaker, Larry Stoehr 
NOES:  None 
ABSTAIN: None 
RECUSED: None 
ABSENT: None 
 

ADJOURNMENT    

The meeting was adjourned at 7:45 pm. 
PASSED AND APPROVED at a regular meeting of the Belvedere Planning Commission on 
January 19, 2021 by the following vote: 

AYES:  
NOES:   
RECUSED:  
ABSTAIN:  
ABSENT:  

      

APPROVED: ___________________________________ 

                                          Peter Mark, Planning Commission Chair 
ATTEST: _____________________  

 Beth Haener, City Clerk 

 



CONSENT 2 

BELVEDERE PLANNING COMMISSION  

MINUTES 

SPECIAL MEETING 

MEETING HELD VIA ZOOM 

NOVEMBER 10, 2020 1:00 P.M.  

A. CALL TO ORDER OF THE SPECIAL MEETING 

Chair Peter Mark called the special meeting to order at 1:00 p.m. The meeting was held via Zoom 
video conference. Commissioners present via Zoom: Peter Mark, Marsha Lasky, Pat Carapiet, 
Nena Hart, Claire Larry Stoehr and Jim Lynch.  Absent: Claire Slaymaker. Staff present: Director 
of Planning and Building Irene Borba, Senior Planner Rebecca Markwick, City Attorney Emily 
Longfellow, and Permit Technician Nancy Miller.  
Presenters Present: Stefan Pellegrini and Tony Perez (OPTICOS) and David Javid (PLAN to 
PLACE) 

B.      OPEN FORUM 

This is an opportunity for any citizen to briefly address the Planning Commission on any matter 
that does not appear on this agenda.  Upon being recognized by the Chair, please state your name, 
address, and limit your oral statement to no more than three minutes.  Matters that appear to 
warrant a more-lengthy presentation or Commission consideration will be agendized for further 
discussion at a later meeting. 
No one wished to speak. 

C. REPORTS 

There were no Reports. 

D. PRESENTATION & DISCUSSION 

Planning Commission presentation and discussion regarding Objective Design and 

Development Standards (ODDS).  The City of Belvedere applied with the County of 
Marin and other local Marin jurisdictions for a SB 2 (Atkins) Building Jobs and Homes 
Act planning grant to facilitate Housing Element programs.  The County and other local 
jurisdictions are working together to ensure that design guidelines for multifamily housing 
developments maintain a high quality and will be context sensitive.  An effort is underway 
to prepare Objective Design and Development Standards (ODDS) that will result in a 
toolkit of standards that, when adopted, will provide a clear review and approval process.  
This will also ensure that design and aesthetic of developments address topics such as 
architectural style while accommodating current and future legislation requirements. The 
consultants for the project will be presenting the “draft” plan. 

Director Borba introduced the presenters and described the background of the City of Belvedere’s 
participation in the ODDS project. The request for this evening is that the Planning Commission 
and public receive and discuss the update report from the consultants, and that a Subcommittee of 
3 Commission members be appointed to work with staff to go through the final draft document for 
submittal back to the consultants later this month. 
David Javid introduced the agenda, presentation and meeting format.  
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Stefan Pelligrini presented the report with a slide show presentation which accompanied his 
remarks.1 He presented an overview of the “Atlas” and ‘Toolkit’ draft documents, in particular the  
pages that are applicable to Belvedere locations for by-right approvals under objective design and 
development standards (ODDS).  
Certain specific characteristic of Belvedere sites are considered in the recommendations. Also 
described were some possible ways that specific applications might be able to have certain 
discretionary leeway and still be compliant with the limitations of State law. The consideration as 
to how to implement these standards is specific to each community. 
Mr. Javid opened the meeting to comment and questions from the Commission. 
Chair Mark asked as for clarification as to where would there be any by-right projects in Belvedere.  
Director Borba replied that there are already multifamily zones such as Mallard Road, and along 
Tiburon Blvd. and Beach Road where this might come into consideration. There are also other 
areas that might be redeveloped.  This process is meant as preparation for potential applications in 
these areas. Related to the process is the upcoming Housing Element update and new RHNA 
allocation numbers which is expected to be 10 times the previous allocation (currently 16 units) 
increasing to possibly 160 units. The City needs to be prepared to provide for more housing units. 
The ODDS toolkit is to help us be better prepared should a by-right project come to Belvedere. 
Chair Mark stated, so the purpose of ODDS to create some protections in advance of any as yet 
unknown applications. 
Director Borba replied that could be true. 
Vice-Chair Carapiet asked if the same areas are in the Flood plain would that mean that by-right 
approvals cannot be made.  
Mr. Pellegrini replied that the FEMA requirements would have to be met but ODDS would still be 
applicable. There might need to be another level of discretionary review to be certain that all 
regulations are met.  This question may require further legal analysis. 
Commissioner Lasky said it seems like the applicants might effectively treat this process as if they 
were picking from a catalogue of available designs. What criteria can the City still have to legally 
review these projects? 
Chair Mark replied that in some cases there might still be some Design Review. 
Mr. Pellegrini replied that with ODDS in place it could override subjective considerations for by-
right projects. Limited discretionary processes may be available but only under strict limited time 
limits. 
Vice-Chair Carapiet asked if an Overlay process is adopted for these ODDS would the underlying 
zoning requirements be maintained, such as height limits. 
Mr. Pellegrini replied that they would, but if a by-right project is proposed then that would be 
processed under the ODDS Overlay. Heights in the ODDS could be specified to be the same as 
existing zoning but would be subject to allowed increases relative to density bonus allowances in 
the State law such as for providing a certain percentage of affordable units in the proposed project. 

                                                           
1 The slide show presentation is archived with the record of the meeting. 
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Commissioner Stoehr asked how an application is determined to be a by-right project. 
Mr. Pellegrini replied that SB35 addresses jurisdictions that have not met their current RHNA 
allocations. Jurisdictions in this situation are identified in a list maintained by HCD. A developer 
of affordable housing projects would take advantage of making by-right applications in such 
locales. An application is submitted as an SB35 proposal and would be vetted and subject to review 
under the applicable timelines. 
Chair Mark asked if there is any way to have an Overlay Zone for ODDS relative to ADUs and 
JADUs. 
City Attorney Emily Longfellow replied that the current Ordinance for ADUs/JADUs contains 
objective standards. She is not certain how that would be connected to this process. She will 
research the question. 
Mr. Pellegrini stated that some other jurisdictions have expressed interest in the same question. 
Director Borba stated that there do not appear to be any comments from the public at this time. 
Close discussion. 
Director Borba asked for 3 members of the Commission to work on the document with staff to 
submit comments by the end of the following week.  A final document would be returned to the 
Planning Commission and on to the City Council sometime in the new year. 
Chair Mark, and Vice Chair Carapiet agreed to be on the Subcommittee.  Commissioner Slaymaker 
was also appointed in her absence, with Commissioner Hart as the backup should Commissioner 
Slaymaker be unavailable. 
Director Borba will provide hard copies of the entire draft documents to all concerned as soon as 
they can be copied (they are over 350 pages in length). 
Mr. Pellegrini stated that there is a current SB35 application before the City of Novato which might 
be useful to review. 
Chair Mark asked whether Belvedere is on the State list. 
Mr. Pellegrini stated that it is. 
Chair Mark and the Subcommittee will meet as soon as possible to return the comments back in 
the next two weeks. 

ADJOURNMENT    

The meeting was adjourned at 2:16 pm. 
PASSED AND APPROVED at a regular meeting of the Belvedere Planning Commission on 
January 19, 2021 by the following vote: 

AYES:  
NOES:   
ABSTAIN:  
ABSENT:  

     APPROVED: ___________________________________ 

                                          Peter Mark, Planning Commission Chair 
ATTEST: _____________________  

 Beth Haener, City Clerk 





















































 

CITY OF BELVEDERE PLANNING COMMISSION 
STAFF REPORT 

 

  

REPORT DATE: January 12, 2021     AGENDA ITEM:  4 

MEETING DATE:  January 19, 2021 

TO:   City of Belvedere Planning Commission 

FROM:  Rebecca Markwick, Senior Planner 

REVIEWED BY: Irene Borba, Director of Planning and Building 
Emily Longfellow, City Attorney 

SUBJECT: Demolition, Design Review, Exception to Floor Area, Variance and 
Accessory Dwelling Unit requests to construct a new residence for the 
property located at 30 Cliff Road 

RECOMMENDATION 

The applicant requests approval of Demolition, Design Review, Variance and Exception to Total 
Floor Area applications to build a new single-family home, attached garage and other associated 
site improvements. The application is included as Attachment 5 and project plans are included as 
Attachment 6. 

The applicant has also submitted an Accessory Dwelling Unit application which is a ministerial 
approval and included in the report for informative purposes.  

Staff recommends that the Planning Commission conduct the required public hearing and take 
the following actions: 

MOTION 1 Adopt the Resolution granting Demolition of the existing home at 30 Cliff 
Road (Attachment 1);  

MOTION 2 Adopt the Resolution granting No Historical or Tribal Cultural Resource 
per CEQA at 30 Cliff Road (Attachment 2); 

MOTION 3 Adopt the Resolution granting Design Review for the property located at 30 
Cliff Road, (Attachment 3); 

MOTION 4 Adopt the Resolution granting Exception to Total Floor Area approval to 
allow a total floor area of 4,533 SF, where 3,819 SF is permitted at 30 Cliff 
Road. (Attachment 4);  

MOTION 5 Adopt the Resolution for a Variance for a retaining wall and pool deck to 
exceed the allowable height in the setback for the property located at 30 
Cliff Road (Attachment 10)  
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PROPERTY SUMMARY 

Project Address:  30 Cliff Road  
APN:    060-221-43 
Project Applicant:  Regan Bice Architects 
Property Owner:  Ben and Devorah Jacoby 
GP Designation:  Low Density Residential SFD -1.0 to 3.0 units/net acre 
Zoning:   R-15 Zoning District, Belvedere Island  
Existing Use:   Single Family Residential  
 

Site Characteristics: The project site is a steep, 
upward sloping lot within the R-15 zoning 
district, Belvedere Island.  The project site slopes 
upward of Cliff Road, a private road.  The 
property has a total lot area of 13,740 SF, and 
11,573 SF excluding Cliff Road roadway 
easement.  The site affords views of Richardson 
Bay, San Francisco, Bay Bridge, the Golden Gate 
Bridge and Mount Tamalpais.  

 
 

ZONING PARAMETERS 

ELEMENT PRESCRIBED EXISTING PROPOSED 
Lot Area 

15,000 SF 
13,740 Gross SF 
11,573 Excluding 

Roadway Easement  
No Change 

Total Floor Area 3,819 SF, 33 %  3,310 SF, 28.6% 4,533 SF, 39.2% 
Lot Coverage 3,472 SF, 30% 

Structures 
5,786.5 SF, 50% 
w/Decks 

2,020 SF, 24 % 
Structures 

4,868 SF, 42.1% 
w/Decks 

2,418 SF, 21% 
Structure 

4,742.5, 41 % w/ 
Decks 

Left (West) Side Yard 
Setback 6’4 ½” 15’ ½” 11’10” 

Right (East) Side Yard 
Setback 6’4 ½” 4’7 ½” 6’9” 

Rear Yard Setback 20’ 46’4” 31’3” 
Front Yard Setback 10’ 104’7” 87’4” 
Building Height 
Maximum 

28’ or 36’ if slope 
at footprint is over 

30 percent 
35’8” 36’ 

Parking Spaces 2 1 3 
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PROPERTY HISTORY  

1965- Building Permit to construct the new single-family dwelling.  

1977- Building Inspector approval to convert the existing garage into a bedroom and bathroom.   

2013- Planning Commission Retroactive Design Review approval for construction of a new 
support wall for an existing walkway at the south, rear elevation of the existing lower deck.  

PROJECT ANALYSIS 
The applicant requests Planning Commission review and approval of the following entitlements: 
Demolition, Design Review, Variance and Exception to Total Floor Area. The applicant has also 
submitted for an 800 SF Accessory Dwelling Unit which does not take Planning Commission 
review and approval, but rather is reviewed at a staff level. The applicant proposes to construct a 
new 4,533-square-foot residence which includes an Accessory Dwelling Unit and attached garage.  
The project also includes site and landscaping improvements including new patio areas, an upper 
floor wraparound deck, swimming pool, decks, and outdoor dining area. Landscaping is proposed 
throughout the property. 

The applications are included as Attachment 5.  The proposed single-family dwelling exceeds the 
allowable floor area on the property for the R-15 zoning district; therefore, an Exception to Floor 
Area is required to allow construction of the new single-family dwelling with attached Accessory 
Dwelling Unit. The Variance is required for the retaining wall height and the swimming pool, both 
exceed the allowable height in the setback.  Section 19.48.190 (B) states that retaining walls and 
decks are permitted in yards provided that they do not exceed 4 feet in height.  Portions of the 
retaining wall are proposed 7’8” and portions of the pool deck are proposed to be 5’4” from grade 
which is why the Variance is required.  

The project includes an Accessory Dwelling Unit (ADU).  The ADU complies with the Belvedere 
Municipal Code, it is 800 square feet, meets the setback requirements, and is less than 16 feet in 
height.  As a result, the ADU is not counted towards the total floor area or lot coverage of the 
proposed home.  As noted above, the ADU is included here for informational purposes only.  Given 
all of the requirements of the ADU Ordinance are being met the ADU will be administratively 
approved by staff as allowed per the code. 

PROJECT DESCRIPTION 

Architectural Style, Colors and Materials 

The applicant proposes a new Contemporary style three story residence with an attached three car 
garage.  The proposed colors and materials of the residence consist of dark metal cladding, wood 
siding, glass and stainless-steel guardrails, board form concrete and thermal brushed basalt pavers. 
The colors consist of grays and browns. All retaining walls will be covered in board form concrete. 
The house walls are proposed in ipe wood siding, with metal clad windows, doors and sun canopy 
which are appropriate and will complement the homes in the neighborhood.   

 Site and Floor Plans 

The applicant proposes to construct a new three-story, 4,533 square-foot residence designed to 
limit grading and impacts to the surrounding vegetation by maintaining the existing retaining walls 
and driveway.  The house is designed as two smaller masses separated by a glass core.  
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The floor plans include three floors, cascading down the hillside. The project was peer reviewed 
by Mark Sandoval (cities architectural consultant), attachment 7 and here is an excerpt from his 
report: 

“The main axis of the new home has been slightly rotated in alignment with the upper most 
northern property line. This allows the project to fit within the tight constraints of the site’s 
topography and to better utilize the only existing flat and level areas found on the property.  
The massing of the home has been broken down into two block-like forms or wings, one setback 
from the other, and separated by a centrally placed glazed core which connects the two. The 
arrangement of the building’s forms reflects how the architect has cleverly organized and 
arranged the internal spaces of the home in relationship to the site’s steep and challenging 
topography.  
The uphill or north wing of the home contains the two-car garage, laundry room, guest bath, and 
study. It has been placed approximately 4’-0” above the main entrance level to the home from the 
driveway. The study on the main floor level enjoys views of the infinity pool and Richardson Bay 
beyond. Off this room, a small outdoor patio is attached and leads from a set of steps to the pool 
terrace and infinity pool below. Placed on the upper floor level above are the gym and two separate 
bedrooms and bathrooms. The gym above the garage enjoys views of Richardson Bay and Mount 
Tamalpais; the middle bedroom has views of the upward-sloping terrain to the north; the second 
bedroom enjoys views of Richardson Bay and the San Francisco Bay Bridge.  
Located below the north wing at the driveway level on the main floor is the primary entrance to 
the home. At this level, the vertical stairs, two-stop elevator, and upper floor bridge that connect 
each of the upper floor wings to each other are found. The ceiling of the space is shown to be 18’-
6”in height and has large floor to ceiling vertical windows placed on each of the outside walls 
and around the main entrance door. The door itself is shown to be constructed of glass and 
aluminum, which results in creating a completely transparent passage connection link between 
the two wings of the home, in addition to providing the maximum viewing enjoyment of the 
impressive views of Richardson Bay and beyond.  
Located across from the two-story entrance floor level is the south wing of the home. It has been 
positioned at a floor level approximately 2’-7” below the main entrance and on the main level 
contains the kitchen, dining, and living rooms along with the wraparound cantilevered outdoor 
balcony. From the living room, sliding glass doors provide access to the south terrace, infinity 
pool, and spa garden. From the spa garden, a semi-circular foot path and stairs provide access to 
the pool deck, the pool, and the patio off the study above. Placed below the main floor level crawl 
space, the applicant is proposing an accessory dwelling unit (ADU), which can only be accessed 
from an outdoor staircase that leads from a small outdoor landing to the south terrace above.  
On the upper floor above, the master bedroom suite, and outdoor wraparound roof balcony are 
placed. The rooms on both the main and upper floor levels of this wing have been designed with 
open floor plans so as not to obstruct the important panoramic views of Richardson Bay, Marin, 
and San Francisco from the interior spaces of the home. 
The architect has designed each building’s elevation in an imaginative, compositionally 
pleasing, and visually cohesive manner in an effort to make the building more transparent and 
less massive. In stepping back the structure to fit within the existing landform and features found 
on the site, in addition to utilizing large horizontal wraparound floor-to-ceiling glass windows 
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and doors, cantilevered walkways and balconies, and projecting shading design elements all 
successfully.”    

Roof Plans 

The proposed project is a maximum height of 36 feet and has an average height of 25’3”.  The 
roofs are all flat and will be built-up asphalt with solar panels.  The solar panels will cover the 
majority of the roof, allowing for necessary walkways and venting.   Additionally, the roofs will 
have metal fascia and metal canopies to add visual interest.   

Landscaping 

There are 4 trees proposed to be removed, 1 stump and 5 tree clusters proposed to be removed.  

 One 9-inch Oak 

 Two 10-inch Oaks 

 1 six-inch Oak 

 4 Oak clusters, 1- 4 inch, 3- 5 inch, 4 -six inch, 1- 7 inch and 1- 8 inch 

The remainder of the trees on the property will remain. The project proposes an extensive 
landscape plan for the entire property including the planting of three 24-inch box Quercus 
Agrifolia, and 8 five-gallon Quercus Agrifolia.   

There are no new fences proposed with the project. The existing retaining walls and entrance pillars 
will remain and be covered in board formed concrete.  One new four foot in height retaining wall 
is proposed at the front of the property in board from concrete to match the existing walls.  

New planting areas are proposed between the front fence and the entry of the home as well as 
planting areas along the left side of the property.  

Exterior Lights 

The existing lights in the retaining wall will remain.  There are 14 recessed wall lights proposed 
in the driveway and car turnaround, 7 recessed linear lights in the entry walk and south terrace, 4 
shielded sconces on the garage, 6 path lights in the rear yard landscaping, 4 recessed ceiling lights 
in the entry canopy, 1 recessed light on the sconce.  Cut sheets of the proposed exterior lights are 
included as attachment 6 and the lighting plan is included on sheet A1.1.  

ARCHITECTURAL CONSULTANT REVIEW 
The proposed architectural design was reviewed by the City’s Consulting Architect, Mark 
Sandoval who concluded that with additional certain changes to which the applicant has agreed, 
the project is in substantial compliance with the Design Review requirements of Title 20. The 
project architect made the changes recommended by Mark Sandoval and they are reflected in the 
attached plans.  His comments are provided in a letter dated December 21, 2020 (Attachment 7) 
and have been incorporated into the Design Review findings, where appropriate.    

DEMOLITION PERMIT:  

Pursuant to Belvedere Municipal Code Section 19.08.136 and Chapter 16.28, specific findings for 
a Demolition Permit must be made for the Planning Commission to approve the Demolition Permit 
for the removal of the existing residence and carport. 
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Staff suggests the findings for a Demolition Permit can be made. First, the project has been 
conditioned and designed as to avoid impacting the public health, safety, and/or welfare of the City 
because the project will be required to adhere to the requirements for a Demolition Permit from 
the Building Department, such as preparing an Erosion Control Plan, and must comply with all 
Regulations from the Building and Fire Code. Adequate measures will be implemented during and 
after grading activities to provide adequate site protection and the project will be conditioned to 
identify how the project complies with State air quality requirements.  
Second, the proposed project will not result in the removal of a building which has been recognized 
as having historical or architectural significance. First, the property is listed only as having a 
“medium” likelihood of historic value per the City’s General Plan historic resource survey map.  
Second, a Historic Resource Evaluation was conducted by Preservation Architecture.  

“In sum, the house at 30 Cliff Road has no identifiable historical or historic architectural 
significance: 
• As a private, single-family residence dating to the mid-1960s, there are no potentially 
associated events of historic importance. 
• There are also no direct associations to persons of identifiable historic importance, as 
the Summers are not of any identifiable historical importance. 
• The residence is not a distinctive example of a building type or architectural period or 
style.  Rather, it is an anomalous example of a house of its period, as it dates to 1965 yet 
predominately embodies characteristics of any earlier period. 
• While the original 1965 design of the subject house was authored by a designer, Jack S. 
Heidelberg, who in the context of Belvedere has potential historical importance, such 
potential importance would be specific to his own Belvedere house, dating to 1935, along 
with an associated group of houses, dating from the 1940s, standing on the east shore of 
Belvedere. In the context of which this late, whimsical 1965 design is irrelevant. 
• The subject site and house do not stand amongst a group of properties that have any 
potential to form a historic grouping, setting or district.  
 

Finally, the home is not listed as a historic resource on any federal, state or local register. 

Lastly, the proposed project is consistent with the City of Belvedere Housing Element due to the 
fact that the project proposes to build a single-family home to replace the single family home 
demolished. Additionally, the project proposes an Accessory Dwelling Unit which will create an 
additional unit to what exists now. Staff has determined that the required findings for the Planning 
Commission to support the Demolition Permit can be made and a Resolution has been prepared 
for consideration (Attachment 1).    

HISTORICAL/TRIBAL CULTURAL RESOURCE 
Historical Resources: 
CEQA provides certain exceptions where categorical exemptions may not be used.  (CEQA 
Guideline sections 15300.2(a)-(f).)  Under one such exception, a CEQA categorical exemption 
may not be used if the project has the potential to cause a substantial adverse effect on a CEQA 
Historical Resource (CEQA Guideline section 15300.2(f).)  As explained below, staff suggests 
that 30 Cliff Road does not constitute a historical resource per CEQA, and therefore a categorical 
exemption is proper.  
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CEQA Guideline Section 15064.5(a)(3) and interpreting case law provides that the City in its 
discretion may determine that a property is a Historical Resource for purposes of CEQA pursuant 
to Section 15064.5(a)(3), regardless of whether the property is listed in, or eligible for listing in, a 
local register of historical resources or the California State Historical Register. As explained, staff 
does not find that the subject property constitutes a historical resource. 

First, the property is designated as “medium” sensitivity in the 2030 Historic Resource Sensitivity 
Map in the 2030 General Plan, meaning that the property has a low likelihood of constituting a 
historical resource. “Medium” sensitivity structures are those between 45 and 100 years of age, 
those with an unknown construction date, and those not previously listed as a historic resource.  

Second, a Historic Resource Evaluation was conducted on the home by Preservation Architecture. 
The report concludes that the home is not a historical resource.  

Based on the above information, staff suggests the required findings per CEQA Guideline Section 
15064.5(a)(3) that the property does not constitute a historical resource.   

Tribal Cultural Resources:  
Recently the California Legislature amended CEQA to include “Tribal Cultural Resources” as a 
protected resource, similar to the category of “Historical Resources”.  As with a Historic Resource, 
now a project may not use a Categorical Exemption if the project would cause a substantial adverse 
change in the significance of a Tribal Cultural Resource.  (See, Pub. Res. Code, § 21084.2; CEQA 
Guidelines, § 15300.2(f).)  However, if there are no Tribal Cultural Resources on site, a Categorical 
Exemption is proper.  Therefore, the City must first make a determination as to whether Tribal 
Cultural Resources exist on the property.   

A Tribal Cultural Resource may include a variety of resources such as site features, places, cultural 
landscapes, and sacred places or objects with cultural value to a California Native American tribe. 
(Pub. Res. Code, § 21074.)  A Tribal Cultural Resource is designated in one of two ways: 1) the 
resource is listed in a national, state, or local register of historic resources; or 2) the City in its 
discretion determines the site contains a resource.  If there is substantial evidence in the record to 
support the finding, the lead agency may determine that a site contains Tribal Cultural Resources 
based on the following factors per Public Resources Code section 5024.1:  

  (1)  Is associated with events that have made a significant contribution to the broad 
patterns of California’s history and cultural heritage. 

   (2)  Is associated with the lives of persons important in our past. 

(3)  Embodies the distinctive characteristics of a type, period, region, or method of 
construction, or represents the work of an important creative individual, or 
possesses high artistic values. 

 (4)  Has yielded, or may be likely to yield, information important in prehistory or 
history. 

Here, as explained below, staff suggests that substantial evidence in the record does not support a 
finding that Tribal Cultural Resources exist on the property.  Staff recommends that the City make 
the determination that no Tribal Cultural Resources exist on the property, and that therefore a 
Categorical Exemption from CEQA is proper.   
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The property is not designated as “high” prehistoric sensitivity, but rather “medium” in the 
Prehistoric Sensitivity Map in the 2030 General Plan.   

Parcels defined as having a “medium” sensitivity are those that:  
 are located adjacent to parcels defined has having a “high” sensitivity;  
 parcels with the potential for submerged prehistoric resources; 
 parcels within 750 feet of a spring; 
 parcels having less than a 30 slope over 50% or more of the area; and, 
 parcels located along the bay side of West Shore Road when the adjacent slope is less  

            than 30.  

An archaeological investigation completed September 26, 2019 by Archaeological Resource 
Service and resulted in a conclusion that no archaeological resources were identified on the site.  

Staff has prepared a draft resolution regarding No Historical or Tribal Cultural Resources for the 
Planning Commission’s consideration (Attachment 2). 

Design Review Findings 
The Design Review findings, specified in Belvedere Municipal Code Title 20, state that all new 
structures and additions should be designed to avoid excessively large dwellings that are out of 
character with their setting or with other dwellings in the neighborhood. All buildings should be 
designed to relate to, and fit in, with others in the neighborhood and should not attract attention to 
themselves. To avoid monotony or an impression of bulk, large expanses of any one material on a 
single plane should be avoided. Vertical and horizontal elements should be used to add 
architectural variety, to break up building planes, and to avoid monotony. Landscaping should also 
soften and screen structures and maintain privacy. 

The proposed project includes the proposal of a new 4,533 square foot single family dwelling and 
associated site improvements.  The house is designed to be unobtrusive and minimally visible from 
the street. The lot is steep and the house has been designed to address the site characteristics of the 
lot. The house is designed to step into and down the hillside. The house as designed fits in and 
relates to the other dwellings in the neighborhood.  The proposed exterior materials will blend in 
with the neighborhood, as there is a mix of modern and traditional homes in the vicinity. The house 
has been designed with vertical and horizontal elements to avoid monotony. New and proposed 
landscaping at the front, side and rear property lines will help soften the appearance of the new 
home from the street and from adjacent parcels and from the water.  

The new house and garage are consistent and compatible with the neighborhood and would be 
harmonious with the site and surrounding development. Staff can make the required Design 
Review findings as provided in the attached Resolution (Attachment 3). 

EXCEPTION TO TOTAL FLOOR AREA 
The applicant requests an Exception to Total Floor Area to allow 4,533 square feet where 3,819 
square feet is the maximum allowed and 3,310 SF exists. The total gross parcel is size is 13,470 
SF square feet in area.  The Belvedere Municipal Code The maximum permitted FAR in the R-15 
Zoning District is 33% to the lot area. The proposed FAR would be 39.2% on this parcel.  

The Belvedere Municipal Code (BMC) section 19.08.300 defines lot area as the total area within 
the lot lines of any lot, including all portions of such lot in yards or between street lines and setback 
lines, excluding any portion of a lot serving as a public or private street.  If the roadway easement 
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is included in the lot size, the proposed home at 4,533 SF would be 33% and not require an 
Exception to Total Floor Area, however the BMC excludes the roadway easement which pushes 
the total floor area up to 39.2%.  

The applicant requests Planning Commission approval of a 4,533-square-foot (total) residence. 
City staff reviewed the pattern of development within the project vicinity. Although on the higher 
side, there are homes within the neighborhood that have higher FAR’s and the lot size is on the 
smaller side.  Attachment 8 is a table showing FAR’s for 13 homes within a 500-foot radius of 
the property.  

Pursuant to Section 19.52.120(A)(1) of the B.M.C., in order to grant an Exception to Total 
Floor Area, the Planning Commission must make each of the following findings: 

a. That primary views from adjacent properties, as well as from the street, are not 
significantly impaired by the additional square footage; 

b. That there are unusual characteristics applicable to the parcel which minimize the 
impact of a greater floor area; 

c. That the proposed structure(s) are appropriate in mass, bulk, and character for the 
parcel, the neighborhood, and the zoning district, and meet(s) all design review criteria; 
and 

d. That the additional square footage will not substantially reduce the privacy otherwise 
available to residents of adjoining properties. 

First, staff finds that as proposed, primary views from adjacent properties, as well as from the 
street, would not be significantly impaired by the proposed additional square footage.  As noted 
above, the new home has been designed to reduce the bulk and mass of the home.  There are two 
building masses with a transparent entry. The home steps down the hillside, and the roof of the 
proposed house is lower than the existing turret roof.   

The home has been designed so that none of the windows will impact the neighbors’ privacy. The 
view from the street will not be blocked; given the location of the lot on the private road.   

Second, the unusual characteristic of the property that minimizes the impact of the proposed 
greater floor area is that the roadway easement is removed from the total lot area.  If the roadway 
easement was included in the total lot area the project would not necessitate an Exception to Total 
Floor Area. Additionally, the lot is very steep, and the home was designed around the existing 
driveway and retaining walls to prevent excessive grading and the home is stepped down the hill.  
The impact of the additional square footage is not significant given the unusually steep lot. 

The project also proposes an 800 SF ADU which is not counted towards the total floor area per 
the ADU Ordinance.  The ADU is proposed on the lower level that will not add to the bulk or mass 
of the home.  The ADU is not in the purview of the planning commission and will be approved 
ministerially by staff as allowed per the ADU Ordinance. 

Third, the project is also appropriate in mass, bulk, and character for the area, and satisfies all 
Design Review criteria. 

Lastly, the additional square footage will not substantially reduce the privacy otherwise available 
to residents of adjoining properties because the project will be constructed to step down with the 
slope of the land. 
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Staff recommends that the findings for Exception to Total Floor Area can be made, as established 
in the Resolution included in Attachment 4. 

 
VARIANCE – RETAINING WALL AND DECK HEIGHT 
The applicant requests Planning Commission consideration and approval of a Variance from 
Section 19.48.190 of the Belvedere Municipal Code to exceed the maximum allowable height of 
a retaining wall and pool deck in the setback.  The maximum allowable height is 4 feet in the 
setback.  As proposed, the applicant is requesting maximum of 7’8” for the retaining wall and 5’4” 
for the pool deck.  Staff supports granting the Variance. 

First, the granting of a Variance will not constitute a grant of special privilege to allow for a 
retaining wall and pool deck because the project will allow the property owners to enjoy a pool 
and soil stability similar to those in the vicinity and the same zoning district. Second, the special 
circumstances applicable to the property are the steepness of the lot and the fact that the new home 
is designed to minimize grading and excavation by keeping the existing retaining walls. The height 
of the structures and the placement is dictated by the steep slope of the lot.  The height of the 
retaining wall and the pool deck will not be visible from the street and granting a Variance is 
diminimus and would not be considered a special privilege.   Finally, granting the Variance for 
retaining wall height will not be detrimental to the public health, safety or welfare or injurious to 
the property or improvements of owners of other premises, as all construction will be governed by 
the uniform Building Code requirements as well as regulations restricting the construction impacts. 
Staff can make the required findings as included in the Draft Resolution (Attachment 10) for the 
Variance.  

 
ENVIRONMENTAL DETERMINATION 
The project has been reviewed under the provisions of the California Environmental Quality Act 
(CEQA) and the CEQA Guidelines, California Code of Regulations.  On January 12, 2021, the 
proposed project was determined to be categorically exempt from CEQA pursuant to Section 
15303 Class 3(a) because the proposed project consists of construction of one single family 
residence in a residential zone.  City action is required by March 12, 2021, or the project may be 
deemed approved.  

CEQA provides certain exceptions where categorical exemptions may not be used.  Under one 
such exception, a CEQA categorical exemption may not be used if the project has the potential to 
cause a substantial adverse effect on a CEQA Tribal Cultural Resource.   Here a categorical 
exemption is appropriate because there is no possibility that the project would cause a substantial 
adverse effect on any potential Tribal Cultural Resources that may, or may not, exist on the site.  
The subject property is categorized as a Medium Sensitivity site for Tribal Cultural Resources. 

Additionally, a Cultural Resources Evaluation was completed by Archaeological Resource 
Service, which concluded that there is a negative result for artifacts and potentially significant 
cultural resources.  Therefore, there is no possibility that any potential Tribal Cultural Resources 
that may, or may not, exist on the site would be adversely affected.  

 As explained above, staff finds that the property is not historic under CEQA, nor eligible for 
listing in the local historic register.  The discussion regarding CEQA historical issues is 
incorporated here by reference.  
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CORRESPONDENCE 
A copy of the public hearing notice for this item was published in The ARK newspaper and mailed 
to all property owners within 300 feet of the subject property.  As of the writing of this report, 
Staff has received comments from three neighbors in support of the project.  The addresses for the 
neighbors in support are: 303 Belvedere Avenue, 1 Cliff Road, and 43 and 46 Cliff (Same property 
owner).  

CONCLUSION 
Staff can make all of the required findings for the Demolition, No Historical or Tribal Cultural 
Resources, Design Review Permit, and Exception to Total Floor Area applications.  

RECOMMENDATION 

MOTION 1 Adopt the Resolution granting Demolition of the existing single-family 
dwelling and garage at 30 Cliff Road (Attachment 1); 

MOTION 2 Adopt the Resolution granting No Historical or Tribal Cultural Resource 
per CEQA at 30 Cliff Road (Attachment 2);  

MOTION 3 Adopt the Resolution granting Design Review for a new house and 
associated improvements at the property located at 30 Cliff Road 
(Attachment 3);  

MOTION 4 Adopt the Resolution granting Exception to Total Floor Area approval to 
allow a total floor area of 4,533 SF, where 3,819 SF is permitted at 30 Cliff 
Road (Attachment 4) 

MOTION 5 Adopt the Resolution for a Variance for a retaining wall and pool deck to 
exceed the allowable height in the setback for the property located at 30 
Cliff Road (Attachment 10)  

 

ATTACHMENTS 

Attachment 1:  Draft Demolition Resolution  
Attachment 2:  Draft No Historical or Tribal Cultural Resources Resolution  
Attachment 3:  Draft Resolution for Design Review Resolution  
Attachment 4:  Draft Resolution for Exception to Total Floor Area   
Attachment 5:  Project Applications 
Attachment 6:  Project Plans 
Attachment 7:  Report from Mark Sandoval (Consulting Architect).  
Attachment 8: FAR Chart  
Attachment 9: Correspondence 
Attachment 10: Draft Variance Resolution and Application  



CITY OF BELVEDERE 

RESOLUTION NO 2021-

A RESOLUTION OF 
THE PLANNING COMMISSION OF THE CITY OF BELVEDERE 

GRANTING A DEMOLITION PERMIT TO DEMOLISH AN EXISTING 
3,310 -SQUARE-FOOT RESIDENCE LOCATED AT 30 CLIFF ROAD 

WHEREAS, a proper application bas been submitted for Demolition Pennit pursuant to 
Title 16 of the Belvedere Municipal Code to demolish an existing 3,31 0-square-foot single 
family residence, built in 1965 at 30 Cliff Road; and 

WHEREAS, the demolition project has been determined to be categorically exempt from 
the provisions of the Califomia Environmental Quality Act (CEQA) pursuant to Section 
15303 ofthe CEQA Guidelines; and 

WHEREAS, at its January 19; 2021 regular meeting, the Planning Commission held a 
public hearing and determined that the subject prope1ty did not constitute a Historical 
Resource nor did the property contain or constitute Tribal Cultural Resources under CEQA, 
based on the findings, determinations, and information contained in the "No Historical 
Resource" resolution for this Project, incorporated herein by reference; and 

WHEREAS, the Planning Commission held a duly noticed public hearing on the requested 
Demolition Permit on January 19, 2021; and 

WHEREAS, the Planning Commission finds, based upon the findings set forth in Exhibit 
A attached hereto and incorporated herein, and with the conditions listed below, the 
proposed project is in substantial conformance with the findings specified in section 
16.28.110 of the Belvedere Municipal Code. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission ofthe City of 
Belvedere does hereby grant approval pursuant to Title 16 of the Belvedere Municipal 
Code to allow the demolition of an existing 3,310-square-foot single-family residence at 
30 Cliff, with the following conditions: 

a) The property owners shall defend with counsel acceptable to the City and hold the 
City of Belvedere and its officers hatmless in the event of any legal action related 
to, or arising from, the granting of this Demolition approval, shall cooperate with 
the City in the defense of any such action with counsel acceptable to the City in its 
discretio~ and shall indemnify the City for any award of damages and/or attorneys' 
fees and associated costs that may result. 

b) All requirements of the Building Official shall be met. A permit for demolition must 
be issued by the Building Department before the commencement of work 

c) All work shall be completed within 70 days of the commencement of demolition 
unless deconstruction methods are used in which case 12 weeks is permitted. 
"Commencement of demolition" shall mean the date of the issuance of the building 
permit for demolition or a start date specified in written con-espondence from the 
propetty owner and approved by the Building Official prior to issuance of the 
permit for demolition. 

ATTACHMENT 1 



Resolution 2021 
January 19,2021 
30 Cliff Road 
Page 2 

d) All requirements of the City Engineer shall be met. Encroachment per.mlts, as 
distinguished from a Building Permit, shall be obtained for all improvements, work 
activities, and staging or storage of equipment and materials within the public right
of-way prior to commencing work, subject to approval of the Public Works 
Manager. 

e) Obstruction or blockage, partial or complete, of any street so as to leave less than 
ten feet of unobstructed horizontal clearance for vehicles, shall not be petmitted 
without first obtaining, twenty-four hours in advance, a street closure permit. 
Twelve feet of clearance shall be required for debris boxes or building materials. 
Streets shall be left clean and fi·ee of any debris at the end of each workday. 

f) Demolition shall be limited to the hours of 8:00 a.m. to 5:00 p.m., Monday through 
Friday, except in special circumstances after obtaining written permission from the 
City Manager. Demolition is prohibited on City holidays except in special 
circumstances after obtaining written pe1mission from the City Manager. The City 
Manager is urged to impose a very high-level of scrutiny in the determination of 
"special circumstances." 

g) The site shall be left clean and free of all debris and matetials from the demolition 
at the completion of work. 

h) All requirements of the Tiburon Fire Protection District (TFPD) shall be met. 

i) The general contractor shall submit a proposal to the City Manager for review and 
approval that addresses the demolition schedule and vehicle parking locations. 

j) Prior to the issuance of a building petmit for demolition, the applicant shall submit 
for review and approval an Erosion Control Plan incorporating, as appropriate, the 
MCSTOPPP Minimum Erosion/Sediment Control Measures for Small 
Construction Projects: 

http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/-/media/ 
Files/Depa11ments/PW /mcstoppp/development!MECM final 2009 .pdf 

k) Prior to the issuance of a building permit for demolition, the applicant shall 
demonstrate compliance with State air quality requirements related to the control 
of dust generated by the demolition and construction and prepare a plan for there
use and recycling of demolition materials. 

1) These restrictions shall be binding upon any successor in ownership of the property. 

m) In the event that archeological or paleontological resources are uncovered during 
construction, all work must be halted and an evaluation must be undertaken by a 
qualified archaeologist or paleontologist to identify the appropriate actions that 
shall be undertaken. 
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PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission 
held on January 19, 2021 , by the following vote: 

AYES: 
NOES: 
ABSENT: 
RECUSED: 

APPROVED: __________________________ __ 
Peter Mark, Planning Commission Chair 

ATTEST: _________________ . 
Beth Haener, City Clerk 
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DEMOLITION FINDINGS 

Given that the existing residence and garage are proposed to be demolished, a Demolition 
Permit is required pursuant to Belvedere Municipal Code Section 19.08.136 and Chapter 
16.28. BMC Section 19.08.136, defines Demolition as "the razing of a building, removal 
of a dwelling unit, or the removal of more than fifty percent of the total exterior wall and 
roof area from the grade up . . . Removing a residential second unit or converting a duplex 
into a single unit is considered demolition." In approving the Demolition Permit, the 
Planning Commission hereby makes the following findings: 

A. That the demolition, as conditioned by the Planning Commission, will not have 
an adverse impact upon the public health, safety and/or welfare of the City; 

The proposed demolition will not have an adverse impact upon the public health, safety, 
and/or welfare of the City because the demolition must satisfy the requirements for a 
demolition permit from the Building Department and must also comply with all Building 
and Fire Code regulations. Further, staff finds that, with a condition of approval stating 
that the applicant demonstrates compliance with State air quality requirements; this 
demolition project would not have an adverse impact upon the public health, safety and/or 
welfare of the City. 

B. That the demolition will not remove from the City a building of recognized 
historical or architectural significance, until potential preservation options 
can be reviewed; 

Demolition will not remove a building of recognized historical or architectural 
significance. The existing single-family residence and garage were constructed in 1892. 

During the preparation of City of Belvedere 2030 General Plan Update, a Historic Resource 
Sensitivity Map was created which categorized the parcels within the City based on the 
likelihood of containing a historically significant property. The Historic Resource Map 
contains three levels of historic sensitivity which consist of Low, Medium, and High. The 
project site is not within an area of ''High" historical value; but rather is designated as 
having "Medium" historic potential. Additionally, A Historic Resource Evaluation was 
conducted by Preservation Architecture. The report concludes that '' the house at 30 Cliff 
Road has no identifiable historical or historic architectural significance." Also, the home 
is not listed as a historic resource on any federal, state or local register. 

Moreover, in January 2021, the Planning Commission adopted a Resolution Finding no 
Historical Resource under CEQA. 

C. That the demolition plan presented by the applicant, as approved, provides for 
adequate site protection during and following the demolition. 

The plan presented in the application, and as conditioned, would provide adequate site 
protection during and following the demolition. The applicant states that an erosion control 
plan will be put in place. Demolition is expected to take 30 days to complete. 

D. 
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E. That the time frame for accomplishing the demolition is reasonable. 

The applicant's estimated 30-day time frame for accomplishing the demolition is 
reasonable. 

F. That the demolition will not remove a housing unit until options for 
maintaining housing on the property have been thoroughly considered. 

A housing unit would be removed as part of this application; however, a new housing unit 
would be constructed in its place. Therefore, no reduction in housing units wi ll result from 
this project. Moreover, a new Accessory Dwelling Unit application has been submitted 
which is to be ministerially approved by staff. 

G. The proposed demolition is consistent with the goals of the City of Belvedere 
Housing Element. 

As noted above, the demolition of the existing residence will not have a substantial impact 
on the availability of housing units in Belvedere and is consistent with the goals of the 
Belvedere Housing Element as it will not remove any housing stock from the City. The 
project proposes a new single-family dwelling as well as a legal Accessory Dwelling Unit 
(to be reviewed and approved ministerially by staff). The City of Belvedere would be 
gaining a unit with the approval of this project. 



CITY OF BELVEDERE 

RESOLUTION NO 2021 

A RESOLUTION OF 
THE PLANNING COMMISSION OF THE CITY OF BELVEDERE 

FINDING THAT THE PROPERTY AT 30 CLIFF ROAD DOES NOT 
CONSTITUTE A HISTORICAL RESOURCE UNDER CEQA 

WHEREAS, a proper application has been submitted for a Demolition Permit pursuant to 
Title 16 of the Belvedere Municipal Code to demolish an existing 3,310 square foot house 
at 30 Cliff Road; and 

WHEREAS, a Califomja Environmental Quality Act (CEQA) categorical exemption may 
not be used if the project has the potential to cause a significant effect on a historical 
resource; and 

WHEREAS, on January 19, 2021 the Planning Commission held a duly noticed public 
hearing on the requested Demolition Permit and associated project, and heard and 
considered evidence on the potential historic resource value of the subject property; and 

WHEREAS, the property is designated as "medium" sensitivity in the 2030 Historic 
Resource Sensitivity Map in the 2030 General Plan, meaning that the property has a low 
likelihood of constituting a historical resource; "Medium" sensitivity structures are those 
between 45 and 100 years of age, those with an unknown construction date, and those not 
previously listed as a historic resource; and 

WHEREAS, a llistoric Resource Evaluation was conducted by Preservation Architecture 
that concluded the home does not have historic integrity and therefore does not constitute 
a CEQA historical resource; and 

WHEREAS, the Planning Commission fmds, based upon the findings stated above, the 
llistoric Resource Evaluation conducted by Preservation Architecture incorporated herein, 
as stated in the staff report incorporated herein, and based on substantial evidence in light 
of the whole record, that the subject property does not constitute a historical resource under 
CEQA;and 

WHEREAS, because the property does not constitute a CEQA historical resource, the 
project does not have the potential to cause a significant effect on a historical resource, and 
a categorical exemption pursuant to CEQA Guideline Section 15303 is proper; and 

WHEREAS, the demolition project has been determined to be categorically exempt from 
the provisions of CEQA pursuant to Section 15303 of the CEQA Guidelines; and 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Belvedere does hereby find, in exercising its independent discretion, based on the findings 
listed above and in the staff report, incorporated herein, that the property located at 30 Cliff 
Road does not constitute a historical resomce pursuant to CEQA Guideline Section 
15064.5(a)(3) as follows: 

ATTACHMENT 2 
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1. The subject propetty is not associated with events that have made a significant 
contribution to the broader patterns of California's history and/or cultural heritage. 

2. The, subject property is not associated with the lives of persons who are important 
to the community' s historical past. 

3. The subject property does not embody distinctive characteristics of a type, period, 
region, or method of construction, nor does it represent the work of an important 
creative individual, or possess high artistic values. 

4. The subject property has not yielded, nor is it likely to yield, information important 
in prehistory or history. The property is not representative of distinctive 
characteristics of historical or architectural significance. 

PASS ED AND ADOPTED at a regular meeting of the Belvedere Planning Commission 
January 19, 2021, by the following vote: 

AYES: 
NOES: 
ABSENT: 
ABSTAIN: 
RECUSED: 

APPROVED: ________________________ ___ 

Peter Mark, Planning Commission Chair 

ATTEST: ______________________ __ 

Beth Haener, City Clerk 



 

CITY OF BELVEDERE 
 

RESOLUTION NO. 2021- 
 

A RESOLUTION OF THE CITY OF BELVEDERE GRANTING DESIGN 
REVIEW APPROVAL FOR A NEW HOUSE, AND  

GARAGE  AT 30 CLIFF ROAD 
 

WHEREAS, a proper application has been submitted for Design Review pursuant to Title 
20 of the Belvedere Municipal Code for a new house, garage and other associated site 
improvements at 30 Cliff Road; and 

WHEREAS, the project been determined to be categorically exempt from the California 
Environmental Quality Act (CEQA) pursuant to Section 15303, New Construction; and 

WHEREAS, CEQA provides certain exceptions where categorical exemptions may not be 
used.  Under one such exception, a CEQA categorical exemption may not be used if the 
project has the potential to cause a substantial adverse effect on a CEQA Tribal Cultural 
Resource.   Here a categorical exemption is appropriate because there is no potential that 
the project would cause a substantial adverse effect on any potential Tribal Cultural 
Resources that may, or may not, exist on the site.  A Cultural Resources Evaluation by 
Archaeological Resource Service concluded that the project area does not contain traces of 
intact archaeological deposits. Therefore, there is no possibility that any potential Tribal 
Cultural Resources that may, or may not, exist on the site would be adversely affected. 
Further, the property is not designated as a “high” historic sensitivity, but rather “medium” 
in the Historic Resource Sensitivity Map in the 2030 General Plan.  “Medium” sensitivity 
structures are those between 45 and 100 years of age, those with an unknown construction 
date, and those not previously listed as a historic resource. Additionally, the residence at 
30 Cliff Road constructed in 1965, is not listed as a historic resource on any federal, state 
or local register.   

Additionally, the property does not constitute a CEQA historic resource, based on the 
findings, determination, and information contained in the associated “No Historic 
Resource” resolution for this Project and its findings, incorporated herein by reference.  A 
Historical Evaluation of the property prepared by Preservation Architecture concludes that 
the property does not have historical significance; and 

WHEREAS, the Planning Commission held properly noticed public hearing on January 
19, 2021; and 

WHEREAS, the Planning Commission finds based upon the findings set forth in Exhibit 
A attached hereto and incorporated herein, that with the conditions listed below, the 
proposed project is in substantial conformance with the Design Review criteria specified 
in Section 20.04.005 and 20.04.110 to 20.04.120 of the Belvedere Municipal Code. 

 
 
 

ATTACHMENT 3 
 
 



Resolution 2021 
January 19, 2021 
30 Cliff Road 
Page 2 
 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Belvedere does hereby grant approval of the Design Review application pursuant to Title 
20 of the Belvedere Municipal Code to build a new house and garage with the following 
conditions: 

1. The property owner shall defend and hold the City of Belvedere and its officers 
harmless in the event of any legal action related to or arising from the granting of 
this Design Review approval and any other City approvals associated with the 
project, shall cooperate with the City in the defense of any such action with counsel 
acceptable to the City in its discretion, and shall indemnify the City for any award 
of damages and/or attorneys’ fees and associated costs that may result.  This 
approval is conditioned upon the accuracy of all facts stated in the application and 
supporting documents. 

2. Construction shall conform to the drawings prepared by Regan Bice Architects, 
stamped received by the City of Belvedere on January 8, 2021.  

3. Construction shall be limited to the hours of 8:00 a.m. to 5:00 p.m., Monday 
through Friday, except in special circumstances after obtaining written permission 
from the City Manager. 

4. The landscape plan shall be reviewed by the Marin Municipal Water District 
(MMWD) for conformance with the District’s Water Efficient Landscape Ordinance 
(WELO) prior to issuance of the building permit.  Prior to issuance of a building 
permit the applicant shall demonstrate that the proposed landscape plans comply 
with MMWD. 

5. All requirements of the Fire Marshal shall be met prior to issuance of a building 
permit including but not limited to:   

 Vegetation on this parcel shall comply with the requirements of the Tiburon 
Fire Protection District and the recommendations of Fire Safe Marin. CFC 
304.1.2.   

 The structure shall have installed throughout an automatic fire sprinkler 
system. The system design, installation and final testing shall be approved 
by the District Fire Prevention Officer.  CFC 903.2.  

 Approved smoke and carbon monoxide alarms shall be installed to provide 
protection to all sleeping areas.  CFC 907.2.10.  

 The vegetation on this parcel shall comply with the requirements of TFPD.  
CFC 304.1.2.  

 The fire pit shall comply with TFPD Policy 423.9.  

6. All requirements of Public Works shall be met prior to issuance of a building permit 
including but not limited to:  

 An Encroachment Permit is required, prior to construction, from the contractor for 
temporary and permanent improvements, work activities, and staging or storage of 
equipment and materials within the public right of way, subject to approval of the 
Public Works Manager. 
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 The project will be subject to the City of Belvedere Regulations for Road Closure 
Applicants, see the following link: 
http://www.cityofbelvedere.org/documentcenter/view/68  

 This project will require a video recording of the condition of the haul route prior to 
start of construction. The applicant will be responsible for any damage, beyond 
normal wear and tear, to the roadway or other improvements along the haul route 
caused by the removal or delivery of materials by truck. To ensure any damage is 
repaired to the satisfaction of the City, a deposit may be required. The deposit 
amount (estimated range from $10,000 to $30,000) will be determined by the City 
Engineer at the time of the Building Permit review and is dependent upon the 
duration of the project and total project valuation. If it is determined that project 
construction caused damage, the amount to repair said damage shall be withheld 
from the deposit amount, with the remaining amount to be returned to the property 
owner. 

 A Geotechnical Investigation or geotechnical review letter is required. The 
geotechnical investigation/letter should address site preparation, foundation, grading 
and drainage recommendations. The Geotechnical Engineer of record shall also 
provide a letter indicating their review the proposed Grading & Drainage Plans for 
conformance with their recommendation prior to Building Permit issuance. 

 Topographic Survey information shall be included either on the site plan or on a 
separate plan. The basis for determining elevations (assumed, NGVD, or NAVD) 
should also be clearly indicated. The surveyor’s name and license number shall be 
included. 

 The project requires a Site Plan showing the property line locations (referencing the 
survey source and mapping information), any existing easements, building setbacks, 
encroachments etc. 

 The project will require a detailed Grading & Drainage Plan showing cut and fill 
earth volumes. Said plans shall incorporate, as appropriate, the MCSTOPPP 
Guidance for Applicants: Stormwater Quality Manual for Development Project in 
Marin County. This can be found at the following website: 
(https://www.marincounty.org//media/files/departments/pw/mcstoppp/guidancefor
applicantsv_2508.pdf) 

 The project will include soil disturbance during construction and applicants 
therefore must submit an Erosion and Sediment Control Plan (ESCP) for approval 
by the City prior to the issuance of a Building Permit. Please also submit the Erosion 
and Sediment Control tracking documentation (See the following link) for the Marin 
County Stormwater Pollution Prevention Program (MCSTPPP) Construction 
Erosion and Sediment Control Plan Applicant Package, revised November 2015: 
(https://www.marincounty.org//media/files/departments/pw/mcstoppp/developmen
t/mcstoppp-erosion-and-sedimentcontrol-plan-applicant-package.pdf?la=en). 

 Prior to issuance of a building permit and where required by City of Belvedere 
municipal code Section 8.36.090 D., permanent stormwater controls for new and 
redevelopment projects, the applicant shall develop, submit and implement an 
approved Stormwater Control Plan (SCP) that follows the appropriate template in 
the most recent version of the Bay Area Stormwater Management Agencies 
Association (BASMAA) Post Construction Manual. All water treatment or storm 
water control feature shall be clearly identified on the plan. 
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 The project will require a Utility Plan (if not shown on the Site Plan) showing the 
existing site utilities and their current alignment and locations, along with any 
proposed new locations, alignments or connections for sewer, water, irrigation, gas, 
electrical, telephone, cable TV, etc. 
 The project will require a Landscape Plan and Irrigation Plan subject to review and 
approval by 

 Marin Municipal Water District. Please see the requirements outlined in the Marin 
Municipal 

 Water District Landscape Plan Review Packet (link below) for project applicability. 
https://www.marinwater.org/sites/default/files/2020-
12/Landscape%20Plan%20Review%20Packet_0.pdf 

 The project will require a Construction Management Plan identifying the following: 
estimated project duration construction schedule of milestones (excavation, grading, 
and offhaul duration foundation work; framing; flatwork/paving; punch list/final 
inspection) excavation and disposal methods equipment to be used site access 
location storage and staging location of materials and equipment/portable 
toilet/debris box and waste bins truck loading area and temporary traffic control 
required as necessary haul route. For construction requiring earthwork between 
October 15th and April 15th, an action plan for storm water pollution prevention and 
erosion and sediment control prior to an anticipated rain event. 

 7. All exterior lighting shall be shielded and directed downward. Prior to the 
issuance of a Building Permit, a final exterior lighting plan shall be submitted for 
the review and approval by the Planning Commission Chair and the Director of 
Planning and Building.  

8. Prior to the issuance of a Building Permit, a final landscape plan shall be submitted 
for the review and approval by the Planning Commission Chair and Director of 
Planning & Building. Said landscaping plan shall include a tree protection plan 
prepared by a certified arborist. The plan shall identify measures to protect existing 
trees on the project site that are to be retained and shall include but not be limited to 
the following: 

 Installation of orange mesh construction fencing or other protective barrier 
at the drip line of trees prior to commencement of demolition. 

 Adjustments to protective barrier/fencing anticipated during the different 
stages of demolition and construction. 

 Excavation and trenching methods used to avoid unnecessary root damage. 

 Communication and coordination with the adjacent property owners 
regarding tree protection measures, including obtaining consent of property 
owner, if required, to access property and perform these measures. 

 Monitoring by the arborist during work around the trees to remain Prior to 
the issuance of a Building Permit, a final landscape plan shall be submitted 
for the review and approval by the Planning Commission Chair and Director 
of Planning and Building. 
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9. Prior to the issuance of a building permit, the applicant shall submit for review & 
approval a Construction Management Plan to the satisfaction of the Building 
Official & Public Works Manager.  The Construction Management Plan & 
Construction Parking/Staging Plan submitted pursuant to City Regulations No. 290 
and shall include the following: 

a. The delivery of materials and equipment to and from the construction 
site shall be limited to weekdays between 8:00 AM and 5:00 PM. 

b. Parking of deliver trucks shall be limited by Belvedere Municipal Code 
Specifications and Standards for Encroachment Permits for Work in the 
City Right-of-Way. 

c. Street parking for construction related vehicles shall be limited to three 
(3) vehicles in accordance with City requirements.   

d. Construction vehicles shall not block Cliff Road and are subject to the 
requirements of the City of Belvedere Public Works Department 
Noticing and Road Closure Permit Process.  Road closures are limited 
to the hours of 9:00AM to 4:30PM and three (3) business day advance 
notice. 

e. Construction vehicle ingress and egress shall be per route shown on the 
Construction Parking & Staging Plan (Sheet A1.0). 

f.  Pre-construction and post-construction surveys of the condition of 
West Shore Road; road impact fee; and any other required deposits shall 
be completed in conformance with the City of Belvedere Building 
Department application requirements. 

g. To limit construction vehicle traffic, the project proponent agrees to: (1) 
rent or purchase a ten (10) person van that will be used to shuttle 
workers and trades people to and from the property; (2) establish an off-
site parking area for workers and trades people to park; and (3) hire a 
designated driver for the ten-person van who will be available during 
construction hours to shuttle persons from the off-site parking area to 
the property. 

h. Code compliant handrails shall be installed at all stairways with four (4) 
or more risers. 

i. Bay Conservation and Development Commission (BCDC) project 
approval is required prior to the issuance of the building permit. 

j.  Site, roof, retaining wall, and all other storm drainage shall comply with 
City of Belvedere standards and shall terminate at the street or bay in an 
approved dissipater. All on site dispersion methods shall be reviewed 
and approved by the GeoTechnical Engineer. 

k. Existing retaining walls impacted with additional loads shall be 
evaluated by the structural and GeoTechnical engineers for structural 
stability. 

l.  A construction time limit (CTL) will be imposed on the project per 
BMC 20.035.04. The time limit will be assessed per the valuation of the 
proposed project. Per the proposed scope of work, it appears that an 18 
month CTL will be assessed to this project. 
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m. The submittal for the future Building Permit must detail the construction 
of the proposed improvements, including compliance with relevant 
portions of the California Residential, Green Building, and Energy 
Codes, along with a geotechnical investigation report and detailed full 
engineering design and drawings, etc. 

10. Plans submitted to the Building Department for permit issuance shall be 
consistent with the approved Planning Commission plans. 

11.  Design Review approvals expire eighteen (18) months from the date of 
approval.  

12. Construction shall be completed within the Construction Time Limit established 
for this project. 

13. In the event unanticipated archaeological or paleontological resources are 
uncovered during construction, all work must be halted and an evaluation must be 
undertaken by a qualified archaeologist or paleontologist to identify the appropriate 
actions that shall be undertaken. 

14. These Conditions of Approval shall be printed on the Building Permit 
Construction Plan set of drawings. 

15. These restrictions shall be binding upon any successor in interest of the property.  

16. Prior to the issuance of a building permit the property owner shall demonstrate 
compliance with State/BAAQMD air quality requirements related to the dust 
generated by grading and construction. 

17. Prior to approval of the framing inspection, the applicant shall provide an 
elevation survey prepared by a licensed surveyor to the Building Department 
indicating the height of the new residence. 

19. Prior to approval of the foundation inspection, a licensed surveyor shall stake 
the corners of the foundation (with offset) and shall submit a survey of the 
foundation stakes to include the boundaries of the property. 

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission 
on January 19, 2021 by the following vote: 

AYES:  
NOES:  
RECUSED:  
ABSTAIN:  
ABSENT:  
 

APPROVED: _____________________________ 
                         Peter Mark, Planning Commission Chair 

 
ATTEST: _______________________________  

Beth Haener, City Clerk 
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EXHIBIT A 
 
Preservation of existing site conditions.  To preserve the landscape in its natural 
state, the removal of trees, vegetation, rock, and soil should be kept to a minimum.  
Projects should be designed to minimize cut and fill areas, and grade changes 
should be minimized and kept in harmony with the general appearance of the 
neighboring landscape. 
 

The architect is proposing to place the new structure in the general location of the older 
home that is to be removed and to reuse the existing driveway and most of the existing site 
retaining walls to avoid unnecessary disturbance of the existing landscape grading and 
other earthwork.  

The site plan shows that the downward sloping driveway retaining walls are to be 
repositioned and slightly expanded in width to provide better vehicular maneuverability 
and to construct an additional onsite parking space, along with a cantilevered turnaround 
backup space in front of the new home.  

The existing lower semi-circular patio retaining wall occupying the project’s rear yard is 
to remain as well, except for the wall sections that interfere with the construction of the 
new larger footprint of the home, the swimming pool, and the other proposed site features 
and amenities shown in the drawing.  

Other than the thirteen existing trees of various sizes that appear to fall within the new 
building footprint, along with the trees impacted by the site’s grading operation, almost all 
other large established oaks and Monterey cypress trees found at the site are to remain and 
will be reincorporated as part of the project’s new landscape plan. All other existing site 
amenities and landscaping are to be replaced with new.  

There are 18 trees proposed for removal, and the remainder of the trees will remain. The 
house was designed so that the existing as well as the proposed landscaping will help soften 
and screen the house.  There is minimal cut and fill with the proposed project, as the project 
is designed to use the cut from the pool to fill in the backyard to raise the ground level one 
foot.  

The construction of the proposed residence, the removal of the trees and associated outdoor 
space complement the topography of the site, there is minimal cut and fill required for the 
construction, and therefore creation of the residence and associated improvements are in 
substantial conformance with this finding. 

Relationship between structures and the site.  There should be a balanced and 
harmonious relationship among the structures on the site, between the structures and 
the site itself, and between the structures and those on adjoining properties.  All new 
buildings or additions constructed on sloping land should be designed to relate to the 
natural land-forms and step with the slope in order to minimize the building mass 
and bulk and to integrate the structure with the site. 
The project proposal maintains a balanced and harmonious relationship between the 
structure and its site and adjoining properties because the proposed new residence and 
garage have been designed to relate to and fit with the adjacent properties and the slope of 
the land.  The new house is designed in a manner as to minimize the building mass and 
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bulk on this site as the home is proposed in the location of the existing home and the project 
utilizes the existing driveway and retaining walls.  

Minimizing bulk and mass. 
A.  All new structures and additions should be designed to avoid monumental or 
excessively large dwellings that are out of character with their setting or with other 
dwellings in the neighborhood.  All buildings should be designed to relate to and fit 
in with others in the neighborhood and not designed to draw attention to themselves. 
The residence is designed to avoid appearing monumental or excessively large in size.   The 
home is proposed in a similar footprint to what exists now, although larger, the design is 
in character with the neighborhood.  The design of the home relates to and fits in with the 
others in the neighborhood as there is a mix of homes along Cliff Road and Belvedere 
Avenue.  The residence is not out of character with the setting or the neighborhood and is 
designed to not draw attention to itself. There are a mix of modern and traditional homes 
on Cliff Road and the modern home fits in well with the neighborhood. The proposed 
materials and rooflines are in character with the setting, the proposed residence and garage 
appear in character with the mixed architectural style of the dwellings in the neighborhood.   

B.  To avoid monotony or an impression of bulk, large expanses of any one material 
on a single plane should be avoided, and large single plane retaining walls should be 
avoided.  Vertical and horizontal elements should be used to add architectural 
variety, to break up building planes, and to avoid monotony. 
The proposed project is designed so that it does not include large expanses of any one 
material, although the project has a lot of glass, there are a variety of materials that will 
add to architectural interest and will help break up building planes.  

The house is designed with horizontal elements in different materials that add architectural 
variety which break up the building planes and avoids monotony.  

Further, the proposed residence and garage would not increase the impression of bulk due 
to its location on the lot and the existing landscaping as well as the proposed new landscape 
plan.   

Materials and colors used.  Building designs should incorporate materials and colors 
that minimize the structures visual impacts, that blends with the existing landforms 
and vegetative cover, that relate to and fit in with structures in the neighborhood, and 
that do not attract attention to the structures themselves.  Soft and muted colors in 
the earthtone and woodtone ranges are preferred and generally should predominate.  
Trim and window colors should be compatible with and complementary to the other 
building colors. 
The building design and materials minimize visual impact, blend with the landform and 
neighborhood, and do not draw attention to the structure themselves.  The house is 
proposed board-formed concrete finish on all retaining walls along with brushed basalt 
finish stone pavers on all pathways, patios, and terrace wall surfaces. The exterior walls of 
the new home are shown to be clad in resilient wood 1 x 8 IPE siding. All metals, including 
windows, sliding doors, sun canopy, and fascia materials, are shown to have an applied 
dark anodized finish. Guardrails are to have a brushed stainless-steel finish with tempered 
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glass infill panels. Each building material appears to be durable and appropriate and should 
be compatible with and complement the materials and colors of the nearby homes in the 
immediate vicinity. 

Fences and screening. 
A.  Fences and physical screening should be located so as to be compatible with the 
design of the site and structures as a whole, should conceal and screen garbage areas, 
mechanical equipment, and structural elements from public view, should preserve 
privacy between adjoining dwellings, where practical, and should not significantly 
block views. 
There are no new fences proposed with this project, the garbage will be kept at the top of 
the driveway out of view from Cliff Road.  

Privacy.  Building placement, and window size and placement should be selected to 
give consideration to the privacy of adjacent buildings. 
Given the location of the proposed home on the lot, and the location of lot on Cliff Road, 
the windows will be not be visible to the neighbors.  Window placement and privacy 
screening has been proposed to give consideration to privacy.  All reasonable consideration 
has been given to preserve privacy, and there are large trees proposed to mitigate the noise 
and to provide privacy.  The project also proposes landscaping to screen the house, and 
outdoor spaces in consideration of the neighbor’s privacy.   

Drives, parking and circulation.  Walkways, driveways, curb cuts and off-street 
parking should be planned and designed so as to minimize interference with smooth 
traffic flow, to encourage separation of pedestrian from vehicular traffic, and to be 
as safe and convenient as is practical.  They should not be out of relationship with the 
design of the proposed buildings and structures on the site, and should not intrude on 
the privacy of, or conflict with the appearance or use of neighboring properties.  
The applicant is proposing to utilize and widen the existing driveway connecting the 
property to Cliff Road, which crosses the front of the property. Although the widening of 
this driveway will help in providing better vehicular maneuvering turnaround space and 
add one additional onsite parking space in general, any change to both the pedestrian safety 
and traffic flow currently experienced along this section of Cliff Road will probably be 
negligible. 

Exterior lighting, skylights, and reflectivity.  Exterior lighting should not create glare, 
hazard, or annoyance to neighboring property owners or to passersby. Lighting 
should be shielded and directed downward, with location of lights coordinated with 
the approved landscape plan. Skylights should not have white or light opaque exterior 
lenses.  
The applicant proposes exterior lighting that will not create glare, hazard or annoyance to 
neighboring properties or to passerby’s; as conditioned, all proposed light fixtures are 
shielded and or directed downward.  
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Consideration of nonconformities.  The proposed work shall be viewed in relationship 
to any nonconformities, as defined in Title 19, and where it is determined to be feasible 
and reasonable, consideration should be given to conditioning the approval upon the 
mitigation or elimination of such nonconformities. 
The proposed house will exceed the allowable floor area. The findings for Exception to 
Total Floor Area can be made, it is not feasible or reasonable to eliminate any 
nonconformities.   

Landscape plans -- Purpose.   
A. Landscape plans should be compatible with the character of the site and 
surrounding developed properties. Native or natural appearing vegetation, with 
generally rounded, natural forms, should be placed to appear as loose, informal 
clusters. B. Landscape plans shall include appropriate planting to soften or screen the 
appearance of structures as seen from off-site locations and shall include appropriate 
screening for architectural elements, such as building foundations, deck supports, 
and retaining walls, that cannot be mitigated through architectural design. C. 
Landscape plans should provide privacy between properties. Choice of landscape 
materials should take into consideration the future impact which new planting may 
have in significantly obstructing views from nearby dwellings. 
The proposed project includes a combination of existing landscaping to remain and new 
landscaping.  The majority of the healthy trees will remain. The extensive landscape plan 
will provide screening and softening of the proposed house and garage. The landscaping is 
in substantial conformance with this finding as it includes natural and native vegetation, is 
compatible with the character of the site and the surrounding properties, and is designed to 
provide screening of architectural elements.  

Landscape Plans – Materials. A. Plant materials native to northern California and 
Marin County, and those that are drought-tolerant are encouraged. Evergreen 
species are encouraged for use in screen planting situations. Because of high water 
usage, turf areas should be minimized and narrow turn areas, such as in parking 
strips, should be avoided. B. Landscape plans should include a mix of fast and slow 
growing plant materials. Fast growing trees that have a short life span should be used 
only when planted with others which reach maturity at a later age.  C. Landscape 
plans should include water conserving irrigation systems. Plant materials should be 
selected so that once established, much of the major site landscaping would survive 
solely on rainfall.  
The proposed landscape is in substantial conformance with this finding. The project 
proposes many shrubs, perennials and vines that will screen the home from the neighbors 
above.  The plants proposed are low water use and include slow and fast growing species.  



OTY OF BELVEDERE 

RESOLUTION NO. 2020 

A RESOLUTION OF THE CITY OF BELVEDERE GRANTING AN EXCEPTION 
FROM SECTION 19.52.115 OF THE BELVEDERE MUNICIPAL CODE FOR THE 

PROPERTY LOCATED AT 30 CLIFF ROAD 

WHEREAS, a proper application has been submitted for an Exception to Total Floor Area from 
the zoning provisions of the Belvedere Municipal Code to permit a maximum floor area of 4,533 
square feet where 3,310 square feet currently exists and 3,819 square feet is permitted at 30 Cliff 
Road, and 

WHEREAS, the project has been detennined to be exempt from the California Environmental 
Quality Act (CEQA), pursuant to Section 15303 of the CEQA Guidelines; and 

WHEREAS, the Planning Commission held a duly noticed public hearing on the requested Floor 
Area Exception on January 19, 2021; and 

WHEREAS, the Planning Commission made each and every one oft he following findings of fact, 
as required by section 19 .52.120(A)( 1) of the Belvedere Municipal Code: 

a. That primary views from adjacent properties, as well as from the street, are not 
significantly impaired by the additional square footage. 

Primary views from adjacent properties and the sh·eet are not significantly impaired by 
the additional squaTe footage. The General Plan, p. Ill , defines a Primary View as, 
"views of Mt. Tamalpais, San Francisco Bay and its environs, bridges, and the 
sunounding hills of Tiburon or Belvedere Island as seen from inside the public or 
common areas of the home." The new home has been designed to reduce the bulk and 
mass of the home. There are two building masses with a transparent entry. The home 
steps down the hillside, and the roof of the proposed house is lower than the existing 
tuiTet roof. The home has been designed so that none of the windows will impact the 
neighbors' privacy. The view from the sh·eet will not be blocked; given the location of 
the lot on the private road. 

The impact of the new home will be minimal from the street as well as from the adjacent 
properties. 

The new home conforms to the allowed height requirements for the R-15 Zoning 
district, and the home has been designed to follow the development pattern of the 
sUITounding neighborhood. 

b. That there are unusuaJ characteristics applicable to the parcel which minimize 
the impact of a greater floor area. 

The site has unusual characteristics that minimize the impact of the additional square 
footage. The unusual characteristic of the property that minimizes the impact of the 
proposed greater floor area is that the roadway easement is removed from the total lot 
area. If the roadway easement were included in the total lot area the project would not 
necessitate an Exception to Total Floor Area. Additionally, the lot is very steep, and 
the home was designed around the existing driveway and retaining walls to prevent 
excessive grading and the home is stepped down the hill. The impact of the additional 
square footage is not significant given the unusually steep lot. 

ATTACHMENT 4 
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c. That the proposed structure(s) are appropriate in mass, bulk, and character for 
the parcel, the neighborhood, and the zoning district, and meet(s) all design review 
criteria. 

The project meets all Design Review criteria and it fits in with the size, scale, and mix 
of classic and modem-style homes in the R-15 Zoning District. The new dwelling and 
garage fit in well to the character of the existing neighborhood. Although there are 
many older homes on Cliff Road, there are also newer, more modern homes as well. 
The project proposes an attractive dwelling that is appropriate in te1ms of mass, bulk 
and character for the neighborhood. 

d. That the additional square footage will not substantially reduce the privacy 
otherwise available to residents of adjoining properties. 

The additional square footage will not substantially reduce the privacy otherwise 
available to residents of the adjoining properties. Specifically, the proposed single
family residence is designed to incorporate the existing, established landscaping to 
provide privacy to the adjacent neighbors. The incorporation of new landscaping and 
will not result in a substantial impact of privacy that otherwise would be available for 
residents of the adjoining properties. Additionally, the project is designed to slope 
down with the land, ensuring privacy to neighbors. 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Belvedere does hereby grant an Exception to Total Floor Area to allow a maximum floor area of 
4,533 square feet where 3,310 square feet cunently exists, and 3,819 square feet is permitted at 30 
Cliff Road. 

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission held on 
January 19, 2021 by the following vote: 

AYES: 

NOES: 
ABSENT: 
RECUSED: 
ABSTAIN: 

APPROVED: __________________________ __ 

Peter Mark, Planning Commission Chair 

ATTEST: ________________ __ 
Beth Haener, City Clerk 
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P . t Add 30 Cliff Road roJeC ress: ____________ _ 

APPLICATION FOR DEMOLITION PERMIT 
CITY OF BELVEDERE • PLANNING COMMISSION 

450 SAN RAFAEL AVE • BELVEDERE, CA 94920-2336 
PH. 415-435-3838 • FAX415-435-0430 • WWW.CITYOFBELVEDERE.ORG 

FOR STAFF USE ONLY 

Rec'd. by: __ _ Amount: 
/1 J<-/LI Receipt No.: __ _;/ __ _ 

'0\:f~@"qtm.Jcel No: ________ _ Zone: --------------

f 13 dredcre 
To BE COMPLETED BY APPLICANT 

Address of Property: 3° Cliff Road ---- ----------------------
Type of Property: Single Family Residential, R-15 Zone 

Record Owner of Property: Ben and Devorah Jacoby 
Mailing 29 Via San Fernando Daytime Phone: _4_1_5_.2_6_5_.8_3_6_5 _____ _ 
Address: Tiburon, CA 94920 Fax: 

---~-~----------

Email: benjacoby@earthlink.net 

Owne~s Representative: _R_e_g_a_n_B_ic_e_A_r_c_h_n_ec_t_s ______________ ____ ~ 

Mailing 950 Grayson Street Daytime Phone: _5_1_0_·5_4_9_·1_4_9_9 _____ _ 
Address: Berkeley, CA 94710 Fax: 510.845.1901 

Email: debra@reganbice.com 

Square Footage of Structure to be Demolished: _3_3_1_0_s_q_tt_. ____________ _ 

1. Name of demolition contractor and state contractor license number: Hurricane Hauling, Lie# 746531 

2. Location where demolition debris will be disposed of: Marin Resource Center 

3. Size, location, and duration for debris boxes to be placed on City streets: ---------
No boxes on city streets. All off haul by truck. 

4. Route(s) to be taken by demolition trucks into and out of the City:------------
San Rafael Avenue to Golden Gate to Cliff Road 

Demolition Permit Application • Pag( ATTACHMENT 5 
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P . Add 30 Cliff Road roJect ress: _______ ____ __ _ 

5. Size/Type of trucks used to haul demolition material: _2_6_K_G_v_w ____________ _ 

6. Estimate of cubic yards of demolition material to be removed: --------------
C&D: 500 cubic yards, Concrete and Brick: 70 yards 

7. Proposed development plan and development timetable for the site once demolition is completed: 
Construction after demolition is projected to be May 2021. 

8. Period of time demolition is expected to take: _--=.2.!.!m~o~nt~h~s _______________ _ 

9. Size and location of trees or other vegetation and location of any drainage system to be removed in 
conjunction with the demolition: Please see Civil and Landscape drawings. 

10. Erosion, sedimentation, and /or drainage control plans for the site following demolition: ~---
Containment fence with silt fence at bottom of site. Installation of jute netting and straw wattles on hillside. 

Please see Civil drawings for more information. 

None. 11. Relocation provision for tenants, if any, occupying. building to be demolished: --------

12. Year building to be demolished was constructed: _1_9_6_5 ____________ ___ _ 
None. 13. Official designation of historical or architectural significance, if any: ___________ _ 

14.0ther: ----- ----------------------------------------------

Note: The demolition contractor will be required to provide the City with a certificate of worker's 
compensation insurance and may be required to post a bond. The contractor must also secure a City 
of Belvedere business license before the actual demolition permit can be issued by the Building Official. 

I, the undersigned owner of the property herein described (or owner representative, as authorized by 
completion of a Statement of Ownership and Designation of Representative), hereby make application 
for the demolition permit requested, and I hereby certify that the facts, statements and information 
presented herein and in the attached exhibit(s) are true and correct to the best of my knowledge and 
belief / 

1 h~ (l /1 
Signature: __ ~L~-~~~---1 ___________ _ 

f/ 

Name: Ben Jacoby 

Date: 1 0/26/20 

Demolition Permit Application • Page 2 of2 • City of Belvedere 
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Project Address :_---=-30=--C-=-I=iff'"""'R..:..:o=-=a=-d _ _ ____ _ 

APPLICATION FOR DESIGN REVIEW 
CITY OF BELVEDERE • P LANNING DEPARTMENT 

450 SAN RAFAEL AVE • BELVEDERE, CA 94920-2336 
PH. 415-435-3838 • FAX 415-435-0430 • WWW.CITYOFBELVEDERE.ORG 

FOR STAFF USE ONLY 

Date: ___ _ ______ Rec'd. by:-------- Planning Comm. Approval 0 

Amount:-------- Receipt No.: _ _ ___ _ _ 
Design Review Exception 0 
Staff Approval 0 

Parcel No.:--------------- Zone: ______________ ___ 

Located in Flood Zone 0 AE OVE 0 N/A 

SECTION 1 • PROJECT SUMMARY 

Does this project have an active building permit? No Iii Yes 0 Permit No.: 

Is this property adjacent to a City Owned Lane? No Iii Yes 0 
Is there an Existing Revocable License for this property? No [ij Yes 0 Lie# 

Does this project have Planning Commission approval? No Iii Yes 0 

Address of Property: 30 Cliff Road APN: 060-221-44 

RecordOwnerofProperty: __ ~B~en~an~d~D~e~v~o~ra~h~J~a~co~b~v~---------------------------------------
Mailing 

Address: 

29 Via San Fernando 

Tiburon, CA 94920 

Daytime Phone: __ .;!.41~5:.:.:.2~6:::.5.:.:::8~36:::::5:....._ _____ _ 

Fax: -----------------------------------
Email: benjacoby@earthlink.net 

Owner's Representative: __ ...:.R~e<.::lg~a!.!.n~B:!::ic::::e...:;A!!.;rc::::.h~it~ec~t~s ---------------------------------------------
Mailing 950 Grayson Street Daytime Phone: ~51.!.loo~.5.!.:4~9.<-!. 1..::l:4,.,99"---~ce~ll~: >!.51!..lo0~.3""3::2~.6..w19=9 

Address: Berkeley, CA 9471 o Fax: 510.845.1901 

Email: __ __::d:::;eb:::..:.r.::.a.:::®:..:.:re::.oga.:a:;.:n.::.bi:.:::c:::;e . .::.co::.:m.:..;_ ____________ _ 

Project Description:--------------------------------

-This application is for the demolition of an existing 1965 house and the construction of a new single family residence.--
The proposed house limits grading and impact to surrounding vegetation by maintaining the existing retaining walls 

-and driveway. In an effort to break up the proposed building mass, the house is designed as smaller masses 
_separated by a glass core. Similarly the height of the structure is stepped back and walkways cantilevered to reduce _ _ 

the impact of the building's height. The house design has taken into consideration comments by uphill neighbors to 
_Jim it the bulk and height of the new structure and use the lower minor ridge line of the existing house as a design 

parameter. 

Design Review Application • Page 1 of9 • City ofBelvedere 
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Project Address:__,s<!:Oo'->C"-"Ii,..tt_,_R,o.,..ad,__ ______ _ 

ZONING PARAMETERS: 
Required Existing 

Lot Area ............. . . 13.740.5 gross sqlt., 11,573 sqft 
15,000 sgft. excluding road easeent 

Lot Coverage .......... . 

T otaf Floor Area . . .. . . . 

Structure: 3472 30% Max. Structure: 2020 sqft., 17.5% 
Grow 5786 5 50% Max Gross· 4868 SQfl 421% 

3,819.09 sgft., 33% Max. 3310 sgft., 28.6% 
Front Yard Setback . .. . 

10'-0", Min. 104'-7" 
WEST Left Sideyard Setback . .. . 6'-4 1 /2", Min. 15'-0 1/2" 
EAST Right Sideyard Setback ... . 

6'-4 1/2" Min. 4'-7 1/2" 
Rear Yard Setback .... . 

20'-0" Min. 46'-4" 
Building Height Maximum .. . 

36'-0", with a slope> 30% 35'-8" 
Building Height Average .. . 28'-0" Max. 27'-6" 
Parking Spaces ...... . 

2 

Proposed 

No Change 
Structure: 2418, 21% 
Gross·47425 41% 

4533 sqft., 39.2% 

87'-4" 

11 '-10" 

6'-9" 

31'-3" 

36'·0" 
25'-3" 

SECTION 2 • ENVIRONMENTAL INFORMATION REQUIRED BY CEQA 

(To Be Completed by Applicant) 
Date Filed: __ __,D""e""c""e""m""b""er'-1'-'4:..t..=2""02""0.__ _________ _ 

General Information 
I. Name and address of developer or project sponsor: __.e ... e""o'-'a .... n""d_,D""e"'v""'orl..li!alllh_,J,..ac..,o""'b~y-__________ _ 

2. Address of project: 30 Cliff Road, Belvedere, CA 

3. Name, address, and telephone number of person to be contacted concerning this project: ______ _ 

Regan Bice Architects. Debra Contreras. cell510.332.6199, debra@reganbice.com 

4. Indicate number of the permit application for the project to which this form pertains: _..w_ _____ _ 

5. List and describe any other related permits and other public approvals required for this project, including 
those required by city, regional, state and federal agencies:--------- - - - ------

Demolition Application, Variance Application. Floor Area Exception Applicaiton 
6. Existing zoning district: _...;..R.:..·.:....:15;....._ ___________________________ _ 

7. Proposed use of site (Project for which this form is filed): New single family residence 

8. Year built: _ __.:..:19""'6""'5 __ _ Original architect: Jack S. Heidelberg 

Project Description 
9. Site size. ---!1-"15""7""3~.o~s~tt~. ------------------------------

10. Squarefootage. _4~5~3~3~s~ft~·-----------------------------
11. Number of floors of construction. _3=-..!.:;flo:::.:o::..:.rs:::...... _______________________ _ 

12. Amount of off-street parking provided. __;3,__ _ ______ _ _____________ _ 

13. Plansattached? ___ Y~e~s-----------------------------------------------------------
14. Proposed scheduling. Construction Start May 2021, Construction Completion October 2022 

D esign Review Application • Page 2 of9 • City ofBelvedere 
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Project Address: _ __,3:.:::0__,C""Ii.!.!.ff-'--'R""'oa,d,___ _____ _ 

15. Associated projects, such as required grading or staging. No associated projects. 

16. Anticipated incremental development. --'-'N""o"'"ne,.__ _____________________ _ 

17. If residential, include the number of units, schedule of unit sizes, range of sale prices or rents, and type of 

household size expected. 1 single family residence, 1 aoo sqft ADU 

18. If commercial, indicate the type, whether neighborhood, city or regionally oriented, square footage of sales 
area, and loading facilities. ------------------------------

19. If the project involves a variance, conditional use or rezoning application, state this and indicate clearly why 
the application is required. Variance required to allow reconstruction of existing retaining wall and new 

pool deck over 4'-0" in height within a setback. 
Are the following items applicable to the project or its effects? Discuss below all items checked yes 
(attach additional sheets as necessary). 

20. Change in existing features of any bays, tidelands, beaches, or hills, or substantial alteration of 
ground contours. 

21. Change in scenic views or vistas from existing residential areas or public lands or roads. 
22. Change in pattern, scale or character of general area of project. 
23. Significant amounts of solid waste or litter. 
24. Change in dust, ash, smoke, fumes or odors in vicinity. 
25. Change in ocean, bay, lake, stream or ground water quality or quantity, or alteration of existing 

drainage patterns. 
26. Substantial change in existing noise or vibration levels in the vicinity. 
27. Site on filled land or on slope of 10 percent or more. 
28. Use of, or disposal of potentially hazardous materials. such as toxic substances, flammables or 

explosives. 
29. Substantial change in demand for municipal services (police, fire, water, sewage, etc.). 
30. Substantially increase fossil fuel consumption (electricity, oil, natural gas, etc.). 
31. Relationship to a larger project or series of projects. 
32. Changes to a structure or landscape with architectural or historical value. 
33. Changes to a site with archeological or cultural value such as midden soil. 

Environmental Setting 

Yes 
0 

0 
0 
0 
0 
0 

0 
Iii 
0 

0 
0 
0 
0 
0 

No 
ril 

[i) 

[i) 

00 
[i) 

00 

fi1 
0 
[i) 

ril 
@ 
[i) 

[i) 

[i) 

34. Describe the project site as it exists before the project, including information on topography, soil stability, 
plants and animals, and any cultural, historical or scenic aspects. Describe any existing structures on the 
site, and the use of the structures. Attach photographs of the site. Snapshots or Polaroid photos will be 
accepted. 

The proposed house is located on a tear-shaped and steeply down sloping lot, studded with oak and cypress trees. The 
-design is predicated on maintaining the majority of existing retaining walls and driveway, and preserving the majority of 
-screening vegetation. Located similar to the existing structure, the proposed house utilizes the existing car turnaround as pool -

terrace and garden. Please see attached photos of the site and existing house. 

35. Describe the surrounding properties, including information on plants and animals and any cultural, historical 
or scenic aspects. Indicate the type of land use (residential, commercial, etc.), intensity of land use (one-
family, apartment houses, shops, department stores, etc.), and scale of development (height, frontage, set-
back, rear yard, etc.). Attach photographs of the vicinity. Snapshots or Polaroid photos will be accepted. 

An Image of the existing neighborhood and site context has been submitted to show scale of existing homes. 
-A rendering of the proposed project is included to demonstrate the impact the proposed house will have on the 

neighborhood. 

Design Review Application • Page 3 of9 • City ofBelvedere 
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Project Address:_~30::_C:::ocl"""iff'-'-R.:.::o""a.=..d ______ _ 

SECTION 3 • ESTIMATE OF TIME FOR CONSTRUCTION 

For Design Review applications not requiring a building permit this section does not apply. Design 
Review approvals expire twelve (12) months from the date of approval unless granted a longer duration 
by the Planning Commission. 

This Section advises you of the Time Limit Guidelines that are applied to all Design Review applications 
that require a building permit as prescribed by Section 20.04.035 of the Belvedere Municipal Code. 
B. Construction Time Limit Required. This Chapter shall apply to any project for which a design 
review approval is required, any project requiring a building permit with an estimated construction value 
of $50,000 or greater, and/or any landscaping project with an estimated construction value of $50,000 
or greater that is associated with a building permit. As part of any application for design review, the 
applicant shall file a reasonable estimate of the cost of the proposed project, and based thereon, a 
construction time limit shall be established for the project in accordance with the guidelines set forth in 
Subsection C of this Section. The maximum time for completion of project shall not exceed six months 
for additions and remodeling up to $100,000 in value; 12 months for construction up to $500,000 in 
value; and 18 months for construction valued at more than $500,000. Failure to complete construction 
in the agreed upon time will result in fines ranging from $600 per day to $1200 per day with a $300,000 
maximum penalty. Application for an extension of the prescribed time limit can be made providing 
certain conditions are met. The maximum extension is 6 months. The time for completion of the 
construction shall also be indicated on the building permit. 

In the space provided below please indicate the estimated project valuation. 

Estimated cost of construction: $_-=3=.s=o=o=oo=o'----------------
Based on the above estimated project valuation, check one of the following Time Limit Guidelines that shall apply 
to your project: 

0 1. For new construction, the demonstrable value of which is estimated to be less than $500,000. 
Construction shall be completed twelve (12) months from the commencement of work following the 
issuance of the building permit. 

IXl 2. For new construction, the demonstrable value of which is estimated to be more than $500,000. 
Construction shall be completed eighteen (18) months from the commencement of work following the 
issuance of the building permit. 

D 3. For additions, alterations, modifications and repairs, the demonstrable value of which is estimated at 
less than $100.000. 
Construction shall be completed six (6) months from the commencement of work following the 
issuance of the building permit. 

D 4. For additions, alterations, modifications and repairs, the demonstrable value of which is estimated at 
less than $500.000. 
Construction shall be completed twelve (12) months from the commencement of work following the 
issuance of the building permit. 

D 5. For additions, alterations, modifications and repairs, the demonstrable value of which is estimated at 
more than $500,000. 
Construction shall be completed eighteen (18) months from the commencement of work following the 
issuance of the building permit. 

Design Review Application • Page 4 of 9 • City of Belvedere 
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Project Address:~3:.::.0-=C=Iiffc.:....A:...:.:o:::.::a=d ___ ___ _ 

For those projects that do not fall under any of the above Time Limit Guidelines or that wish to exceed 
the time limit that was approved by the Planning Commission, the following is the "Extension of 
Construction Time Limit" process (BMC Section 20.04.035(D): 

D. Extension of Construction Time Limit. 
1. An applicant may request a construction time limit extension at the 

time of the design review hearing or after the issuance of a building permit. An applicant 
is limited to one construction time limit extension per project. 

2. The Planning Commission has the authority to grant, conditionally 
grant, or deny a time limit extension request made at the time of a design review hearing 
based on the reasonable anticipation of one or more of the factors in this Subsection. 
The Planning Commission's decision may be appealed in writing to the City Council. 

3. The extension committee has the authority to administratively 
grant, conditionally grant, or deny a time limit extension request made after the issuance 
of a building permit based on one or more of the factors in this Subsection. The 
extension committee shall eonsist of the City Building Official , the Director of Planning 
and Building, and the Public Works Manager, who shall meet with the project contractor, 
architect and, at the applicant's option, a representative or the applicant. The extension 
committee shall review the extension request within 10 working days of receiving a 
complete application. Within 10 working days of receiving the decision, the applicant 
may appeal the extension committee's decision to the Planning Commission and the 
Planning Commission's decision to the City Council. All appeals shall be scheduled 
within a reasonable time of the receipt of the appeal. 

4. An application for a construction time limit extension shall be 
accompanied by complete working drawings for the construction, a written explanation of 
the reasons for the requested extension, any other information requested by Planning 
staff, and a fee as established by City Council resolution. 

5. Projects with an initial 18-month construction time limit may 
receive a maximum 6-month extension for a total time limit of 24 months. Projects with 
an initial 6 or 12-month construction time limit may receive an extension, provided that 
such extensions do not result in a total construction time limit exceeding 18 months. 

6. Landscaping Extension. When landscaping work, which was approved 
as part of a larger construction project, is delayed because of inclement weather, the 
applicant may file with the City Manager for an extension to complete the landscaping 
work. The request must be filed prior to, and may not exceed 30 days beyond, the final 
building inspection approval , issuance of an occupancy permit, or expiration of the 90-
day landscaping time limit granted per Subsection C2 above, whichever occurs later. 
The City Manager shall grant said extension only if, in his or her opinion, such extension 
is warranted because of delays caused by inclement weather. 

7. Construction Time Limit Extension Factors. Requests for 
construction time limit extensions shall be determined based on one or more of the 
following factors: 

a. Site topography 
b. Site access 
c. Geological issues 
d. Neighborhood considerations 
e. Other unusual factors 
f. Extreme weather events 
g. Unanticipated discovery of archeological resources 
h. Other conditions that could not have been reasonably 

anticipated at the time of project application 
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Project Address:~so~c~n!!!.tt.!.!R~oai!l:id'---------

SECTION 4 • ACKNOWLEDGEMENT OF HOURLY BILLING COSTS 

This Section advises you of the costs that may be involved in processing Planning-related applications 
and/or appeals. You are hereby requested to acknowledge this information and agree to be 
responsible for all expenses incurred in the processing of your application(s)/appeal(s). 
As the property owner/appellant, you agree to be responsible for the payment of all costs, both direct 
and indirect, associated with the processing of the applications(s)/appeals(s) referenced below. Such 
costs may be incurred from the following source: 

Hourly billing costs as of July 1, 2018, (subject to change without notice): 
Director of Planning & Building $ 85.00 
Associate Planner $ 59.00 
City Attorney $ 240.00 
Specialized Planning Consultant Actual costs + 25% overhead 

For all applications and appeals, an initial deposit is required at the time of submittal , with the amounts 
determined by City Council resolution. In addition to the initial deposit, the property owner/appellant 
may be required to make further deposits for anticipated work. Invoices are due and payable within 15 
days. Application(s) /or appeal{s) will not be placed on an agenda until these deposits are received. 

SECTION 5 • ACKNOWLEDGEMENT OF RESPONSIDILITY 

This Section applies to all projects that receive design review. To avoid misunderstandings regarding 
changes to building plans that have received Design Review, please read and acknowledge the below 
information. To help your project proceed in an expeditious and harmonious manner, the City of 
Belvedere wishes to inform you of several basic understandings regarding your project and its 
approval. By you and your representative signing this document, you are acknowledging that you have 
read, understand, and will comply with each of the points listed. 
1. Once Design Review approval has been granted, construction plans may be submitted to the City. 

The construction plans shall be identical to the plans approved for design review. (BMC 
§20.04.010). Deviations from the plans approved for Design Review cannot be approved except by 
an amendment to the Design Review approval. It is the applicants' responsibility to assure 
conformance, and the failure of staff to bring nonconformities to the applicants' attention shall not 
excuse the applicant from such compliance. 

2. Comments from City staff regarding the project shall neither be deemed official nor relied upon 
unless they are in writing and signed by the City Manager or his designee. 

3. Without the prior written approval of the City, construction on the project shall not deviate in any 
manner, including but not limited to form, size or color, from approved construction plans. If at any 
time during construction, and without such written approval, construction on the project is found by 
a member of City staff to deviate from the approved construction plans in any manner, an official 
STOP WORK ORDER will be issued by the City, and there shall be a total cessation of all work on 
the project. 

4. If such a STOP WORK ORDER is issued, the City may initiate proceedings to impose 
administrative penalties or nuisance abatement proceedings and issue an order to show cause, 
which will compel the undersigned property owner to appear before the City Council and show 
cause why the work performed does not deviate from the approved plans and why such work 
should not be condemned as a public nuisance and abated. (Authority: Belvedere Municipal Code 
Chapters 1.14 and 8.12) 
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Project Address:__,s""o_,C=Iiff"-'-"Ro.._.a.,.d ___ _ _ _ _ 

SECTION 6 • ADDITIONAL lNFORl\1A TION FOR APPLICANTS 

Story Pole Requirement 
Preliminary Story Poles sufficient to indicate the height and shape of the proposed structure or 
additions shall be placed on the site at least twenty (20) days prior to the first meeting date at which 
this application will be heard. Final Story Poles must be placed at the site at least ten (10) days prior 
to the first meeting date and removed no later than ten (1 0) days following the final city action on the 
project application. Story poles shall be connected at their tops with colored tape or ribbon to clearly 
indicate ridges, eaves, and other major elements of the structure. 
Limit on the Number of Administrative and Planning Commission Design Review Approvals 
Pursuant to Belvedere Municipal Code Section 20.04.020(8).(1 )(a), for a site or structure with no 
existing active Design Review approval, during any twelve-month period, an applicant may obtain up to 
four administrative approvals, which may be in the form of either Staff Approval, Design Review 
Exception, or a combination of the two. However, there is no limit to the number of times an applicant 
may apply for Planning Commission Design Review. Any such administrative or Planning 
Commission Design Review approval(s) shall be valid for a period of twelve (12) months from 
the date of approval, unless a building permit has been issued for the project within said twelve 
(12) month period, in which case the Design Review approval shall be valid as long as there is 
an active building permit for the project. 
Once a project has been approved by Planning Staff or the Planning Commission, administrative 
approvals to amend the existing active Design Review approval for that project shall be limited to three 
such approvals at any time during the lifetime of the underlying Design Review approval, plus one such 
approval during the process of obtaining final inspection approval of the project. Any such 
administrative approval(s) granted shall NOT extend the twelve (12) month term, of the 
underlying Design Review approval, or the building permit construction time limit if a building 
permit has been issued for the project. 

STATEMENT OF PROPERTY OWNERSHIP, 
CERTIFICATION OF APPLICATION, & DESIGNATION OF REPRESENTATIVE 

All property owners must complete and sign the section below which is applicable to your property. 

Street address of subject property: _.s""o_,Cmliff!J...LlRo""'a.,.,d'----------------- - - --

Assessor's Parcel No(s). of subject property: ....l,o!.!,!s~o-~22=..!1!..:..:·44=-----------------

> Properties Owned by a Trust, LLC, Corporation, Partnership, or Other Entity 

Please provide proof of ownership and of the signer's authority to enter into contracts regarding this 
property. One or more of the following documents may contain the necessary information. 

• For Trusts: the Trust Document or a Certificate of Trust, including any attachments thereto; 
Property Deed; Certificate of Title Insurance. 

• For other entities: Articles of Incorporation; Partnership Agreement; Property Deed; 
Certificate of Title Insurance; written certification of facts by an attorney. 

Photocopies are acceptable. To ensure privacy, documentation will be shredded in a timely manner, 
or, upon request, returned to the applicant. 
I, , state under penalty of perjury under the laws of 
the State of California that the above-described subject property is owned by a Trust, LLC, Corporation, 
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Project Address:_ 3..,0....,C...,Iw.iff ..... B ... o..,ad.....__ _____ _ 

Partnership, or other entity and that my signature on this application has been authorized by all 
necessary action required by the LLC, Corporation, Partnership, or other entity. 

I hereby make application for approval of the design review requested. I have read this application and 
hereby certify that the statements furnished above and in the attached exhibits present the data and 
information required for the design review and initial environmental evaluation to the best of my ability, 
and that the facts, statements and Information presented are true and correct to the best of my 
knowledge and belief 

I agree to be responsible for all costs incurred in connection with the processing of my application and 
appeals, if any. And I agree to be bound by Section 5, "Acknowledgement of Responsibilities," above 
and representations one through four contained therein. 

In the case of an application for revocable license, I agree that, upon approval by the City Council of the 
revocable license requested, I will promptly execute a license drafted by the City, have it notarized, and 
return it to the City so that it may be recorded. 

I understand that the contents of this document are a Public Record. If more than one signature is 
required by the owner entity to make this application, please have all signers sign below. 

Signed this ____ day of _______ , 20_ , at Belvedere, California. 

Signature ____________ _ Signature._---------------

Title(s) _ ___ _ _______ _ Title(s) ______________ _ 

0 Trustee(s) 0 Partners: 0 Limited or 0 General 0 Corporation 0 Other _____ _ 

Name of trust, LLC, corporation, or other entity:-------------------

> Properties Owned by Individuals 

I, Ben Jacoby , state under penalty of perjury under the laws of 
the State of California that I am the record owner of the above-described subject property. 

I hereby make application for approval of the design review requested. I have read this application and 
hereby certify that the statements furnished above and in the attached exhibits present the data and 
information required for the design review and initial environmental evaluation to the best of my ability, 
and that the facts, statements and information presented are true and correct to the best of my 
knowledge and belief. 

I agree to be responsible for all costs incurred in connection with the processing of my application and 
appeals, if any. And I agree to be bound by Section 5, "Acknowledgement of Responsibilities," above 
and representations one through four contained therein. 

In the case of an application for revocable license, I agree that, upon approval by the City Council of the 
revocable license requested, I will promptly execute a license drafted by the City, have it notarized, and 
return it to the City so that it may be recorded. 

I understand that the contents of this document are a Public Record. 

day of December , 20 20 , at Belvedere, California. 7 -
Signature ______ _.J-rJ..,..."'-'--h~~T-~"'-·-----:,_ ____ _________ _ _ _ 

Signed this 14th 
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Project Address: .. _:e3:::.0.::C~I iff.:..:A..!!o~a~d --------

)- Designation of Owner's Representative (Optional) 

I hereby authorize to file on my behalf any applications, plans, 
papers, data, or documents necessary to obtain approvals required to complete my project and further 
authorize said person to appear on my behalf before the Planning Commission and/or City Council. 
This designation is valid until the project covered by the application(s) is completed and finaled or until 
the designation is rescinded in writing. 

Signature of Owner:-------------------

Signature of Representative: -------- --------

Date: ________ _ 

Date: ________ _ 
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II 

Project Address:._,3~0wC.alwiff...rRll.o!Sia.l.!.d ----------

APPLICATION FOR EXCEPTION 

TO TOTAL FLOOR AREA 
CITY OF BELVEDERE • PLANNING COMMISSION 

450 SAN RAFAEL AVE • BELVEDERE, CA 94920-2336 
PH. 415-435-3838 • FAX 415-435-0430 • WWW.ClTYOFBELVEDERE.ORG 

FoR STAFF USE ONLY 

Date: ______ _ Rec'd. by: __ _ Amount: _____ _ Receipt No.: _____ _ 

Assessors Parcel No: _ _________ __ _ Zone: - - --------------

To BE COMPLETED BY APPLICANT 

AddressofProperty: ~3~0~C~Iiff~R~oa~d~--------------------------

Type of Property: Single Family Residence. R-15 zone 

RecordOwnerofProperty:_~B~e~n~a~n~d~D~e~vo~ra~h~J~a~c~ob~v~------------------------

Mailing 

Address: 

29 Via San Fernando 

Tiburon CA 94920 

Daytime Phone: __ __::::4.!-'15~.2:::::6~5~.8~36~5!._,_ _____ _ 

Fax: ----------------------------------
Email : benjacoby@earthlink.net 

Owner's Representative: Debra Contreras Regan Bice Architects 

Mailing 

Address: 

950 Grayson Street 

Berkelev. CA 94710 

Daytime Phone: office 510.549.1499 cell510.332.6199 

Fax:_~5~1~0£84~5~.1~9~0~1 _____________________ _ 

Email: debra@reqanbice.com 

ORDINANCE REQUIRES: 3819.09 sq. ft. YOUR APPLICATION HAS: 4533 sq. ft. 

As provided in Belvedere Municipal Code Section 19.52.120(1 ). I hereby apply for an exception to the 
floor area requirements in the Zoning Ordinance. I propose that the Planning Commission make the 
following findings of fact: 

1. That primary views from adjacent properties, as well as from the street, are not significantly 

impaired by the additional square footage, because:-----------------

_The views from neighboring properties are not impacted by the additional square footage because the gross lot 
area is reduced by a road easement. If the lot did not have a road easement, the floor area ratio of the house 

-would have an FAR of 33%, the maximum allowable square footage in the R-15 Zone. The additional BOO sqft. 
ADU, which is excluded from FAR calculations, is located under the main level floor, in a tall crawlspace and does 

-not impact the overall bulk of the structure. 
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Project Address: 30 Cliff Road 

2. That there are unusual characteristics applicable to the parcel which minimize the impact of a 
greaterfloorarea, because: _____________________________________________________ __ 

_ 30 Cliff Road is an irregularly shaped and sized lot for the R-15 zone. The gross lot area is smaller than the minimum 
15,000 sqft at 13,7 40.5 sqft. It is further encumbered by a road easement that makes up 2,167.5 sqft. of available lot 

-area. It the full gross lot area were able to be considered, the house FAR would be within the maximum FAR of 33% 
with an 800 sqft. ADU. 

3. That the proposed structure(s) are appropriate in mass, bulk, and character for the parcel, the 

neighborhood, and the zoning district, and meet(s) all Design Review criteria, because: _ __ _ 

--The proposed design is in keeping with the intent of the R-15 zoning ordinance. The FAR for the proposed 
structure is lower than the 4800 sqft. maximum FAR for larger lots in the R-15 zone. It is also within the 33% 

--maximum FAR for lots with and area below 15,000 sqft, if the lot area was not impacted by a road easement.-----

--Aesthetically, the proposed house is designed to minimize the bulk of the structure by separating two 
__ building masses with a transparent entry. The roof steps down with the slope of the existing grade. Where _____ _ 

possible, balconies and decks are cantilevered so that they appear to float and further minimize the bulk of 
--the building mass. 

4. That the additional square-footage will not substantially reduce the privacy otherwise available to 

residents of adjoining properties, because:---------------------

-To minimize impacts to adjoining properties, the proposed structure is located in approximately the same location as the -
existing house and Is oriented towards the view to the west and south. The roof of the proposed house is lower than the 

-ridge line and turret of the existing house and will appear less bulky. This will open views for neighbors to the east. The -
_additional square footage is not out of keeping with like homes in this zone. 

In addition, Section 19.52.120(2) includes guidelines that the Planning Commission must follow. 
propose that the following guidelines can be met: 

5. That the proposed new construction would not create a new or expand on existing nonconformity 
on the property, because: _________________________________________ ____ _ 

The proposed new construction would not create a nonconformity on the property because the size of the house is not out 
of keeping with the intent of the R-15 zoning ordinance and it has been designed with neighbor privacy and view corridors in 
mind. 
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Project Address: 30 Cliff Road 

(For purposes of this Section, floor area in the existing structure which is in excess of the requirements 
of this chapter shall not be considered to be an "existing nonconformity" on the property, and the grant 
of a floor area exception hereunder shall not be deemed to create a "new nonconformity." Additionally, 
for purposes of this section, where an applicant proposes to construct new and additional parking 
spaces, construction of parking structure or spaces within a setback shall not be deemed to create a 
nonconformity.) 

6. That the proposed new construction is not a continuation, expansion, or subsequent phase of a 

project for which one or more variances were granted, which project was completed within two 

years prior to the floor area exception application, because: ------ - - - ------

This is not applicable to the request for a floor area exception 

I, the undersigned owner of the property herein described (or owner representative, as authorized by 
completion of a Statement of Ownership and Designation of Representative), hereby make application 
for approval of the exception as requested, and I hereby certify that the facts, statements and 
information presented herein and in the attached exhibit(s) are true and correct to the best of my 
knowledge and b~ . 

Signature: ~ ,l,_ rJ~ 
o/ (/ 

Name: Ben Jacoby 

Date: 12-10-20 
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II 

Date: ______ _ 

Assessor's Parcel No: 

APPLICATION FOR 
ACCESSORY DWELLING UNIT 

CITY OF BELVEDERE • PLANNING D EPARTMENT 
450 SAN RAFAEL AVE • BELVEDERE, CA 94920-2336 

P H. 415-435-3838 • FAX 415-435-0430 • WWW.CITYOFBELVEDERE.ORG 

FOR STAFF USE ONLY 

Rec'd. by: _ _ _ Amount: _No Charge_ Project Number ____ _ 

Zone: R1--------------- -----------

SECTION 1 • PROJECT SUMMARY 

AddressofProperty:~3~0~C~I~iff~R~o~a~d ________________________ _ 

Record Owner of Property: --'=B'""e""'"n_,a"-'nd=Dc::::e..:..:vo:<.!.r""ah"-=Ja,c""'o""'by~------------------
Mailing 20 Via San Fernando Daytime Phone: --'-41.:....;5::..:.;.2::..:6~5:..:..:. 8~3:..:::6..::.5 ______ _ 

Address: Tiburon CA 94920 Email: benjacoby@earthlink.com 

Owner's Representative: Regan Bice Architects, Debra Contreras 

II 

Mailing 

Address: 

950 Grayson Street Daytime Phone: office 
510.549.1499 

cell 510.332.6199 

Berkeley CA 84710 Email: debra@reqanbice.com 

Project Description: _ _ A new 800 square foot ADU below main floor level of a proposed 
single family unit. The proposed ADU is within the footprint of the 

----------proposed single family residence. 

Zoning Parameters: 

Lot Area ..... . .. . .. . .. . 

Lot Coverage .... . . .. . . . 

Total Floor Area ... . . . .. . 

Floor Area of Accessory 
Dwelling Unit (incl. in Total 
Floor Area above) 

Front Yard Setback . . . ... . 

East Left Sideyard Setback .. . . 

WestRight Sideyard Setback ... . 

Rear Yard Setback . . . . .. . 

Building Height . . ... .. .. . 

Parking Spaces .. . .. . . .. . 

Required 

5786.5 sqft. , 50% 

3472 sqft. (30%) 

800. sqft Allowable 

10'-0" 

6'-4 1/2" 
6'-41/2" 

20'-0" 
36'-0", max. 

2 

Existing Progosed 
11 ,573 sqft. (area excludes 
roadway easement} 

4868 sqft, 42.1 % 4742.5 sqft. 41% 

3310 sqft, (28.6%) 4533 sqft.(39.2%) 

800 sqft ADU, 5,333 
NA sqft. Total 

104'-7" 87'-4" 

4'-7 1/2" 6'-9" 
15'-0 1/2" 11 '-10" 

46'-4" 31 '-3" 

35'-8" 36'-0", max. 

3 
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October 8, 2019 

30 Cliff Road, Belvedere 
Historic Architectural Evaluation 

Introduction 

RECEIVED 

OCT 2 9 2020 

City of Belvedere 

Based on general historical and architectural research re: original owner, design and designer, this 
report evaluates an existing residential property with specific regard to its historic architectural 
potential and for the information and use of the property owner in the course of an ongoing planning 
process. 

Evaluation Summary 

The subject house, identified as the Sabert and Martha Summers residence, was constructed in 
1965 and has been in the same family up to the present. From an historical perspective, it is a quite 
recent and simple resource with a basic history. This evaluation record is, therefore, 
commensurately basic, as there is little to report except for the known origins and extant character. 

In sum, the house at 30 Cliff Road has no identifiable historical or historic architectural significance: 
• As a private, single-family residence dating to the mid-1960s, there are no potentially associated 

events of historic importance. 
• There are also no direct associations to persons of identifiable historic importance, as the 

Summers are not of any identifiable historical importance. 
• The residence is not a distinctive example of a building type or architectural period or style. 

Rather, it is an anomalous example of a house of its period, as it dates to 1965 yet 
predominately embodies characteristics of any earlier period. 

• While the original 1965 design of the subject house was authored by a designer, Jack S. 
Heidelberg, who in the context of Belvedere has potential historical importance, such potential 
importance would be specific to his own Belvedere house, dating to 1935, along with an 
associated group of houses, dating from the 1940s, standing on the east shore of Belvedere. In 
the context of which this late, whimsical 1965 design is irrelevant. 

• The subject site and house do not stand amongst a group of properties that have any potential to 
form a historic grouping, setting or district. 

Summary History and Descriptions (figs.5-10) 

The subject lot (assessor's parcel no.060-221-44) is on the west side of Belvedere, its house facing 
west to Richardson Bay (figs.1 -4 ). Based on city permit and county assessment information, the 
subject single-family residence was permitted in May of 1965 and thereafter constructed for Sabert 
and Martha Summers, husband and wife. A partial set of cryptic drawings of the house- no title 
block, no date, very limited design information - held on microfiche at the City of Belvedere, identify 
the designer as Jack S. Heidelberg. The quality of those drawings suggests that Heidelberg was 
also the contractor (figs.5-6). 

The subject, 1965 house is two-stories plus a partial high crawl space to the front (west) and a 
partial attic under a steeply pitched, side-gable roof, with a hipped roof over its rear/eastward 
projecting wing and a turreted roof over a cylindrical bay at its northeast corner. That bay is elevated 
above the second floor level, evidently in order to gain bay views, and is accessed via an appended 

446 17th Street #302 Oakland CA 94612 
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stair under a semi-circular pent roof. The elongated front of the house has a balcony spanning the 
upper story, under the front roof lip, and which wraps around both sides, the sides under sloped 
porch roofs. Wood balcony posts and railing assemblies respectively include carved brackets and 
balusters. Two other semi-cylindrical single-story appendages with sloped roofs are extant, one a 
projecting and enclosed bay at the center of the north side and the other the aforementioned stair 
volume at the cylindrical rear bay. Roofs are a dominant feature of the house and all are roofed with 
wood or wood-like shakes. The exterior walls are wood trimmed with an array of stucco, wood, brick 
and molded glass cladding materials, all rustic in character. Doors and windows are steel with, In 
some cases, ornamental lathed newels applied as muntins. 

The site is itself shallow, steep and consequently challenging, the house shoehorned into its shallow 
depth. Cliff Road crosses directly below the front of the site, its driveway accessed from the north. 
The site is steeply sloped upwards front to back and was cut in order to create a driveway across the 
back, under the cylindrical bay and to a parking area atop retaining walls at the south side of the 
house. Originally, a garage was located in the southeast corner of the lower story, entered from the 
south side, yet which garage was converted to a bedroom in 1977 -one of the few identifiable 
alterations - and where a semi-circular patio has been added. Given the lay of the land, the house is 
minimally visible from the public way. 

At the first floor level, below the front deck, a walk crosses the front from one side to the other, 
terminating at the north end on a semi-circular patio. This walkway and patio are supported by story 
high walls below, the patio's rounded walls also brick clad. A second permitted alteration, that 
walkway construction was extensively repaired and partially rebuilt in 2013 (T. Willis Design, 
designer). 

The design of the house is a mix of romantic period styles, predominately Tudor Revival/Storybook 
yet with Chalet-esque aspects. Another component style, based on its bric-a-brac use of materials , 
is Modern-Bohemian. Altogether, it is a convoluted and whimsical design. 

Associated Persons 

Sabert Summers (1910-1978) was, at the time of the subject home's construction, an appliance 
executive in San Francisco, which other records indicate was his career path, as he was identified 
as a house appliance salesman in Sacramento in the 1920 U.S. census, while the 1963 San 
Francisco directory listed his company as the Electrical Appliance Service Co. Following his passing, 
Martha Summers remained on their property up to the present, the property having just beeh sold to 
its second owners. 

Designer 

JackS. Heidelberg (based on part on "The Heidelberg Legacy, Belvedere, California ," by John 
Colver, dated September, 2012) 

Following success as a young insurance executive in San Francisco, Jack S. Heidelberg (1904-
1986) moved to Belvedere and where, in 1935, he had a residence built for himself and his wife at 
250 Beach Road. Between 1935 and 1950, Heidelberg acquired and developed several properties 
adjacent to his and where he designed and built several residences while also adding to his own 
property. The architecture of these several houses and associated buildings were explicitly romantic 
period designs in the Tudor tradition and Storybook style. That residential grouping is prominently 
located on the east side of the Belvedere peninsula, facing the Cove, so are well known properties. 

30 CLIFF RD., BELVEDERE 
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Consequently, Heidelberg has name recognition and notoriety, both also a consequence of the 
flamboyant mid-20th century lifestyle of he and his wife Hazel, who were prominent local socialites 
whose activities received extensive local news coverage. 

Heidelberg later developed other designs for several other Belvedere sites, though very 
intermittently, as his works are few. Around 1960, several of his last designs dropped the period 
romance in lieu of modernist design. Yet, curiously, the subject house returned , at least in part, to a 
Storybook style design with some contemporary forms and materials, though more rustic and funky 
than modern. 

Evaluation 

Given its type and recent origins, the subject house has not previously been evaluated for historic 
resource potential. The following evaluates the Summers house per the subjects and nomenclature 
that form the basis of the historic resource evaluation criteria for the California Register of Historical 
Resources (CR) followed by a summary re: the City of Belvedere. 

California Register 

Two of the four historic resource criteria under the CR - potentially historic events and historic 
persons (CR criteria 1 and 2, respectively) - are, based on the available evidence, not applicable, as 
a private, single-family residential property and building at 30 Cliff Road has no association to 
potential events of historical importance. Further, its family of origin, the Summers, are not 
identifiable as persons of importance to local or regional history. Consequently, no events or persons 
of identifiable historic importance were associated with the origins of this residence. 

Likewise, CR criterion 4, which addresses historic and pre-historic information potential , is not 
relevant to the consideration of an architectural resource of such recent age. Additionally, per a 
current cultural resources evaluation, which further delineates the historic setting, that 
"reconnaissance found no indication of the presence of prehistoric archaeological deposits in the 
project area. Due to the steep terrain and history of land modification, the potential for previously 
undiscovered archaeological resources also appears quite low." (Archeological Resource Service, 
Sept. 26, 2019, pp.16-17). 

Consequently, the substance of this historic resource evaluation is focused oh the design and 
construction of the subject residence, under CR criterion 3, which provides that a resource eligible 
for the CR: 

Embodies the distinctive characteristics of a type, period, region or method of construction or 
represents the work of a master or possesses high artistic values. (from OHP California Register of 
Historical Resources Evaluation Criteria@ http://ohp.parks.ca.gov/?page id=21238). 

In sum, the architecture of this house may best be described as anachronistic - i.e., out of place 
relative to its time. It is highly romantic and highly personal and relates to nothing In its setting or 
vicinity. On the one hand, it embodies romantic Tudor/Storybook style forms - steeply pitched and 
curvilinear roof lines, turrets, timbering and traditional wood details; and on the other semi-Bohemian 
characteristics, specifically an unusual mix of materials; though the former period character and 
characteristics dominate. While the latter Bohemian tendency may have regional parallels in the mid-
1960s, if intended, the design of this house was literally a fantasy in the context of Belvedere and in 
the form of an upscale home for an evidently well-to-do San Francisco businessman. 
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Heidelberg's earlier home designs were not so out of place, his own in particular, which dates to the 
mid 1930s so is related to the late academic period styles, specifically the Tudor Revival. It was also 
created for an individual who moved to Belvedere with accumulated wealth, and as that style was 
often deployed to manifest such wealth (thus, the popular 1920s label, Stockbroker Tudor). While 
the properties surrounding the Heidelbergs may not fit directly into the period of the 1920s and 30s, 
they were constructed in direct relation to and within the direct context of the original Heidelberg 
house. Despite substantive changes, that grouping is clearly in evidence today {though those 
properties have not been evaluated for historical significance). 

In addition to its anachronistic and whimsical character, the subject site is also precarious and the 
present condition of the house unstable, alarmingly so given its relatively young age. 

Consequently, the house at 30 Cliff Road in Belvedere does not meet the pivotal CR criterion 3, so is 
not a potential historic resource under the CR. The property is evidently also not a potential 
contributor to any potential historical setting or grouping, as there are no historic building 
relationships in the immediate vicinity. 

City of Belvedere Register 

Per the City of Belvedere's criteria for designation to the Belvedere register and based on the 
above details: 

1. The subject house is not an outstanding example of a particular period, style, construction 
method or material. 

2. It is not outstanding because of age. 
3. It is not outstanding because it is the work of a significant architect or builder. 
4. It is not outstanding because it is the first, last, or most significant architectural property of its 

type in the City. 
5. It is not a unique or original design nor does it demonstrate outstanding craftsmanship. 
6. It is not associated with a person, group or event significant to the City or State, or embody 

and express the history of the City. 
7. It does not contributes to the character of the street or neighborhood area nor is it a visual 

landmark owing to its prominent location. 

Of additional importance, designated City of Belvedere properties must, appropriately, have the 
property owner's agreement. 

Conclusion 

The single-family property and residence at 30 Cliff Road in Belvedere do not meet any State or City 
historic resources criteria so have no potential historic importance. 

Signed: 

~cw{,_ ~ 
Mark Hulbert 
Preservation Architect 

attached: Figs.1 -1 0 (pp.S-9) 
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Fig.1 -30 Cliff Rd. (circled)- Location aerial (google earth, 2019- north is up) 

Fig.2 - 30 Cliff Rd. (circled)- Location aerial (google earth, 2019- north is up) 
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Figs.5-6- 30 Cliff Rd.- 1965 plan and elevation- Dwelling for Sabert and Martha Summers, Belvedere; Designed by 
JackS. Heidelberg (in lower left corner of plan) 
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.8- 30 Cliff Rd.- North side 
(from realtor.co m @ https://www .realtor .com/realestateand homes-d etaii/30-Ciiff-Rd _Belvedere-Tiburon_ CA_ 9492 0) 
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Fig.9 - 30 Cliff Rd. -South side and rear 
(from Openhomesphotogrpahy.com @https://vimeo.com) 

Fig.1 0- 30 Cliff Rd. - South side 
(from realtor.com @https://www.realtor.com/realestateandhomes-detaii/30-Ciiff-Rd_Belvedere-Tiburon_CA_94920) 
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APPENDIX C 

Stormwater Control Plan Te mplate 
for Small Projects/Single-Family Homes 

Introduction 

RECEIVED 

OCT 2 9 2020 

City of Belvedere 

The Califomia State Water Resources Control Board reissued the Phase ll NPDFS Permit for 
Small Municipal Storm Sewer Systems (MS4s) in February 2013. As of June 30, 2015, development 
projects that create or replace between 2,500 square feet and 5,000 square feet of impervious 
surface (roofs or pavement), inducting single-family homes, must incmporate one or more 
measures to reduce runoff.* 

This requirement is part of municipalities' comprehensive effort to reduce nmoff pollution. Some 
municipalities may choose to implement the requirements earlier, and/ or on projects that create 
or replace less than 2,500 square feet of impervious surface. 

It is easy to ad1ieve compliance with the storm water requirements for small land development 
projects. Compliance for each project must be carefully documented. Please complete the 
following form and submit it as cfu·ected by municipal staff. 

In addition, staff will review your site plan to confirm that the following design strategies have 
been incorporated into your project: 

• Limit disturbance of creeks and natmal drainage features 

• Minimize compaction of highly pe1meable soils 

• Limit clearing and grading of native vegetation at the site to the minimum area needed to build 
the project, allow access, and provide fire protection 

• Mill.i.mize impervious surfaces by concentratil1g development on the least-sensitive portions of 
the site, while leaving the remaining land in a natmal undisturbed state 

*TI1e type and extent of runoff reduction measures requil'ed for any specific project will be 
determined by local staff consistent with a maximum extent practicable standard. Projects that 
create or replace 5,000 square feet or more of impetvious surface, except for detached single
family homes, requil'e a comprehensive Stormwater Control Plan for Regulated Projects. 

Step-by-Step Instructions 

The steps are: 

1. Fill out the Project Data Fmm (below) and select one or more runoff reduction measures. 

2. Prepare a site plan or sketd1. Specify and design the nmo££ reduction measures you will 
use to meet the stated minimum requirements. 
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3. Complete your submittal, which will include: 

Project Data Form 

• Site Plan or Sketch 

• Completed checklist for each Rtmoff Reduction Measure selected 

Step 1: Project Data Form and Runoff Redu ction Measure Selection 

Complete all fields. 

Project Name/ Number 30 Cliff Road 
Application Submittal Date 10-20-2020 
[to be verified by municipal staff] 
Project Location 30 Cliff Road, Belvedere 
[Street Address if available, or intersection and/or APN: 060-221-44 
APN] 
Name of Owner or Developer Ben & Devorah Jacoby 
Project Type and Description Single Family Residence 
[Examples: "Single Family Residence," "Parking Lot 
Addition," "Retail and Parking"] 
Total Project Site Area (acres) 0.315 acres 
Total New or Replaced Impervious Surface Area 6,882 square feet 
(square feet) 
[Sum of impervious area that will be constructed as 
part of the project] 
Total Pre-Project Impervious Surface Area 71527 square feet 
Total Post-Project Impervious Surface Area 7,929 square feet 
Runoff Reduction Measures Selected (&) 1. Disperse runoff to vegetated area 
(Check one or more) 0 2. Pervious pavement 

0 3. Cisterns or Rain Barrels 

0 4. Bioretention Facility or Planter Box 

Step 2: Delineate impervious areas and locations of runoff reduction measures 

Delineate the impervious area. On a site plan or sketch, show the impervious area-for example, a 
roof, or portion of a roof, or a paved area- that will drain to your runoff reduction measure. 
Typically, these delineations follow roof ridge lines or grade breaks. Alternatively, show the type 
and extent of pervious paving. An example sketch is attached. 

Indicate the location and kind of runoff reduction measure you've selected. At least one option, 
designed to manage runoff from some amount of impervious area-or to avoid a·eating runoff
is required. 
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For each option selected, there is a brief checklist to confirm your design and your submittal meet 
minimum requirements. 

Step 3: Complete and submit your plan 

·Consult with municipal staff about when and how to submit your Stormwater Conh·ol Plan. 

Runoff Reduction Options 

Option 1 : Disperse ru noff from roofs or pavement to vegetated 
areas. 

This is the simplest option. Downspouts can be directed to vegetated 
areas adjacent to buildings, or extended via pipes to reach vegetated 
areas further away. Paved areas can be designed with curb cuts, or 
without curbs, to direct flow into surrounding vegetation. 

On the site plan, show: 

0 Each impervious area from which nmoff will be directed, and 
its square footage. 

0 The vegetated areas that will receive IUnoff, and the 

approximate square footage of each. 

0 If necessa1y, explain in notes on the plan how runoff will be 
routed from impervious surfaces to vegetated areas. 

Con.finn the following standard specifications are met 

Connecting a roof leader loa 

vegetated area. The head from 

the eave height makes it possible 

to route roof drainage some 

distance away from the buading. 

0 Tributary impetvious square footage in no instance exceeds twice the square footage of 
the receiving petvious area. 

0 The design, including slopes and soils, reflects a reasonable expectation that an inch of 
rainfall will soak into the soil and produce no 1unoff. 

0 Roof areas collect runoff and route it to the receiving petvious area via gutters and 
downspouts. 

0 Paved areas are sloped so drainage is routed to the receiving pervious area. 

0 Runoff is dispersed across the vegetated area (for example, with a splash block) to avoid 
erosion and promote infiltration. 

0 Vegetated area has amended soils, vegetation, and irligation as required to maintain soil 

stability and permeability. 

D Any drain inlets within the vegetated area are at least 3 inches above surrounding grade. 
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Option 2: Permeable Pavement 

This option can be easy to install and maintain, cost
effective, and can add aesthetic value to ymu project 
Permeable pavements may include peiVious concrete, 
pervious asphalt, porous pavers, crushed aggregate, open 
pavers with grass or plantings, open pavers with gravel, or 
solid pavers. 

Show on your site plan: 

0 Location, extent and types of peiVious pavements. 

Confirm the following standard specifications are met 

0 No erodible areas drain on to permeable pavement. 

0 Subgrade compaction is minimal 

0 Rese.tvoir base course is o£ open-graded crushed stone. Base depth is adequate to retain 
rainfall (3 inches is adequate) and support design loads (more depth may be required). 

0 No subdrain is included or, if a subdrain is included, outlet elevation is a minimum of 3 
inches above bottom of base course. 

0 Subgrade is uniform and slopes are not so steep that subgrade is prone to erosion. 

0 Rigid edge is provided to retain granular pavements and unit pavers. 

0 Solid unit pavers, if used, are set in sand or gravel with minimum 3/8 inch gaps between 
the pavers. Joints are filled with an open-graded aggregate free of fines. 

0 Permeable concrete or porous asphalt, if used, are installed by industry-certified 
professionals according to the vendor's recomme.t1dations. 

0 Selection and location of pavements :incmporates Americans with Disabilities Act 
requirements (if applicable), site aesthetics, and uses. 
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Option 3: Cisterns or Rain Barrels 

Use of cisterns or rain barrels to comply with this requirement is subject to municipality approval. 
Plaruung and Building Permits may be required for larger systems. 

Show on your site plan: 

0 Impe1vious axeas tributa1y to each cistern or rain barrel 

0 Location of each cistern or rain banel. 

Confirm the following standard specifications are met 

0 Rain barrels are sited at grade on a sound and level surface at or near gutter downspouts. 

0 Gutters tributary to rain barrels are screened with a leaf guard or maximum 1/2-u1ch to 1/4-
inch-mll.limum coiTosion-resistant metallic hardware fabric. 

0 Water collected will be used for irrigation only. 

0 Openings are screened with a corrosion-resistant metallic fine mesh (1/16 inch or smaller) 
to prevent mosquito harborage. 

0 large openings are secured to prevent entry by children. 

0 Rain barrels and gutters are to be cleaned annually. 

0 The local mosquito and vector control district is in£onned of the installation. The district 
will be provided additional information and/ or rights of enhy if they request. 

Option 4: Bioretention Facility or Planter Box 

An above-ground planter box may be appropriate if the 
development site lacks level landscaped areas for 
dispersion and petvious pavements are not practical. 
Planter boxes and bioretention facilities can treat runoff 
from impe1vious surfaces 25 times their area (sizing factor 
o£0.04). 

Detailed design guidance for bioretention facilities is in 
Chapter 4 of the BASMAA Post-Construction Mnnunl. 

Show on your site plan: 

0 Impe1vious areas hibutary to the planter box. 

0 Location and footprint of planter box. 

Confum the following standard specifications are met 

0 Reservoir depth is 4"-6" minimum. 
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from the underdrain and overflow must be 
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D 18" depth soil mix with minimum long-term infiltration rate o£5"/hour. See 
http://www.ccdeanwater.org/c3-guidebook.html for a list of soil mix suppliers. 

D Surface area of soil mix is a minimum 0.04 times the tributary impelVious area. 

D "Class 2 perm" drainage layer 12'' deep. 

D No filter fabric. 

D Perforated pipe (PVC SDR 35 or approved equivalent) underdrain with outlet located 
flush or nearly flush with planter bottom. 

D Connection with sufficient head to storm drain or discharge point. 

D Underdrai.n has a clean-out port consisting of a vertical, rigid, non-perforated PVC pipe, 
cmmected to the underdrain via a sweep bend, with a minimum diameter of 4" and a 
watertight cap. 

D Overflow outlet connected to a downstream storm drain or approved discharge point. 

D Planter is set level. 

D Emergency spillage will be safely conveyed overland. 

D Plantings are suitable to the climate, exposure, and a well-drained soil 

D Irrigation system with cmmection to water supply, on a separate zone. 

Useful Resources 

The following references may be useful for design. Designs must meet the minimum standard 
specifications herein. 

BASMAA Post-Consbuction Manual. 

Start At the SauTee: Design Guidance Manual for Stormwater Quality. 
Bay Area Stormwater Management Agencies Association, 1999. 

Concrete Promotion Council of Northern California 

California Asphalt Pavement Association 

Interlocking Concrete Pavement Institute 
http://www.icpi.org/ 

Porous Pavements, by Bmce K Ferguson. 2005. ISBN 0-8493-2670-2 
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Example Sketch 

The example below illustrates the level of detail required. Three options are showni 
one or more such measures is required. 

Downspout 
will be directed 

to rain barrel built 
per local 

requirements 

Not to Scale 

Walkway 
4' X 20' = 80 Sf 

permeable 
pavers on sand 

Downspouts will be 1 6' 
directed to lawn area 

to the Maximum 
Extent Practicable 

~~---------------~ 

25' 
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145 Cone Madera Town Cenler#404 

Cone Madera. CA 94925 

Peninsula & South Bay 

Phone: 650.941.8048 

San Francisoo & Nonh Bay 

Phone: 415.924.7059 

msa@m.sandovalarchitccrs.com 

www.msandov:~larohirecrs.com 

M. SANDOVAL ARCHITECTS, INC . 

MEMORANDUM 

DATE: 12/21/20 

TO: Rebecca Markwick, Senior Planner, City of Belvedere 

PROJECT NO: MSA-2012-01 

FROM: Mark Sandoval, AlA 

REGARDING: 30 Cliff Road - Design Review Memorandum 

PROJECT DOCUMENTS 

• Architectural Drawings: Prepared by REGAN RICE ARCHITECTS, 950 Grayson 
Street. Berkeley, CA. dated 12/14/20 and consisting of 16 individual drawing 
sheets. 

• Civil Drawings: Prepared by LEA AND BRAZE ENGINEERING, INC. 2495 
Industrial Pf<YVYW, Hayward, CA. dated 10/22/20 and consisting of 12 drawing 
sheets 

• Landscape Drawings: Prepared by DAVID THORNE LANDSCAPE ARCHITECT, 
INC. 2215 Grand Avenue, Oakland, CA, dated 12/14/20 and consisting of 8 
drawing sheets. 

• Geotechnical Investigation Report: Prepared by SALEM HOWES ASSOCIATES, 
INC., 1202 Grand Avenue, Suite F, Novato, CA. dated 9/20/19 and consisting of 
33 pages. 

• Cultural Resources Valuation: Prepared by ARCHAEOLOGICAL RESOURCE 
SERVICE, 613 Martin Avenue, Suite 101 Rohnert Park, CA, dated 9/26/19 and 
consisting of 22 pages. 

• Historic Architectural Evaluation: Prepared by PRESERVATION 
ARCHITECTURE, 446 17th Street #302, Oakland CA, dated 9/8/19 and consisting 
of 9 pages. 

• Additional Documents and Related Application Material : Plant Palette, dated 
10/23/20 and consisting of 2 pages; Topographic Survey, dated 3/5/20, prepared 
by Allco Engineering, P.O. Box 629, Mill Valley, CA, Lighting Specifications 
consisting of 10 pages; Material Board; Neighborhood Context consisting of 3 
pages; Landscape Plan Review Packet, dated 6/20/16 consisting of 18 pages; 
Storm Control Plan Template for Small Projects/Single-Family Homes, dated 1/19 
and consistfng of 7 pages; Quitclaim Deed, dated 12/3/19; Grant Deed, dated 
4/21/65; Response Letter to Miles Berger Comments, dated 12/14/20 and 
consisting of 2 pages; Letter, dated Lea and Braze Engineering, Inc. response 
letter dated 12/11/20 consisting of 1 page; Application For Variance, no date 

30 Cliff Road - Design Review Memorandum 
Date: 12/21/20 
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145 Cone Modern Town Center #404 

Cone Madera, CA 94925 

Peninsula & South Bay 

Pho~e: 650.94 1.8048 

San Francisco & Nonh Bay 

Phone: 415.924.7059 

m.<a@m.o;andovalarchiteets.com 

www.ITI$andovolarchilects.com 

M. SANDOVAL ARCHITECTS, INC. 

referenced and consisting of 2 pages; Application For Exception to Total Floor 
Area, no dated referenced and consisting of 3 pages. 

PROJECT DESCRIPTION 

The subject property is located on the west side of Belvedere with views of 
Richardson Bay and Mount Tamalpais to the northwest, the Golden Gate Bridge to 
the south, and the Bay Bridge along with San Francisco to the southeast. The lot 
is irregularly teardrop-shaped, with a very steep and challenging topography and 
is shown to have a net 11,573 square footage, which is significantly under the 
required lot area usually found within the R-15 zoning district. The applicant is 
proposing to replace the existing 3,31 0-square-foot Storybook-style two-story 
older home that currently occupies the property with a new 4,533-square-foot 
multi-story Contemporary-style home with an 800-square-foot Accessory Dwelling 
Unit (ADU), along with all necessary site and landscaping improvements. The 
existing home, although resembling a much older architectural style, was actually 
constructed in 1965 and, based on the historic architectural evaluation prepared 
by the applicant's historian consultant, has no historical significance to the city. 

The applicant is requesting that the city grant approval of the Design Review 
Application currently under consideration, in addition to an Exception to Total Floor 
Application to allow the new home to exceed the 33% or 3,819.09-square-foot 
maximum F.A.R and a Variance Application, to permit the new concrete retaining 
located within the side and rear yard setbacks to exceed the 4-foot maximum 
height allowed in this zoning district. They are also submitting an Accessory 
Dwelling Unit Application so they may construct a new 800-square-foot ADU 
below the main floor level within the main footprint of the new home. 

The architect is proposing to place the new home in approximately the same 
location as the existing older home that is to be removed, allowing the project to 
reuse the existing driveway and most of the existing retaining walls, which in turn, 
reduces the earthwork and grading required, along with the disturbance of the 
surrounding landscape and the removal of many of the existing large oaks and 
cypress trees found on the property. 

New Two-Story Residence With Attached Garage and Accessory Dwelling Unit 
(ADU) 

The main axis of the new home has been slightly rotated in alignment with the 
upper most northern property line. This allows the project to fit within the tight 
constraints of the site's topography and to better utilize the only existing flat and 
level areas found on the property. 

The massing of the home has been broken down into two block-like forms or 
wings, one setback from the other, and separated by a centrally placed glazed 
core which connects the two. The arrangement of the building's forms reflects how 

30 Cliff Road - Design Review Memorandum 
Date: 12/21/20 
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the architect has cleverly organized and arranged the internal spaces of the home 
in relationship to the site's steep and challenging topography. 

The uphill or north wing of the home contains the two-car garage, laundry room, 
guest bath, and study. It has been placed approximately 4'-0" above the main 
entrance level to the home from the driveway. The study on the main floor level 
enjoys views of the infinity pool and Richardson Bay beyond. Off this room, a 
small outdoor patio is attached and leads from a set of steps to the pool terrace 
and infinity pool below. Placed on the upper floor level above are the gym and two 
separate bedrooms and bathrooms. The gym above the garage enjoys views of 
Richardson Bay and Mount Tamalpais; the middle bedroom has views of the 
upward-sloping terrain to the north; the second bedroom enjoys views of 
Richardson Bay and the San Francisco Bay Bridge. 

Located below the north wing at the driveway level on the main floor is the primary 
entrance to the home. At this level, the vertical stairs, two-stop elevator, and upper 
floor bridge that connect each of the upper floor wings to each other are found. 
The ceiling of the space is shown to be 18'-6"in height and has large floor to 
ceiling vertical windows placed on each of the outside walls and around the main 
entrance door. The door itself is shown to be constructed of glass and aluminum, 
which results in creating a completely transparent passage connection link 
between the two wings of the home, in addition to providing the maximum viewing 
enjoyment of the impressive views of Richardson Bay and beyond. 

Located across from the two-story entrance floor level is the south wing of the 
home. It has been positioned at a floor level approximately 2 '-7" below the main 
entrance and on the main level contains the kitchen, dining, and living rooms 
along with the wraparound cantilevered outdoor balcony. From the living room, 
sliding glass doors provide access to the south terrace, infinity pool, and spa 
garden. From the spa garden, a semi-circular foot path and stairs provide access 
to the pool deck, the pool, and the patio off the study above. Placed below the 
main floor level crawl space, the applicant is proposing an accessory dwelling unit 
{ADU), which can only be accessed from an outdoor staircase that leads from a 
small outdoor landing to the south terrace above. 

On the upper floor above, the master bedroom suite, and outdoor wraparound roof 
balcony are placed. The rooms on both the main and upper floor levels of this 
wing have been designed with open floor plans so as not to obstruct the important 
panoramic views of Richardson Bay, Marin, and San Francisco from the interior 
spaces of the home. 

The architect has designed each building's elevation in an imaginative, 
compositionally pleasing, and visually cohesive manner in an effort to make the 
building more transparent and less massive. In stepping back the structure to fit 
within the existing land form and features found on the site, in addition to utilizing 
large horizontal wraparound floor-to-ceiling glass windows and doors, cantilevered 
walkways and balconies, and projecting shading design elements all successfully 
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deemphasize the verticality of the building, creating a less bulky and imposing 
structure when viewed from the neighboring properties. 

DESIGN ANALYSIS 

20.04.110 Preservation of Existing Site Conditions. 

The architect is proposing to place the new structure in the general location of the 
older home that is to be removed and to reuse the existing driveway and most of 
the existing site retaining walls to avoid unnecessary disturbance of the existing 
landscape grading and other earthwork. The site plan shows that the downward-
sloping driveway retaining walls are to be repositioned and slightly expanded in 
width to provide better vehicular maneuverability and to construct an additional on-
site parking space, along with a cantilevered turnaround backup space in front of 
the new home. The majority of the uphill retaining wall that starts from the 
driveway and stretches across the entire length of the property, hugging the 
northern lot lines above, will also remain, except for the section of the wall that 
borders the two neighbors located at the northeastern corner of the property. The 
drawings show a new concrete wall to be built replacing this wall section so that 
the hillside may be graded level to provide space needed for the new patio and 
pool terrace in addition to providing greater passage distance between the wall of 
the new study and the existing retaining wall along the north side of the building 
and to remove a small section of the existing retaining wall that currently extends 
into the neighbor's property to the east. 

The existing lower semi-circular patio retaining wall occupying the project's rear 
yard is to remain as well, except for the wall sections that interfere with the 
construction of the new larger footprint of the home, the swimming pool, and the 
other proposed site features and amenities shown in the drawing. 

Other than the thirteen existing trees of various sizes that appear to fall within the 
new building footprint, along with the trees impacted by the site's grading 
operation, almost all other large established oaks and Monterey cypress trees 
found at the site are to remain and will be reincorporated as part of the project's 
new landscape plan. All other existing site amenities and landscaping are to be 
replaced with new. 

Comment: 

Staff may wish to direct the applicant to retain a certified arborist for this project to 
examine the proposed drawings and make recommendations as to what methods 
may be implemented during the construction operation to avoid adverse impacts 
caused by the earthwork and grading needed to construct the proposed concrete 
driveway retaining walls in and around the existing 36-inch and 24-inch Monterey 
cypress trees. Although the architect is proposing to cantilever the driveway 
turnaround above, and has endeavored to provide a distance of separation 
between these retaining walls and the bases of these trees, there still could be 

30 Cliff Road- Design Review Memorandum 
Date: 12121/20 

Arch it ec ture·H is tori c Preserv a ti on ·Des ign 

Page:4 



145 Cone Madero Town Center #404 

Cone Madera. CA 94925 

PcninslJia & South Bay 

Phone: 650.941.8048 

San Francisco & Nonh Bay 

Phone: 415,924.7059 

msa@msandovalarchitccts.com 

www.msandovnlarchitccts.com 

M. SANDOVAL ARCHITECTS, INC. 

some element of concern because of the depth that may be required for their 
foundations. The retaining wall detail diagramed on Sheet A6.0 indicates only that 
the foundation dimensions are to be determined, which could differ depending on 
the actual height of these walls. And since these large established trees, along 
with the other existing oaks located below the driveway and near the neighboring 
property lines, are critical for maintaining privacy between each of the contiguous 
neighbors, and to ensure that the home when completed, blends into its 
surrounding coastal hillside landscape, special attention should focus on ensuring 
that measures be taken to ensure their continued health. 

20.04.120 Relationship Between Structures and the Site. 

The architect has successfully maintained a balanced and harmonious relationship 
between the new proposed residence and its site. The incorporation of many of 
the site's original development features (e.g., driveway, retaining walls, original 
building placement, etc.) into the design of this home has significantly reduced the 
need to disturb the existing building site outside the new building's footprint. In 
addition, in breaking up the floor levels of the home into multiple levels 
corresponding to the site's steeply sloping topography, the building's height and 
mass have been significantly reduced, allowing the home to visually fit within its 
coastal hillside surroundings. 

20.04.130 Minimizing Bulk and Mass. 

The new home has been thoughtfully designed to avoid monotony and the 
appearance of excessive scale and bulk, allowing it to fit the character of its 
setting and the surrounding neighborhood. Placing the new home in generally the 
same location as the older home that is to be removed, arranging the floor plan 
into two rectangular wings with one stepped back from the other so that they 
better correspond to the existing topography found at the site, works extremely 
well to reduce the appearance of bulk as seen from the neighboring properties. 
Also, utilizing other design elements and features such as large ribbon horizontal 
windows, large wraparound floor-to-ceiling glass windows and doors, cantilevered 
walkways and balconies, along with projecting roof overhangs, in addition to the 
horizontal wood siding, will all help to deemphasize the verticality and mass of the 
home. 

Although the project drawings show a number of large retaining walls to be used, 
they are existing and have mature and established trees along with other 
vegetation near or at the property line that are proposed to remain, which offers 
the needed visual screening to help obscure the vertical mass of the new home 
that may be viewed by neighbors to the east and west of the site. 

20. 04. 140 Materials and Colors Used. 
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The materials and colors selected for this project are well suited to both the 
architectural style of the home and the site and should collectively minimize the 
structure's visual impact and easily blend in with its surrounding coastal hillside 
landscape. The architect is proposing to use a board-formed concrete finish on all 
retaining walls along with brushed basalt finish stone pavers on all pathways, 
patios, and terrace wall surfaces. The exterior walls of the new home are shown to 
be clad in resilient wood 1 x 8 IPE siding. All metals, including windows, sliding 
doors, sun canopy, and fascia materials, are shown to have an applied dark 
anodized finish. Guardrails are to have a brushed stainless-steel finish with 
tempered glass infill panels. Each building material appears to be durable and 
appropriate and should be compatible with and complement the materials and 
colors of the nearby homes in the immediate vicinity. 

20.04.150 Fences and Screening. 

No details for fences or other site screening devices were provided at the time of 
this review. 

Comment: 

Staff may wish to ask the applicant's landscape architect to provide further details 
for all fences, stair railings, and guardrails. Fences should be compatible with the 
design of the site, the structure, and the landscaping as a whole. Special attention 
should be paid to garbage area screening and mechanical and pool equipment 
that may be viewed from the public right-of-way and neighboring properties. 

Fences and other screening should preserve privacy between adjacent homes 
without significantly blocking important view corridors and should be designed and 
located so that they are architecturally compatible and aesthetically attractive with 
the design of the new home, and do not significantly block views from the public or 
neighboring properties. 

20.04.160 Privacy. 

Based on the proposed building 's footprint, site orientation, and proposed window 
locations in relation to the adjoining neighbors, the design appears to be respectful 
of each adjoining neighbor's privacy and should have a minimum visible impact on 
the immediate contiguous properties. 

Unfortunately, the width of Cliff Road in front of this property restricts the creation 
of additional off-street vehicular parking because of the steepness of the upper 
hillside's topography. The actual off-roadway parking available appears to be 
directly in front of 43 Cliff Road, the neighbor across the road to the east and 
below the subject property. However, since the existing driveway and stone-clad 
retaining walls and columns are to remain and only minimal alterations are 
planned to expand the driveway above to construct the new parking space above, 
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the current roadway conditions should remain essentially the same as before, with 
little if any additional privacy intrusion that may affect this neighbor. 

20.04.170 Drives, Parking, and Circulation. 

The applicant is proposing to utilize and widen the existing driveway connecting 
the property to Cliff Road, which crosses the front of the property. Although the 
widening of this driveway will help in providing better vehicular maneuvering 
turnaround space and add one additional onsite parking space in general, any 
change to both the pedestrian safety and traffic flow currently experienced along 
this section of Cliff Road will probably be negligible. 

20.04.180 Exterior Lighting, Skylights. and Reflectivity. 

From the lighting specification sheets and the Landscape Lighting Plan provided, 
the applicant is to provide an assortment of exterior lighting for this project, with all 
fixtures to be LED light stand-alone path and wall-type fixtures, led strip lighting, 
wall sconces, or recessed down lights. Each new light fixture is to be shielded and 
should not create excessive glare, hazard, or annoyance to the immediate 
neighbors or passers-by if correctly placed in the general locations as shown. 

Comment: 

Staff may wish to ask the applicant's architect if the two non-shielded wall
recessed light fixtures located in the stone columns at each side of the driveway 
are to be replaced or reused. The Landscape Lighting Plan does not specify. 

20.04.190 Consideration of Nonconformities. 

The property located at 30 Cliff Road is within the R-15 zoning district, where the 
minimum lot size is 15,000 square feet. It is an unusually shaped and steeply 
sloping hillside lot and is shown to have a gross lot area of only 13,740 square 
feet. It also has a road easement running across the lower portion of the side that 
reduces the actual size of the lot to only 11,573 square feet in total area. The 
maximum F.A.R. is shown to be 33% or 3,819 square feet, the maximum lot 
coverage allowed for the structure is 30% or 3,472 square feet, and for the gross 
lot coverage a maximum of 50% or 5,786 square feet is allowed. The current 
house that occupies the site is shown to have an F.A.R of 28.6% or 3,310 square 
feet, lot coverage by the structure of 17.5% or 2,020 square feet, and gross lot 
coverage of 42.1% or 4,868 square feet. 

The applicant is proposing the new multi-level home to have a total F.A.R of 39% 
or 4,533 square feet with an 800-square-foot accessory living unit (AOU) that is to 
be placed within the crawl space beneath the main floor level. Although the 
proposed F.A.R. exceeds the maximum by 713.92 square feet (excluding the 
allowed additional square footage of the ADU), the actual lot coverage for the new 
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structure is shown to be under the allowable by 1,054 square feet, or 21% versus 
30%. The same is true with the proposed gross lot coverage, which is shown at 
4,742.5 or 41%, as opposed to 5,786.5 or 50%. Given the uniqueness of this 
irregular teardrop shaped lot, its overall size relative to other properties within this 
same R-15 zoning district, and the site's challenging topography, there certainly 
appears room to show some favor in granting the applicant's Application for 
Variance in addition to their Application for Exception to Total Floor Area, 
especially because of its unusual nonconforming size of the lot. 

20.04.200 Landscape Plans-Purpose. 

The proposed landscape plans incorporate a rich combination of trees, flowering 
shrubs, perennials, ground-covering plants, and vines should fully complement 
and enhance the architectural style of the home, and are compatible with the 
character of the site and surrounding hillside properties. The reuse of the existing 
site features such as the driveway and the retaining walls not only reduces the 
amount of earthwork and grading required but also minimizes the disturbance of 
the surrounding landscape and the removal of the established oaks and cypress 
trees found on the property, which are critical in ensuring the privacy between 
properties and for the project, once completed, to fully blend in. 

20.04.210 Landscape Plans-Materials. 

Examination of the Plant Schedule on Sheet L-2.0 of the Landscape Drawings 
shows that most are drought tolerant, with some native to northern California and 
Marin County. The design also closely adheres to the water conservation 
requirements mandated by the State Water Efficient Landscape Ordinance as 
implemented by the Marin Municipal Water District, which should result in an 
attractive, well-maintained landscape even in the driest of seasons. There also 
seem to be just the right number and mix of both fast-and slow-growing species of 
shrubs, trees, and ground-covering plants, which when fully established, along 
with the large oak and cypress trees that the applicant wishes to retain, will make 
for a rich and attractive outdoor landscape, protecting privacy without obstructing 
the important view corridors of the nearby neighbors. 

In addition, the other landscape materials that the landscape architect has 
selected for all paved walks, terraces, and other textured wall surfaces should 
work well to complement the new home without being visually inconsistent with 
landscape materials found in other landscapes in close proximity to the applicant's 
property. 

RECOMMENDATIONS 

Other than the concerns expressed above, it is my opinion that the proposed 
design for this new home located at 30 Cliff Road generally complies with the 

30 Cliff Road- Design Review Memorandum 
Date: 12/21/20 

Arch itectur e·H istor ic Preservation ·Design 

Page: a 



MS~IlC. 

145 Cone Modern Town Cenlcr#404 

Cone Modern. CA 94925 

Peninsula & Soolb Bay 

Phone: 650.941.8048 

San Frnncisco & Nonb Bay 

Phone: 415.924.7059 

nL~a@msandovnlarohltccts.aom 

www.rnsandovularohilects.com 

M. SANDOVAL ARCH ITECTS, INC. 

design requirements outlined under Title 20, Architectural & Environmental Design 
Review, Section 20.04.050 and 20.04.110-20.04.210 of the City of Belvedere 
Municipal Code. 
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Address LOT SF SF BLDG FAR % 1-------
50 CLIFF RD 28,800 4,927 17.1%1 
353 BELVEDERE AVE ~ _ _1L568 _ ___ 3,319 18.9% 
303 BELVEDERE AVE 14,008 2,796 20.0% , 

-----~~----~---------1 

401 GOLDEN GATE AVE I 23,000 4,829 1 21.0% 1 
1 CLIFF RD 40,522 8,643 21.3% --
345 GOLDEN GATE AVE 37,325 8,305 : 22.3% 

l------------------------~------~~-----------------1 

339 GOLDEN GATE AVE 30,021 8,204 27.3% ---:------ ---"------------1 
46 CLIFF RD__ _ __ _. 16,167 ____ 4,604. ___ 2_8._5_%-,--______ 

1 

1
_1_P_IN_ E_ A_V_E _____ ~1 ___ 1_8~, 1_5_9_ ---~5,_3_14_1 ___ 2_9_.3_o/c_o~l _________ 

1 

310 BELVEDERE AVE 17,576 5,383 1 30.6% , 
----~------~--+-----~----------1 

1
_3_4_1 _B_E_L V_ E_ D_ E_ R __ E_A_V_E _____ _,_I _____ 8~,4_0_0 1 ______ 2-=----, 8_3_1 -~--1 _ 33.7% 
337 BELVEDERE AVE ~-~ 21 ,913 _1_ 1__..!.,2_6_6 ____ 5_1._4°_%..:-_______ 

1 
320 BELVEDERE AVE 6,525 1 3,748 57.4% 
30 CLIFF RD _ 1 11 ,573 4,53il_ 39.2% lPROPOSED 

--------------~-----------~----~'---------1 
I I I 

1---------- -·------'---- --
!ATTACHMENT 8 

--r---

I 



Correspondence 

From: Nancy Cappelloni <Nancy@Cappelloni.net> 
Sent: Thursday, January 7, 20219:53 PM 
To: Ben Jacoby <benjacoby@earthlink.net>; Devorah Jacobi <desjacoby@hotmail.com> 
Subject: 30 Cliff Road Project 

Hi Ben and Devorah, 

Sorry we will be missing the Planning Commission meeting since we are out of town, but we would 
like our opinion about the proposed project at 

30 Cliff Road to be forwarded to both the Planning Commission and your architect: 

We are in favor of your plans and have no objections to them. 

We think the plans are spectacular, and you should end up with a fabulous home. 

Good luck, 
Nancy and Bob Cappelloni 

303 Belvedere Avenue 
Belvedere, CA 94920 

Hello Rebecca, 

Please see below our correspondence with the Koppl's regarding the Nov. 4 email from Mr. Berger. We 
are happy to let you know we have worked with the Koppl's to resolve any concerns they may have had 
previously. 

Please include this in the project correspondence file. 

Kind regards, 

Ben Jacoby 
415.789.5040 

From: wildcathill@aol.com <wildcathill@aol.com> 
Sent: Thursday, December 3, 2020 3:59 PM 
To: benjacoby@earthl ink.net 
Subject: Re: Nov 4 email from Miles Berger 

We confirm the conversation as referenced above. 
We agree. 
Regards, 
Rudi 

A'ITACHMENT _!}___ 



-----Original Message----
From: Ben Jacoby <benjacoby@earthlink.net> 
To: wildcathill@aol.com; 'Mark Swanson' <mark@jambaconstruction.com> 
Cc: 'Devorah Jacoby' <desjacoby@hotmail.com> 
Sent: Thu, Dec 3, 2020 2:46 pm 
Subject: RE: Nov 4 email from Miles Berger 

Hello Annette, Rudl and Mark, 

Thank you for our calls this Tuesday concerning the email below that Miles sent to Belvedere Planning on 
Nov 4. Am writing you to confirm our conversation, specifically that you did not ask Miles to send the 
below email to planning. Also, I understand that in any event, we have fully addressed any concerns that 
you previously had on our project, and that you support our application. 

We would appreciate a return email from you indicating the above at your earliest convenience. 

Further, we very much appreciate the collaborative efforts that you and we have taken in respect of each 
of our projects. We look forward to continuing to work with you on this basis, and of course we are always 
available to discuss any concerns you have. 

All the best, 

Ben Jacoby 
415.789.5040 
From: Miles Berger <miles@mb-aia.com> 
Sent: Wednesday, November 04, 2020 3:21 PM 
To: Irene Borba - Planning Director <iborba@cityofbelvedere.org>; Rebecca Markwick - Senior Planner 
<AssociatePianner@cityofbelvedere.org> 
Cc: Mark Swanson <mark@jambaconstruction.com>; Rudolph Koppl <wildcathill@gmail.com>; Annette 
Koppl <wildcathill@aol.com> 
Subject: Questions Re: 30 Cliff Road Application 

Dear Irene and Rebecca, 

I was asked to look at the application drawings for Planning for 30 Cliff Road. This is to be built across 
the street from our residence at 46 Cliff Road. 

In general it is a beautiful residence but I noticed some elements to their site plan that are contrary to 
what I believe are the planning standards for Belvedere. These are particularly critical as respects the 
proximity to Cliff Road right across from our entry area. 

I have scanned two elements from their plans and I've marked some numbers on them to guide the 
discussion. 

Site Plan - Sheet A: 
1 - Notice that large section of Cliff Road is within their site. The owner suggested to me that this was to 
be included in their site area for purposes of FAR calculation. I suspect they are in no difficulty on Area 
but as you know this area my not be included in "buildable site area" as was the case on #46 and 
#43. You might ask them to be sure they have their numbers right. The area should be measured from 
the street edge discounting the area in the street. 

2 - The same is true of the setback line. They measure it from the property line in Cliff Road rather than 
the street edge. We have had to measure from the street edge on both our designs, as confirmed by 



you. I'm pretty sure this is correct and that would push their side yard back a few critical feet. Can you 
confirm for us? 

3 - Note at Number 3 that a balcony and a sun screen -basically both overhangs, are within the side 
yard setback. Irene you specifically confirmed to me last week that this is not according to Belvedere 
Code but rather that overhangs may not intrude in setbacks. Again, is this true and are they in error 
here? 

Elevation - Sheet B: 
4. - Note on #4 on both sheets that the corner of the house is within 4' ± of Cliff Road. Cliff Road (from 
their own topo) is at EL. 58; and the top of the roof just 4' away is at El. 1 09' That means that 
the st ructure at the corner is 51' tall just 4' f rom the edge of t he street. This is a problem for the 
owners at 46 Cliff. 

5 - This shows the deck and overhang out from the wall of the structure within the side yard 
setback. Again, I understand this to not be within Belvedere's practice. 

Our preference is to get these worked out prior to Commission. We would far prefer to go into the 
meeting and support the Jacobys and it is this proximity- easily solved -that is generally our only 
issue with the design. 

Can you take a look at this for us? Call or email me - or perhaps we should meet? 

Thanks, 

Miles Berger 

From: Steve Silberstein <stevesilberstein@hotmail.com> 
Sent: Tuesday, December 22, 2020 12:03 PM 
To: Ben Jacoby <benjacoby@earthlink.net>; Dev Jacoby <desjacoby@hotmail.com> 
Subject: Plans for 30 Cliff Road, Belvedere 

Ben and Dev, 
Thanks for showing me the plans you have had your architect draw up for your p roposed new 

house at 30 Cliff Road, Belvedere. 
The design looks really lovely and I hope t hat t he City approves it quickly and without any 
d ifficu lties so you can get started (and f inished!) with t he construction as soon as possible. 
Sincerely, 
Your neighbor 
Steve Silberst ein 
1 Cliff Road 
Belvedere, CA 94920 



1, NORTH ELEVATION 

PROPOSED NEW RESIDENCE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



2. SOUTH ELEVATION 

PROPOSED NEW RESIDENCE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



3. VIEW FROM DRIVEWAY 

PROPOSED NEW RESIDENCE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



NEIGHBORHOOD CONTEXT • 30 CLIFF ROAD 
REGAN BJCE ARCHITECTS 



NEIGHBORHOOD CONTEXT • PROPOSED HOUSE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



NEIGHBORHOOD CONTEXT • PROPOSED HOUSE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



~ . VIEW FROM CLIFF ROAD LOOKING UP DRIVEWAY 2. VIEW OF CLIFF ROAD AT SOUTHWEST PROPERTY LINE 

PHOTOS OF EXISTING HOUSE AND SITE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



3. VIEW FROM DRIVEWAY LOOKING SOUTH TOWARDS EXISTING HOUSE 4 . VIEW OF HOUSE FROM REAR PROPERTY LINE LOOKING NORTH 

PHOTOS OF EXISTING HOUSE AND SITE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



1. EXISTING VIEW FROM DINING ROOM WINDOW 2. PROPOSED VIEW FROM DINING ROOM WINDOW 

VIEW IMPACT FOR 303 BELVEDERE AVENUE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



3. SCHEMATIC MASSING COMPARISON 4. MASSING COMPARISON 

VIEW IMPACT FOR 303 BELVEDERE AVENUE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



5. EXISTING VIEW FROM LIVING ROOM WINDOW 6. PROPOSED VIEW FROM LIVING ROOM WINDOW 

VIEW IMPACT FOR 303 BELVEDERE AVENUE • 30 CLIFF ROAD 
REGAN BICE ARCHITECTS 



LEGEND 

@ VERYLOWWATERUSE 0 LOWWATERUSE ® MEDIUMWATERUSE 

Quercus agrifo{la 
Coast Live Oak 

Olea europaea 'Little Ollie' 
Little Ollie Olive 

Podocarpus gracillor 
Fern Podocarpus 

Westringia fruticosa 'Low Horizon' 
Low Horizon Coast Rosemary 

JACOBY RESIDENCE PLANT PALETTE 
TREES & SHRUBS 

Podocarpus ' Ieee Blue' 
Ieee Blue Podcarpus 

Rhamnus califomica 'Leatheflear 
Leather1eaf Coffeeberry 

10.23.2020 

Sarcoccocca ruscifolia 
Fragrant Sweet Box 

Ficus pumila 'Minima' 
Minima Creeping Fig 

DAVID THORNE 
lANDSCAPE' ARCHifEC1 CLA 2'274 

3315 GRAND AVENUE 
OAKLAND CAlifORNIA 94610 

1.510.451.6 16 1 WWW.1HOflNHA.COM 



GRASSES 

Miscanthus sinensis & Miscanthus sinensis 'Adagio' 
Maidenha.ir Grass & Adagio Maidenhair Grass 

Hetichrysum petiolare 
Licorice Plant 

Lomandra 'Platinum Beauty' & Lomandra 'Lime Tuff 
Variegated Lomandra & Lime Tuff· Dwarf Mat Rush 

Dymondia margaretae 
Silver Carpet 

JACOBY RESIDENCE PLANT PALETTE 
GRASSES & GROUNDCOVERS 

Catamagrostis 'Kart Foerster' 
Feather Reed Grass 

Ribes vibumifolium 
Evergreen Currant 

10.23.2020 

Hetictotrichon sempervirens 
Blue Oat Grass 

Rubus calycinoides 
Creeping Raspberry 

DAVID THORNE 
lAN O$C APE AR CHi l e CI C LA 221~ 

33 1 5 GRANO A V E NUE 
OAKl AND CAliFORNIA 94610 
1.510.451.6161 1'/WW.lllORNElA.COM 



30 CLIFF ROAD MATERIAL BOARD 

DARK ANOPIZEP METAL 
1. METAL FASCIA 
2. METAL WINDOW SYSTEM 
3.METALBREAKFORM 
5. SUN CANOPY 

WOOQSIPING 
4. 1 X 8 IPE PLANKS 
5. WOOD INFILL AT SUN CANOPY 

STAINLESS STEEL 
6. METAL GUARDRAIL 

BOARP FORMEP CONCRETE 
7. NEW RETAINING WALLS 

STONE 
THERMAL AND BRUSHED BASALT PAVERS 



LED recessed wall luminaires - asymmetrical 

Application 
LED recessed wallluminaire with asymmetrical light distribution for the 
illumination of ground surfaces, building entrances. stairs and footpaths. 
Materials 
Luminaire housing constructed of die-cast aluminum marine 
grade, copper free (s0.3% copper content) A360.0 aluminum alloy 
Clear safety glass 
Silicone applied robotically to casting, plasma treated for increased 
adhesion 
High temperature silicone gasket 
Mechanically captive stainless steel fasteners 
Stainless steel screw clamps 
Composite installation housing 
NRTL listed to North American Standards, suitable for wet locations 
Protection class IP65 
Weight: 1.8 lbs 
Electrical 
Operating voltage 
Minimum start temperature 
LED module wattage 
System wattage 
Controlability 
Color rendering index 
Luminaire lumens 
Lifetime at Ta=15°C 
Lifetime at Ta=35°C 
LED color temperature 

2700K - Product number + K27 
3000K - Product number + K3 
3500K - Product number + K35 
4000K - Product number + K4 

120-277VAC 
-40°C 
5.9W 
8.0W 
0-1 OV, TRIAC, and ELV dimmable 
Ra>80 
342 lumens (30001<) 
> 500,000 h (L?O) 
185,000 h (L?O) 

BEGA can supply you with suitable LED replacement modules for up to 
20 years after the purchase of LED luminaires - see website for details 

Finish 
All BEGA standard finishes are matte, textured polyester powder coat with 
minimum 3 mil thickness. 
Available colors Black (BLK) 

Bronze (BRZ) 

l·!l i.!fi"¢411·1 e 
I 
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LED recessed wall luminaires · asymmetrical 

LEO A 8 C 
33054 5.9W 10 Ye 2% 5 

RAL: 
CUS: 

BEGA 1000 BEGA Way, Carpinteria, CA 93013 (805)684-0533 info@bega-us.com 

Type: 
BEGA Product: 
Project: 
Modified: 

Fully enclosed luminaire with 
installation hOusing ensures 
seamless Integration and 
wealhertight operation. 

BEGA 

Oue to the dynamic naturo of lightJng prOducts and the as.soeiated tect\nOIOgles, tumln3iro ~ta on thls sheet ts subject to cha.nge at the disctetiotl ot BEGA North Americ-a. FOf 1he mos:t c:urrent technical data. please refer to bega-Lis .com 
0 copyright BEGA 2018 Updated 01/21/19 



~ 
LS MW -3 5 WD 3.6W Outdoor Auto Warm Dim LED Strip 

CORE 
LIGHTING 

SPECIFICATION SHEET 

~2.8in(71.1 mm) ~ 

SPECIFICATIONS 

INPUT VOLTAGE 

POWER CONSUMPTION 

LUMEN OUTPUT 

NO. OFLEDs 

BEAM ANGLE 

CRI 

DIMMING 

MAXIMUM RUN LENGTH 

FIELD CUTTABLE 

!PRATING 

LUMEN MAINTENANCE 

24VDC 

3.6W per foot 

348 Lumens per foot (30K) 

64 LEOs per foot 

120° 

90+ 

CL dimmers & PSDL Series 

16.Feet 

Every 2.8 in 

IP65 wet location (outdoor) 

50,000 hrs. 

OPERATING TEMPERATURE ·40°F(-40°C)-+ 140°F( +60°C) 

BINNING 

CERTIFICATIONS 

DIMENSIONS 

c@us 
USTED 

1 5024 Staff Ct.. Gardena CA. 90248 
lnfo@corellghtingosa.com 1 www.coreflghtingusa.com 
T: AAR.7:nmq2 I F:RAA.7MA643 

1.5 Step Macadam Elipse 

UL listed, TITLE 24 JA8 

0.51" x 0.16 (width x height) 

0.51 in 
(1 :3 mm) 

30 CLIFF ROAD 
JOB NAME; STEP LIGHTS 
LOCATION; -----------

QUOTE/REF#; -----------

Aura Warm·Dim outdoor LED strip with smart chip 
technology using a standard wall box dimmer, this LED 

light source automatically shifts color temperature from 
3000K down to 1800K as it is being dimmed down like 
traditional incandescent lighting. LSMW-35WD provides 
warm-dim technology at a fraction of the p rice without the 

need for any special control system. lis technologically 
advanced circuit puts the LSMW-35WD at the forefront 

0.16in 
(4 .0 mm) of lighting innovations geared towards functionality and 

energy efficiency. 

FEATURES 

• 3.6W per Foot 

• 348 Lumens (30K) 

• Auto warm-dim technology 

• Field cuttable 

• Suitable for accent or ambient lighting 

• NO SPECIAL CONTROLLERS REQUIRED 

• Superior COLOR RENDERING INDEX (CRI) 

• Architectural grade LED lighting 

• Ideal for commercial and residential applications 

• Works with CL dimmmers and PSDL Series drivers 

COLOR TEMP CRI LUMEN/ FT 

1800K 90 315 

2700K 90 348 

3000K 90 348 

LSMWJSW DSPECSHEET I PI 



~ 
LSMW-3 5 WD 3.6W Outdoor Auto Warm Dim LED Strip 

STANDARD ORDERING CODE 

Model 

lSMW-35WD 

Color Temp length 

16 . 16.4Ft. 
PF • Pedoof 

CUSTOMIZED LENGTH ORDERING CODE 

Model Color Temp 

lSMW-35WD 18K/27K • 1800Kt2700K 
18K/30K • 1800K/3000K 

15024 Staff Ct., Gardena CA. 90248 
lnfo@corellghrlngu!Wl.com 1 www.corelightingusa.com 
T: RRR.7~7.'H'l2 I P. RAA.7R<!Afl4:l 

length 

XX • Custom Length 

Vollage 

24V • 24V DC 

Volrage 

24V • 24V DC 

Profile 

Seep3 

CORE 
L IGHT I NG 

LSMW3SWDSPECSHEET I P2 



~ 
LSMW-3 5 WD 3.6W Outdoor Auto Warm Dim LED Strip 

COMPATIBLE ALUMINUM PROFILES 

0.62" D 
0.81" 
1.04" 

0.51" 
- 0.55"--1 

0.79" 

0.66" GJ 
1.10" 

0.73'' 

[] 1.38" 

\ 

I 

1.38" 

AlU·DS100 I SURFACE MOUNT 

lENGTHS 39 wand 78 7tr 

lENS Oeor & Frosted 
FINISH Anodized Aluminum 

ALP-70 f SURFACE MOUNT 

lENGTHS 49.25" and 98.5" 
LENS Frosted 
FINISH Anodized Aluminum 

ALP-90 I SURFACE MOUNT 

lENGTHS 48" and 96" 
LENS Frosted 
FINISH Anodized Aluminum 

ALP-110 I SURFACEMOUNT 

lENGTHS 

lENS 

FINISH 

49.25" and 98.5'' 
Frosted 
Anodized Aluminum 

ALP-140 I SURFACE/SUSPENSIONMOUNT 

lENGTHS 49.25" and 98.5" 
LENS Frosted 
FINISH Anodized Aluminum 

15024 Staff Ct, Gardena CA. 90248 
info@corellgntingusa.com J www.corelightingusa.com 
T: AAR.H7,q1q2 I F: RAA.7RQA64~ 

0.57" 

0.57" 

0.75" ~ 
0.75" 

1.19" 

1.19" 

0.79" rr====1l 
~ 

u· 

CORE 
LIGHTING 

ALP·SOC[ SURFACE/CORNERMOUNT 

lENGTHS 49.25" and 98.5" 
LENS Frolled 
FINISH Anixlized Aluminum 

ALP-80 I SURFACE OR SUSPENSION MOUNT 

lENGTHS 49.l5" and 98.5'' 
lENS Frosled 
FINISH AnOOized Aluminum 

ALP·100C I SURFACE/IDRNERMOUNT 

LENGTHS 

LENS 

4915" and 98.5'' 
FrOlled 

FINISH Aoolized Aluminum 

ALP-130 I SURFACE/ SUSPENSION MOUNT 

LENGTHS 

LENS 

FINISH 

49.25" ond 98.5" 
fro~ed 

Wiled Aluminum 

LSMW35WDSPECSHEET I P3 



~ LSMW-3 5WD 3.6W Outdoor Auto Warm Dim LED Strip 
CORE 
LIGHTING 

COMPATIBLE TRANSFORMERS 

15024 Staff Cr., Gardena CA. 90248 
lnfo@corellghtlngusa.com I www.corellghtingusa.com 
T:RRR.737.'l1'l2 I ~:RRR.7R'l.41i4~ 

PSDL24V SERIES J TRIAC DIMMABLE 

PSDL·30W·24V CLASS2 6.S"x 3.63"x 1.03" 

PSDL-60W-24V ClASS 2 7.4"x 3.63"x 1.03" 

PSDL·96W·24V ClASS 2 8.67"x 3.67"x 1.62" 

PSDL·150W·24V ClASS 2 8.67"x 3.67"x 1.62" 

PSDL·192W-24V 1 0.25"x 4.06"x 1.82" 

PSDL·200W·24V 10.25"x 4.06"x 1.82" 

PSDL-288W·24V 10.2S"x4.06"x 1.82" 

PSDL-300W-24V 10.25"x 4.06"x 1.82" 

PSVT SERIES 0·10V DIMMING WITH JUNCTION BOX 

PSVT·60W·24V·UNV·010 CLASS 2 

PSVT·96W·24V·UNV·010 CLASS 2 

PSVT·200W·24V·UNV·01 0 

PSVT·288W·24V-UNV·01 0 CLASS 2 

PSVT·300W·24V·UNV·010 

7.4" )( 3. 72" X 1.57" 
8.66" X 3.72' X 1.57" 
10.24"x4.13"x 1.77" 
11.85"x4.25"x 1.81" 
10.94" x 4.33"x 1.77" 

LSMW35WDSPECSHEET I P4 



pI T c H s I N G L E WALL SCONCE 

An architectural profi le reminiscent of beautiful ly classic roof lines delivers significant light 
output in this modern LED wal l sconce suitable for both indoor and outdoor applications. 
The Pitch Single's die-cast metal body houses powerful LED light sources that create visual 
appeal as light cascades down along a wall. 

Outstanding protection against the eleme nts: 
• Powder coat finishes 
• Stainless Steel mounting hardware 
• Impact-resistant, UV stabilized frosted acrylic lensing 

Ca n be mounted for up lighting or dow n lighting 

SPECIFICATIONS 

DELIVERED lUMENS 

WATTS 

VOLTAGE 

DIMMING 

LIGHT OISTRIBUTION 

MOUNTING OPTIONS 

CCT 

CRI 

COLOR BINNING 

BUG RATI NG 

OARKSKY 

WETLISTEO 

GfNERAL liSTING 

822.6 

Z6.Z 

120V, )..77V 

ELV 

Downlight or Uplight 

l700K. lOOOIC 

80+ 

lSU!p 

81-UO-GO 

COmpliant (Downfight) 

IP6S 

CALIFORNIA TITLE 24 
Can be used to comply with CEC 2019 Title 24 

Part 6 for outdoor use. Registration with CEC 

Appliance Database not required. 

START TEMP -)Q•(. 

FIELO SERVICEABLE LEO 

CONSTRUCTION 

No 

Aluminum 

HARDWARE 

FINISH 

LEO LIFETIME 

WARRANTY• 

WEIGHT 

Stainless Steel 

Powder Coat 

L70; >60,000 Hours 

1. 21bs. 

• Vim techlightmg.com for specific warranty limitations and details. 

ORDERING INFORMATION 

PRODUCT 

700WSPIT 

SIZE FINISH LAMP 
S SINGLE 8 BlACK -LEDB27 

I z BRQI~ZE ,_;-:.;o.lE~D~B~27~27u.7~~~~=~':--, 
H CHARCOAl 
I SllVfR 

techlighting.com 

PITCH SINGLE 
shown in black 

PITCH SINGLE 
shown in charcoal 

1l TECH LI GHTING 

PITCH SINGLE 
shown in btonze 

PITCH SINGLE 
shown in silver 



pI T c H s I N G L E WALL SCONCE 

Pitch Single 

' J 2.5" 
64ffim 

PHOTOMETRICS* 
PITCH SINGLE 
Total Lumen Output: 
Total Power: 
Luminaire Efficacy: 
Color Temp: 
CRI: 
BUG Raring: 

822.6 
26.2 
31.4 
3000K 
80+ 
Bl-UO-GO 

320 ------'-T"--...;c----'1;.::....---7'----'i"'--1 

267 -----+-1--
213 -----+--1--1 
160 -----+4-..1 

107 -----+-l-1.. 
53 ------1'-'~0'< 

0 ---~~~~+--+~~+-~ 

S3 

107 

267 

320 ----=::::::;~~~,.---..:~~~ 

PROJECT INFO 
FIXTUR£ TYP£ & QUANTIT"I JOo 1-JAME & INFO 

0 2020 Tech Ughling. L.l.C. All rights reserved. The ·rech lighting· graphic is a registered trademark 
Tech Lighting reserves the right to change specifiCations lor product improvements without notification. 

techlighting.com 

, L TECH LIGHTING 

·tor Iaten photometric). please vistt ,.,,.lwnchl•ghttng.c')m/OUTOOOR 

140TES 

1 l TECH LIGHTING 

VISUAL CoMFORT & Co. 
7400 Linder Avenue, Skokie, Illinois 60077 

T 847.410.4400 



BALANCE SINGLE LED PATH LIGHT 
6061 

1" 

23Vz" 

PRODUCT DESCRIPTION 

Sleek linear design blends seamlessly into pathways while providing soft, even illumination 

FEATURES 

IP66 rated, Protected against powerful water jets 
Factory sealed water tight fixtures 
Solid diecast corrosion resistant aluminum alloy 
Recommended spacing for installation: Residential 11 to 13ft; Commercial: 7 to 9ft 
Mounting stake, 6 foot lead wire, and direct burial gel filled wire nuts are included 
Maintains constant lumen output against voltage drop 
UL & cUL 1838 Listed 

ORDERING NUMBER 

Color Temp Finish 

6061 Single 27 2700K Warm White BZ Bronze on Aluminum I 
Balance I 30 JOOOK Pure White I BK Black on Aluminum 

6061 -_2LBZ 
Example: 6061-30BZ 

WAC 
LANDSCAPE LIGHTING 

Fixture Type: 

Catalog Number: 

Project: 30 Cliff Road 

Location: Planters at South Terrace 

SPECIFICATIONS 

Input: 
Power: 
Brightness: 
CRI! 

9-1 SVAC (Transformer is required) 
6.5W I 11.5VA 
27S lm 
90 

Rated Life: 60,000 hours 

0.1fc 
0.2fc 1' 

~=-~~~~~-=5'9" 

t\V(I ·I l rt 

. . 1fc 
--.} '8'' 

from the source 

waclighting.com 
Phone (800) 526.2588 
Fax (800) 526.2585 

Headquarters/Eastern Distribution Center 
44 Harbor Park Drive 

Central Distribution Center 
1600 Distribution Ct 

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760 Port Washington, NY 11050 Lithia Springs, GA 30122 

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. 



BALANCE SINGLE LED PATH LIGHT 
6061 

Surface Mount Flange/Stake 

Includes three 7 inch threaded stainless steel stabilizing pins for ground 
mounting or surface mounts with four screws or over a junction box 

5000-SCP-BZ 
Bronze on Aluminum 

WAC 
LANDSCAPE LIGHTING 

Additional 
Mounting Stake 

9000-ST9-BK 
Durable PVC stake 

Guardian Mount 

9075-TRN-SS 
75WMax 

waclight ing.com 
Phone (800) 526.2588 
Fax (800) 526.2585 

Heavy duty stainless steel spike to position fixture. 
Formed from a single piece of metal 

9000-SP9-BZ 
Stainless Steel 

Magnetic Transformers 

Stainless Steel, 12·1SVoutput, IP65 rated, UL 7838/isted 
See transformer spec sheet far details and its accessories 

9150-TRN-SS 
I SOW Max 

9300-TRN-SS 
300WMox 

Headquarters/Eastern Distribution Center 
44 Harbor Park Drive 
Port Washington, NY 11050 

9600-TRN-SS 
600WMax 

Central Distribution Center 
1600 Distribution Ct 
Lithia Springs, GA 30122 

l 
I 

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760 

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. 



LED recessed ceiling downlight - wide beam 

Application 
Designed for down lighting atriums, canopies, passages, and other interior 
and exterior locations featuring a symmetrical wide beam light distribution. 
Materials 
Luminaire housing constructed of d ie-cast marine grade, copper free 
(s0.3o/o copper content) A360.0 aluminum alloy 
Faceplate constructed of 316 grade machined stainless steel 
Clear safety glass 
Reflector made of pure anodized aluminum 
High temperature silicone gasket 
Stainless steel screw clamps 
Galvanized steel rough in ceiling pan with through wiring box 
NRTL listed to North American Standards, suitable for wet locations 
Protection class IP 65 
Weight: 1.41bs 
Electrical 
Operating voltage 
Minimum start temperature 
LED module wattage 
System wattage 
Controllability 
Color rendering index 
Luminaire lumens 
Lifetime at Ta = 15" C 
Ufetime at Ta=35"C 

120-277VAC 
-2o•c 
12.7W 
15.5W 
0-10V dimming down to 0.1 o/o 
Ra>85 
1 038 lumens (30001<) 
360,000 h (L70) 
270,000 h (L70) 

BEGA can supply you with suitable LED replacement modules for up to 
20 years after the purchase of LED luminaires - see website for details 

Finish 
#4 brushed stainless steel. 
Custom colors are not available. 
Stainless steel requires regular cleaning and maintenance, much like 
household appliances to maintain its luster and prevent tarnishing or the 
appearance of rust like stains. 

• A • 

LED recessed ceiling downlight · wide beam 

LEO A B C 
55826 12.7W 5% 3\1. 18 

jl" Beam angle 

BEGA 1000 BEGA Way, Carpinteria, CA 93013 (805) 684-0533 info@bega-us.com 

Type: E 
BEGA Product: 55 826 K3 
Project: 30 Cliff Road 
Modified: 

BEGA 

DUe to tho dynamic naturo or liQhtino prod'Uct.s and the assoei:ded technoJogies. tum.,..aire data on this sheet is sU:bfccf to chango nt the discretion of SEGA NOtth America.. For the most c;urrltnr teclncaJ dilta. ~ rett!l' to bega .. ua.com 
0 eopyl1ghl BEGA 2018 Updated 07119/19 



MINI ACCENT 12V 
5111 

PRODUCT DESCRIPTION 

Landscape mini accent lumfnaire. One fixture replaces all older halogen 
landscape accent lights 

FEATURES 

• Continuously Adjustable Beam Angles. Indexed at 10°. 25", 40•, so• 
• Continuously Adjustable brightness control. Indexed at 1 W, 2W, 4W, 6W, 7W 
• IP66 rated, Protected against high-pressure water jets 
• Solid diecast brass or corrosion resistant aluminum 
• Factory sealed water tight fixtures 
• Constant output for 9V-15V input 
• Can be used as an upllght or down light 
• 2700K or 3000K color temperature 
• Mounting stake, detachable shroud, 6' lead wire and direct burial 

gel filled wire nuts included 

ORDERING NUMBER 

5111 Mini Accent 12V 

51 11-30_ 
Example: 5111-30BBR 

waclightlng.com 
Phone (800) 526.2588 
Fax (800) 526.2585 

Color Temp Finish 

27 

30 
2700KWarm White 

BK Black on Aluminum 

3000K Pure White BZ Bronze on Aluminum 
BBR Bronze on Bross 

Headquarters/Eastern Distribution Center 
44 Harbor Park Drive 
Port Washington, NY 11050 

WAC 
LAN DSCAP E L IGHTING 

Fixture Type: IUJ 
~===========: 

Catalog Number: ._! ___________ _, 

Project: 

Location: 

SPECIFICATIONS 
Input: 9 -1 SVAC 
Power: 1 W to 7W /2VA -1 OSVA 
Brightness: 45 lm to 365lm 
Beam Angle: 1 o• to so• 
CRI: 85 
Rated L.ife: 70,000 hours 

Central Distribution Center 
1600 Distribution Ct 
Lithia Springs, GA 30122 

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760 

WAC Lighting retains the right to modify the design of our products at any time as part of the company's continuous improvement program. JUL 18 2018 



MINI ACCENT 12V 
5111 

WAC 
LANDSCAPE LIGHTING 

Accessories 

Accent Snoot 

s· Long Shroud 

Additional Stake 

Surface Mount 
Flange/Stake 

Guardian Mount 

Gutter Mount 
Bracker 

Tree Mount 
Junction Box 

Optics 

Extension Rods 

5111-SNOOT-BK 
5111-SNOOT ·BZ 
51 11-SNOOT-BBR 

5111-LSHR-BK 
5111-LSHR-BZ 
5 111-LSHR·BBR 

9000-ST9-BZ 

5000-SCP-BZ 
5000-SCP-BBR 
5000-SCP-BK 

9000-5P9-BZ 

5000-GM-BZ 
5000-GM-Bk 

5000-TCP·BZ 
5000-TCP-BK 

LENS-16-AMB 
LENS-16·GRN 
LENS-16-RED 
LENS-16-BLU 

5000-X04-BZ 
5000-X04-BK 
5000-XOS-BZ 
5000-X08-BK 
5000-X12·BZ 
5000-X12-BK 

Amber 
Green 
Red 
Blue 

4in 
4in 
Bin 
Bin 
12in 
12in 

Blad< on Aluminum 
Bronze on Aluminum 
Bronze on Brass 

Black on Aluminum 
Bronze on Aluminum 
Bronze on Brass 

Bronze 

Bronze on Aluminum 
Bronze on Brass 
Black on Aluminum 

Stainless Steel 

Stainless Steel 

Bronze on Aluminum 
Black on Aluminum 

LENS-16-FR Frosted 
LENS-16-SPR Spread 
LENS-16-BEL Elongating 

5000-X18·BZ 181n 
SOOO-X18-BK 18/n 
5000-X24-BZ 24in 
5000-X24-BK 24in 

Shields lamp and reduces glare 

Reduce glare. Ideal for downlighting application 

Durable PVC stake 

Includes three 7 inch threaded stainless steel stabilizing pins for 
ground mounting or surface mounts with four screws or over a 
junction box 

Heavy duty stainless steel spil<e to position til(lure 
Formed from a single piece of metal 

Stafnless Steel universal mounting bradet for (!utter mounting 
fixture 

Bronze on Aluminum bo.v with Stainless steel mounting screws. 
Two W' NPT threaded holes 

Enhances saturaUon of flora Is and fa/loge 

Extends distance between Accent light and 
Surface Mount Canopy, Stake, or Tree Mount box 

Rod L-Coupler • 5000-LCO·BZ Bronze 

9075-TRN-SS 
lSWMax 

wadighting.com 
Phone (800) S26.2588 
Fax (800) 526.2585 

Magnetic Transformers 

Stainless Steel, 12-ISV output, IP65 rated, UL 18381/sted 
See iransformer spec sheet for cletoils and its accessories 

9150-TRN-SS 
I SOW Max 

9300-TRN-SS 
300WMax 

Headquarters/Eastern Distribution Center 
44 Harbor Park Drive 
Port Washington, NY 11050 

9600-TRN-SS 
600WMax 

Central Distribution Center 
1600 Distribution Ct 
lithia Springs, GA 30122 

~ l 
(1. I 

Western Distribution Center 
1750 Archibald Avenue 
Ontario, CA 91760 

WAC Lighting retains the rightto modify the design of our products at any time as part of the company's continuous improvement program. JUL 18 2018 



 

CITY OF BELVEDERE 

RESOLUTION NO. 2021 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
BELVEDERE GRANTING A RETAINING WALL AND DECK HEIGHT 

VARIANCE FROM SECTION 19.48.190 OF THE BELVEDERE 
MUNICIPAL CODE FOR THE PROPERTY LOCATED AT  

30 CLIFF ROAD 
 

 
WHEREAS, a proper application has been submitted for a Variance from Section 19.48.190 of 
the Belvedere Municipal Code to allow a retaining wall and pool deck to exceed the allowable 4 
feet in height at 30 Cliff Road; and 

WHEREAS, the Planning Commission held duly noticed public hearings on the requested walls 
and deck height Variance on January 19, 2021; and 

WHEREAS, the Planning Commission made the following findings of fact:   

1. The granting of the Variance will not constitute a grant of special privilege inconsistent 
with the limitations upon other properties in the vicinity and zone in which such property 
is situated. 
The granting of the Variance will not constitute the granting of a special privilege as the 
Variance would allow a wall height and deck height that is common on very steeply sloping 
lots, enjoyed by other properties in the vicinity and zone. The height of the proposed wall is 
necessary to provide safety for the property, additionally the height of the proposed retaining 
wall will not exceed the existing retaining wall height.   A portion of the proposed pool deck 
will exceed the allowable height which is predicated on the design of the home and the pool 
deck to minimize grading and excavation.  The wall and deck will be a benefit to those in the 
neighborhood and not a special privilege to the applicant. 

2. Because of special circumstances applicable to the property, including size, shape, 
topography, location, or surroundings, the strict application of the Zoning Ordinance 
section would deprive this property of privileges enjoyed by other properties in the 
vicinity and under identical zoning classification, so that a denial of the application would 
result in undue property loss. 
The special circumstances applicable to the property are the extreme steepness of the lot and 
the fact that the home has been designed to minimize grading and excavation by keeping the 
existing retaining walls.  A portion of the existing wall will be rebuilt to accommodate the 
home on the lot. The portion that is proposed to be rebuilt will exceed that allowable height 
and a portion of the pool deck will also exceed the allowable height, however due to the 
steepness of the lot and the location of the existing walls the small portions of wall and pool 
deck will be diminimus. Additionally, due to the steepness and the location of the walls, 
rebuilding a portion of the wall will allow the home to be built in compliance with the 36 feet 
height requirement.      

A strict application of the retaining wall height and deck height requirements would deprive 
this property and the adjacent properties of safety privileges enjoyed by other properties in the 
vicinity and under identical zoning classification. Therefore, a denial of this application would 
result in undue property loss.   

ATTACHMENT 10 



Resolution No. 2021 
January 19, 2021 
30 Cliff Road 
Page - 2 – 
 

3. The granting of this Variance will not be detrimental to the public health, safety or 
welfare, or injurious to the property or improvements of owners of other premises, or to 
the quiet enjoyment of their premises.  
Granting of the Variance to allow additional retaining wall height and pool deck height will 
not be detrimental to the public health, safety or welfare, or injurious to the property or 
improvements of owners of other premises, or to the quiet enjoyment of their premises, because 
all construction associated with the Design Review Permit for which the Variance is granted 
will be governed by the Uniform Building Code and other regulations that restrict construction 
activities.  

 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Belvedere does hereby grant a Wall Height Varian ce from the requirements of Title 19 of the 
Belvedere Municipal Code to allow a retaining wall to be constructed up to 7’8’ and a pool deck 
up to 5’4” in height where 4’ is permitted on January 19, 2021.  
 
PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission held on 
January 19,  2021 by the following vote: 
 
AYES:  
NOES:  
ABSENT: 
ABSTAIN:  
RECUSED:  
 
 
                                    APPROVED: ______________________________________ 

                                                     Peter Mark, Planning Commission Chair     

ATTEST:________________________  
 Beth Haener, City Clerk 

 



Project Address:____________________________________ 
 

Variance Application  •  Page 1 of 2  •  City of Belvedere 
U:\planningmanager\Planning Forms\PLANNING FORMS - LATEST EDITION\APPLICATION FOR VARIANCE.doc  Rev. 9/23/2008 LC 

APPLICATION FOR VARIANCE APPLICATION FOR VARIANCE 
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FOR STAFF USE ONLY 
 

Date: ______________ Rec’d. by: _______ Amount: ___________ Receipt No.:    

Assessors Parcel No: ____________________________      Zone:  _____________________   
 

TO BE COMPLETED BY APPLICANT 
 
Address of Property: ____________________________________________________________ 
 
Type of Property: ____________________________________________________________ 
   
Record Owner of Property:       

Mailing ________________________________ Daytime Phone:     

Address: ________________________________ Fax:     

 ________________________________ Email:     

Owner’s Representative:        

Mailing ________________________________ Daytime Phone:     

Address: ________________________________ Fax:     

 ________________________________ Email:     

 

 
Description of project and variance(s) requested:  _______________________________________  
 
               
 
 

ORDINANCE §  REQUIREMENT  EXISTING  PROPOSED 
           

           

           

           
 

 

30 Cliff Road

30 Cliff Road

Single Family Residential, R-15 Zone

29 Via San Fernando

Ben and Devorah Jacoby

Tiburon, CA 94920

benjacoby@earthlink.com

415.265.8365

Regan Bice Architects, Debra Contreras

office 510.549.1499

Berkeley, CA 94710

950 Grayson Street

cell 510.332.6199

debra@reganbice.com

510.845.1901

A new single family residence is requesting a variance to allow for new concrete retaining walls and pool retaining walls to exceed 4’-0” in height within a side and rear yard setback.

retaining height 4’-0” max. within a setback

existing retaining walls vary between 7’-8” to 1’-9”

7’-8”, max.

19.48.190.I

19.48.190.B

in ground pool walls and deck, 4’-0” max. within a setback

5’-4”, max.



Project Address:____________________________________ 
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I hereby apply for a variance from the strict interpretation of the Belvedere Zoning Ordinance to permit 
the construction described on the previous page.  I propose that the Planning Commission make the 
following findings of fact in order to grant the requested variance: 
 
A. The granting of this variance will not constitute a grant of special privilege inconsistent 

with the limitations upon other properties in the vicinity and zone in which such property 
is situated because: 

________________________________________________________________________  
 
________________________________________________________________________  
 
________________________________________________________________________  
 
B. Because of special circumstances applicable to the property, including size, shape, 

topography, location, or surroundings, the strict application of the Zoning Ordinance 
section would deprive this property of privileges enjoyed by other property in the vicinity 
and under identical zoning classification, so that a denial of the application would result 
in undue property loss, as follows: 

________________________________________________________________________  
 
________________________________________________________________________  
 
________________________________________________________________________  
 
C. The granting of this variance will not be detrimental to the public health, safety or 

welfare, or injurious to the property or improvements of owners of other premises, or to 
the quiet enjoyment of their premises because:  

 
________________________________________________________________________  
 
________________________________________________________________________  
 
________________________________________________________________________  
 
 
 
I, the undersigned owner of the property herein described (or owner representative, as authorized by 
completion of a Statement of Ownership and Designation of Representative), hereby make application 
for the variance requested, and I hereby certify that the facts, statements and information presented 
herein and in the attached exhibit(s) are true and correct to the best of my knowledge and belief   
 
Signature:          
 
Name: __         
 
Date:________________________ 
 

Ben Jacoby

12-10-20

30 Cliff Road

The proposed building is located on a steeply sloping lot.  An existing retaining wall is currently within the side yard setback.  The proposed wall is a rebuilds a portion of this existing wall sot that it allows for a path of travel around the new structure.  The proposed retaining wall does not exceed the existing retaining wall height. In addition, rebuilding the retaining wall allows for the house to be within the maximum allowable height of 36’.   A small portion of the proposed pool exceeds the maximum height within the rear yard setback.  The height of the pool deck is is predicated on minimizing grading and excavation on the site.

The irregular shape and location of existing site walls limits the location of the building envelope.  The proposed building location is similar to that of the existing house in order to preserve the view corridors for neighbors.  By reconstructing a portion of an existing retaining wall, within in the side yard setback, the house can be located so that it does not exceed 36’-0” in maximum height. The rear yard is a sloping plane.  The level pool deck is positioned to avoid an excessive amount of excavation.

The proposed retaining wall rebuilds an existing site wall located in the side yard setback.  It does not change the existing site conditions.  The proposed pool, located within the rear yard does not impact privacy or views enjoyed by abutting neighbors.
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CITY OF BELVEDERE PLANNING COMMISSION 

STAFF REPORT 
    

 
REPORT DATE:      January 12, 2021                                 AGENDA ITEM:  5  
 
MEETING DATE:   January 19, 2021 
 
TO:   City of Belvedere Planning Commission 
 
FROM:  Brian Van Son, Building Official  
 
REVIEWED BY: Irene T. Borba, Director of Planning and Building  

Emily Longfellow, City Attorney  
 

SUBJECT: Recommendation to City Council of Ordinance Amendments and 
Administrative Policy Manual Amendments regarding floodplain 
regulations for residential construction projects located within the AE 
and VE flood zones 

 
 
RECOMMENDATIONS 
Adopt resolutions recommending City Council adoption of Ordinance Amendments and 
Administrative Policy Amendments regarding application of floodplain regulations. 
 
MOTION 1 Adopt resolution recommending City Council adoption of Ordinance amendments 
to Design Review, Chapter 20.04, adding section 20.04.200 regarding analysis of “substantial 
improvement” for floodplain regulation purposes (Attachment 1). 
 
MOTION 2 Adopt resolution recommending City Council approval of amendments to the 
Administrative Policy Manual regarding application of substantial improvement analysis for 
floodplain regulation purposes (Attachment 2).   
 
Background 
At its September meeting, the Planning Commission held a public hearing item to consider the 
recommendations of the Floodplain Subcommittee to amend the Municipal Code and 
Administrative Policy Manual.  At the hearing, the Planning Commission decided that the issue 
would return to the Floodplain Subcommittee for further consideration.  The Subcommittee has 
since met and its recommendations are before the Planning Commission tonight.   
 
The Subcommittee’s most recent recommendations include: 1) an administrative policy 
amendment stating that there must be a minimum of 12 months of construction inactivity 
between projects for purposes of making a substantial improvement determination (which is the 
City’s current practice); 2) the substantial improvement determination can be made at any point 
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prior to the finalization of the building permit; and 3) use of a staff scope of work valuation 
worksheet to evaluate and document valuation of a proposed project.   
 
The following is a background of the substantive issues.  Floodplain regulations in the Belvedere 
Municipal Code (Attachment 3) and under FEMA require all projects that constitute a 
“substantial improvement” in the AE and VE flood zones be raised to one foot above base flood 
elevation.  A “substantial improvement” is when the value of the proposed project equals or 
exceeds 50% of the fair market value of the structure prior to construction.   
 
An applicant submits an estimate of construction costs and an appraisal of the structure with the 
Design Review application.  If the Floodplain Administrator calculates that the cost of the 
project equals or exceeds 50% of the structure’s appraised value, then the project is a substantial 
improvement and must be elevated pursuant to Floodplain rules.  However, because this 
information is submitted early in the planning stage, it is often inaccurate.   

For example, while an applicant gives an estimate of project cost at the initial planning stage, a 
contractor is not selected until the end of the building permit process.  Often, once a contractor is 
secured, the estimated project value is more accurate and increases.  If the project estimate at the 
building permit stage is equal to or exceeds 50% of the structure’s value, then it would require 
elevation per floodplain regulations.  The project would then require revision and go through the 
approval process again with additional time and costs to the property owner and the City.  
Additionally, questions have been raised regarding the accuracy of a structure’s valuation in 
certain instances.   

Currently, there is no mechanism to cross-check the estimated project valuation or appraisal, and 
staff notes that in many instances, the appraisal and project valuations submitted by an applicant 
do not meet the 50% substantial improvement threshold.   
 
Questions have been raised regarding the accuracy of appraisals and project cost estimates.  If an 
applicant wishes to avoid raising the structure pursuant to Floodplain requirements, there is an 
incentive to overvalue the structure and undervalue the estimated cost of construction.  For 
example, if the appraised value of the structure appears high, and/or the cost of construction 
appears low, the cost of construction will be less likely to meet the 50% threshold required for a 
substantial improvement, thereby avoiding Floodplain regulations.   

Noted above, to address this concern, and to provide consistency and predictability, a Planning 
Commission subcommittee was formed to develop tools to use when performing a substantial 
improvement analysis.  These tools will confirm the accuracy of both the appraised value of a 
structure and the estimated costs of construction – the two factors necessary for analyzing a 
substantial improvement.  The proposed policies and ordinance amendments will also allow a 
more accurate determination of substantial improvement early in the planning stage, increasing 
predictability for applicants and the City.   

The proposed ordinance and policy amendments were initially heard at the September 22, 2020 
Planning Commission Meeting: The minutes may be reviewed at this link: 

https://www.cityofbelvedere.org/AgendaCenter/ViewFile/Minutes/_09222020-523 
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At this meeting, the Planning Commission directed staff to make minor modifications to the 
proposed modified definition of “Demolition”, as well as, revisions to the proposed modified 
“Substantial Improvement” definition.  Staff was also asked to investigate the necessity of 
revising the current Floodplain Policy and the possibility of revising the text of the preamble of 
the City’s Floodplain Management Ordinance.  These modifications were to be presented to the 
Floodplain Analysis Committee at the next publically noticed Sub-Committee Meeting. 

The next Floodplain Analysis Committee meeting was held on December 1, 2020. The audio 
recording of the meeting is found at this link: 
https://www.cityofbelvedere.org/DocumentCenter/View/7099/2020‐12‐01‐Regular‐Meeting 

Staff presented the proposed policy modifications, as requested by the Planning Commission, to 
the Sub-Committee.  The policy and ordinance amendments were discussed, and generally 
approved by the Sub-Committee, with two minor modifications to be made.  These modification 
consisted of; 1) eliminating the proposed “Substantial Improvement” definition and capturing the 
current City practice of requiring a one year construction hiatus between large construction 
projects; and, 2) additional language provided in the demolition section of the policy clarifying 
that a project may be deemed a demolition at any point during the construction project, prior to 
the finalization of the building permit, and subsequently may be deemed a substantial 
improvement for Floodplain purposes. The proposed Amendments reflect the subcommittee’s 
recommendation to the Planning Commission. 

Proposed Administrative Policy Amendments 

Below please find a summary of the proposed Administrative Policy Amendments.  Please note 
that no one policy is dispositive.  For example, if a project is not a substantial improvement 
under one policy that does not necessarily indicate that it is not a substantial improvement under 
a separate policy, analysis, or Code section.  The policies are intended as tools for evaluation and 
guidance.   
 
A.    Demolition in Flood Zones Presumptively Constitute Substantial Improvement Subject to        
         Floodplain Regulations 

The proposed Administrative Policy provides that any project located in a designated flood zone 
that meets the definition of a demolition in BMC section 19.08.136 is presumptively a substantial 
improvement subject to Floodplain regulations unless the individual facts and circumstances of 
the project indicate otherwise. 
 
A substantial improvement is a project where the cost of a project equals or exceeds 50% of the 
value of the structure prior to construction.  In most cases, the cost of construction to replace a 
demolition – which is defined as including the removal of more than 50% of exterior wall and 
roof areas – will necessarily exceed 50% of the structure’s value, thereby qualifying as a 
substantial improvement.  This determination may be made at any point prior to the finalization 
of the building permit. 
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Please note that the Administrative Policy gives the Floodplain Administrator discretion to 
determine, based on the unique facts of the particular case that a demolition does not constitute a 
substantial improvement.  

B.    Preferred Appraisal Method and Independent Third-Party Evaluations and Appraisals 
 
The proposed policies provide tools to ensure the accuracy of an appraisal.   
 
First, the policy provides that the applicant’s submitted appraisal must be an “Actual Cash 
Value” appraisal in most circumstances, unless the Floodplain Administrator determines 
otherwise based on the unique facts of the case.  The Actual Cash Value appraisal method 
evaluates the cost to replace a structure on the same parcel with a new structure of like-kind and 
quality, minus depreciation due to age and use.  The Actual Cash Value method is accepted by 
FEMA.   
 
Second, the policy provides that the Floodplain Administrator may require that the applicant pay 
for an independent third-party appraiser, to be retained by the City, to perform an independent 
appraisal and/or an evaluation of an appraisal submitted by the applicant. This independent third-
party analysis and/or appraisal will help confirm the accuracy of any appraisal initially submitted 
by the applicant.   
 
C.   Standardized Per Square-Foot Multiplier 
 
Currently, the valuation of a construction project is provided by the applicant at the time of 
building permit application before a contractor is selected. Often when the contractor is selected, 
the project costs become more accurate and increase.   

The proposed policy provides for a standard per square-foot multiplier to allow the Floodplain 
Administrator to evaluate construction costs based on a standardized measure, and create a 
transparent system that allows property owners, architects, contractors, and members of the 
public to better understand how the City of Belvedere evaluates projects within the flood zones. 

The policy provides that the Floodplain Administrator analyzes a project-based valuations 
provided by the Craftsman National Building Cost Manual (CNBM).  This publication provides 
a national averages per square foot for construction within specific regions of all 50 states, as 
well as, local area modification factors for construction within a specific region.   

For example, the most common type of home built in Belvedere’s Floodplain qualifies as luxury 
construction (Attachment 4).  The NBCM provides a cost per square foot of construction as 
$388.89 for luxury construction in the Bay Area with a local area multiplier of 27%.  For a 2,600 
square foot home, staff would initially multiply the square footage of the project by the cost per 
square foot, $388.89.  This totals $1,011,114.00.  That total would then be adjusted with the local 
area modifier of 27%.  This totals $1,284,114.78.  Therefore, the total cost of construction for 
this project would be $1,284,114.78, or $493.89 per square foot.  This amount would be used in 
the substantial improvement determination, unless the Floodplain Administrator determines that 
another methodology is appropriate based on the unusual facts of the case.  



The proposed policy provides for a standard per square-foot multiplier to allow the Floodplain 
Administrator to evaluate construction costs based on a standardized measure, and create a 
transparent system that allows property owners, architects, contractors, and members of the 
public to better understand how the City of Belvedere evaluates projects within the flood zones. 

The policy provides that the Floodplain Administrator analyzes a project-based valuations 
provided by the Craftsman National Building Cost Manual (CNBM). This publication provides 
a national averages per square foot for construction within specific regions of all 50 states, as 
well as, local area modification factors for construction within a specific region. 

For example, the most common type of home built in Belvedere's Floodplain qualifies as luxury 
construction (Attachment 4). The NBCM provides a cost per square foot of construction as 
$388.89 for luxury construction in the Bay Area with a local area multiplier of27%. For a 2,600 
square foot home, staff would initially multiply the square footage of the project by the cost per 
square foot, $388.89. This totals $1,011,114.00. That total would then be adjusted with the local 
area modifier of 27%. This totals $1,284,114. 78. Therefore, the total cost of construction for 
this project would be $1,284,114.78, or $493.89 per square foot. This amount would be used in 
the substantial improvement determination, unless the Floodplain Administrator determines that 
another methodology is appropriate based on the unusual facts of the case. 

Additionally, for projects consisting of remodels, staff has developed a scope of work valuation 
worksheet to evaluate and document the valuation of the proposed construction (Attachment 5). 
Staff would utilize a percentage of the square foot valuation provided above for areas of the 
proposed remodel, with a higher percentage being given to areas commonly known to have 
higher construction costs, such as kitchens and bathroom, as well as areas with more extensive 
construction. 

D. Time Period of Construction Inactivity Between Projects 

It is current City of Belvedere practice to require a minimum of 12 months of construction 
inactivity between larger construction/remodel projects, in respect to making a Substantial 
Improvement determination. The Planning Commission directed the subcommittee to consider 
including this informal policy into the City's Administrative Policy Manual. This change is 
included for the Commission's consideration. 

The proposed amendment to this policy captures current City practice of requiring a minimum of 
one year of construction inactivity between projects. The one-year timeframe will begin at the 
finalization of the initial building permit. Any subsequent building permits will not be issued 
until a minimum of one year following the final approval. Should a building permit need to be 
issued during the time of required inactivity, the valuation of the initial building permit and any 
other building permit issued during that time, will be added together for the purposes of making 
a Substantial Improvement designation. 

Additionally, during the time of construction inactivity, the site and structure must be safe and 
habitable, as determined by the Building and Planning Departments. The structure and/or site 
shall appear finished and shall not appear incomplete or unfinished in any way during the time of 
required inactivity between projects. A complete or finished appearance may require the 
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installation of site improvements, landscaping, or other features required by the Planning and 
Building Departments. 

Proposed Ordinance Amendments 

1. Design Review Finding Allowing Planning Commission Consideration of Substantial 
Improvement 

Notwithstanding the additional tools provided to the Floodplain Administrator in the proposed 
Administrative Policy amendments, the subcommittee sought to ensure that the Planning 
Commission would have the discretion to reject a project if it determined that a project did, in 
fact, constitute a substantial improvement. The subcommittee recommends an additional Design 
Review finding as follows: 

The proposed work shall be evaluated as to whether it meets the definition of "substantial 
improvement" as defined in Section 16.20.040 of the Municipal Code. If it is found that 
the proposed work constitutes a "substantial improvement" then it must satisfy all 
applicable floodplain requirements in the Municipal Code and pursuant to Federal 
Emergency Management Agency guidelines. 

This additional finding would provide the Planning Commission with the discretion to 
independently evaluate the substantial improvement determination. 

ENVIRONMENTAL REVIEW 
The proposed Administrative Policies and Ordinance Amendments are exempt from the 
provisions of the California Environmental Quality ("CEQA") Guideline section 15061(b)(3) as 
it can be seen with certainty that there is no possibility that the policies will have a significant 
adverse effect on the environment 

CONCLUSION/RECOMMENATION 
Staff recommends that the Planning Commission recommend to the City Council approval of the 
proposed Administrative Policy and the Ordinance Amendments developed by the 
subcommittee. The policies and ordinance amendments will provide valuable tools to ensure an 
accurate substantial improvement determination, providing for the consistent and predictable 
application of floodplain regulations. Staff recommends the following motions: 

MOTION 1 Adopt resolution recommending City Council adoption of Ordinance amendments 
to Design Review, Chapter 20.04, adding section 20.04.200 regarding analysis of "substantial 
improvement" for floodplain regulation purposes. 

MOTION 2 Adopt resolution recommending City Council approval of amendments to the 
Administrative Policy Manual regarding application of substantial improvement analysis for 
floodplain regulation purposes. 
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ATTACHMENTS 

1. Proposed Ordinance Amendments 
2. Proposed Administrative Policy Amendments 
3. Copy of City ofBelvedere Floodplain Ordinance (BMC Chapter 16.20) 
4. Copy of Sample CNBM valuation tables 
5. Construction cost per square foot evaluation worksheet 
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CITY OF BELVEDERE 
RESOLUTION NO. 2021- 

 
A RESOLUTION OF THE PLANNING COMMISISON OF THE CITY OF 

BELVEDERE RECOMMENDING CITY COUNCIL ADOPTION OF AMENDMENT TO 
DESIGN REVIEW CODE CHAPTER 20.04 TO ADD CONSIDERATION OF 

FLOODPLAIN “SUBSTANTIAL IMPROVEMENT”  
 

WHEREAS, floodplain regulations in the Belvedere Municipal Code and under FEMA, require 
all projects that constitute a “substantial improvement” in the AE and VE flood zones be raised to 
one foot above base flood elevation; a “substantial improvement” is when the value of the proposed 
project equals or exceeds 50% of the fair market value of the structure prior to construction; and 
WHEREAS, if an applicant wishes to avoid raising the structure pursuant to floodplain 
requirements, there is an incentive to overvalue the structure and undervalue the estimated cost of 
construction, and questions have been raised regarding the accuracy of appraisals and/or 
construction cost estimates submitted by some applicants; and 
WHEREAS, a Planning Commission subcommittee was formed for the purpose of developing 
tools to assist in making predictable and accurate substantial improvement determinations; and 
WHEREAS, the Planning Commission subcommittee has recommended amendments to the 
City’s Administrative Policy Manual that provide additional tools in making substantial 
improvement determinations prior to a project coming before the Planning Commission; and  
WHEREAS, the Planning Commission subcommittee also recommended adoption of an 
amendment to the Design Review Code allowing independent consideration of substantial 
improvements (“Code Amendment”); and 
WHEREAS, the Code Amendment is exempt from the provisions of the California Environmental 
Quality (“CEQA”) Guideline section 15061(b)(3) as it can be seen with certainty that there is no 
possibility that the policies will have a significant adverse effect on the environment; and 
WHEREAS, on January 19, 2021 the Planning Commission held a duly noticed public hearing 
and recommended City Council adoption of the proposed Code Amendment. 
NOW, THEREFORE, BE IT RESOLVED that  

1. The above recitals are true and correct and incorporated as findings herein. 
2. The Planning Commission of the City of Belvedere does hereby recommend that the City 

Council adopt the proposed Code Amendment as set forth in Exhibit A attached hereto. 
PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission on 
January 19, 2021 by the following vote: 
 
AYES:  
NOES:  
ABSTAIN:  
ABSENT:  
                                                           APPROVED:__________________________ 

                       Peter Mark, Planning Commission Chair 
ATTEST: _________________________ 
 Beth Haener, City Clerk 
 

                                                                                                               ATTACHMENT 1



Resolution 2021 -  
Substantial Improvement Ordinance Amendment Recommendation 
January 19, 2021 
 

EXHIBIT “A” 

Section 20.04.200 of the Belvedere Municipal Code, Design Review, is hereby added as follows 
with remaining Code section to be renumbered as appropriate:  

20.04.200 Substantial Improvement.  The proposed work shall be evaluated as to whether it 
meets the definition of “substantial improvement” as defined in Section 16.20.040 of the 
Municipal Code.  If it is found that the proposed work constitutes a “substantial improvement” 
then it must satisfy all applicable floodplain requirements in the Municipal Code and pursuant to 
Federal Emergency Management Agency guidelines.   

 



CITY OF BELVEDERE 
 

RESOLUTION NO. 2021- 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
BELVEDERE RECOMMENDING CITY COUNCIL AMENDMENT TO THE 

ADMINISTRATIVE POLICY MANUAL SECTION 14.7 REGARDING 
ADMINISTRATION OF SUBSTANTIAL IMPROVEMENT REQUIREMENT TO 

PROJECTS WITHIN DESIGNATED FLOODPLAINS 
______________________________________________________________________________ 

 
WHEREAS, floodplain regulations in the Belvedere Municipal Code and under FEMA, require 
all projects that constitute a “substantial improvement” in the AE and VE flood zones be raised 
to one foot above base flood elevation; a “substantial improvement” is when the value of the 
proposed project equals or exceeds 50% of the fair market value of the structure prior to 
construction; and 
 
WHEREAS, if an applicant wishes to avoid raising the structure pursuant to Floodplain 
requirements, there is an incentive to overvalue the structure and undervalue the estimated cost 
of construction, and questions have been raised regarding the accuracy of appraisals and/or 
construction cost estimates submitted by some applicants; and 
 
WHEREAS, a Planning Commission subcommittee was formed for the purpose of developing 
tools to assist in making predictable and accurate substantial improvement determinations; and 
 
WHEREAS, the Administrative Policy Amendments provide tools for the Floodplain 
Administrator to use in making accurate determinations for estimated project costs and structure 
appraisals, which policies include: 1) providing that a project meeting the definition of a 
demolition presumptively constitutes a substantial improvement; 2) providing for third-party 
independent appraisals and evaluations based on an Actual Cash Value methodology; 3) 
providing for a consistent and industry-standard per square foot multiplier; and 4) requiring a 
time period of inactivity between construction projects; and 
 
WHEREAS, the Planning Commission is responsible for providing recommendations to the 
City Council regarding proposed Administrative Policy Amendments; and 
 
WHEREAS, the Administrative Policy Amendments are exempt from the provisions of the 
California Environmental Quality (“CEQA”) Guideline section 15061(b)(3) as it can be seen 
with certainty that there is no possibility that the policies will have a significant adverse effect on 
the environment; and 
 
WHEREAS, the Planning Commission held a duly noticed public hearing regarding the 
proposed amendments on January 19, 2021 and recommended City Council approval of the 
Administrative Policy Amendments at said meeting. 
 

ATTACHMENT 2 



NOW THEREFORE BE IT RESOLVED that: 
1. The above recitals are true and correct and incorporated as findings herein. 
2. The Planning Commission recommends City Council approval of the Administrative 

Policy Amendments as set forth in Exhibit “A” attached hereto. 
 

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission held on 
January 19, 2021, by the following vote: 
 
AYES:  
NOES:  
ABSENT:  
RECUSED:  
 
 
 
 
 
                                    APPROVED: ______________________________________ 

                               Peter Mark, Planning Commission Chair     
 
 
ATTEST:________________________  
  Beth Haener, City Clerk 

 



EXHIBIT A 
 

 

CITY OF BELVEDERE – ADMINISTRATIVE POLICY MANUAL 

POLICY 14.7 
ADMINISTRATION OF SUBSTANTIAL 

IMPROVEMENT REQUIREMENT FOR PROJECTS 
WITHIN DESIGNATED FLOODPLAINS 

Adoption Date: ?????? Adopted by: City Council Motion 
Creation Date:  Revised by: None 
Authority: City Council 

14.7.1 BACKGROUND 

We intend the following Administrative Policies to help ensure the consistent and predictable 
application of floodplain regulations to projects within the City’s flood zones.  No one policy shall 
be dispositive.  For example, if a project is not subject to floodplain regulations under one policy 
or Municipal Code section, it may still be subject to such regulations pursuant to another policy or 
Municipal Code section.   
 
The Federal Emergency Management Agency (“FEMA”) has designated two floodplain areas in 
Belvedere, which are the AE and VE Zones.  Projects in these Zones are subject to the Floodplain 
Management Code sections in the Belvedere Municipal Code, Chapter 16.20, and applicable 
FEMA regulations.   
 
Pursuant to Chapter 16.20, any construction project that constitutes a “substantial improvement” 
is required to be elevated a minimum of 1 foot above Base Flood Elevation (“BFE”), with minor 
differences between the separate zones.  Municipal Code, section 16.20.040 provides that a 
“substantial improvement” is any project where the cost equals or exceeds 50% of the market value 
of the structure prior to the start of construction.  Municipal Code section 16.20.035(AK) further 
provides that “market value” is the appraised valuation for the property minus the land value as 
determined by an appraiser.    
 
To assist in establishing whether a project constitutes a substantial improvement subject to 
Floodplain regulations, an applicant submits with the Design Review application an estimate of 
construction costs and an appraisal of the structure.  If the Floodplain Administrator calculates that 
the cost of the project equals or exceeds 50% of the structure’s appraised value, then the project is 
a substantial improvement and must be elevated pursuant to Floodplain rules.   
 
However, there have been questions raised regarding the accuracy of some structure appraisals and 
project cost estimates.  If an applicant wishes to avoid raising the structure pursuant to Floodplain 
requirements, there is an incentive to overvalue the structure and undervalue the estimated cost of 
construction.  For example, if the appraised value of the structure appears high, and/or the cost of 
construction appears low, the cost of construction will be less likely to meet the 50% threshold 



required for a substantial improvement, thereby avoiding Floodplain regulations.   
 
The intent of the following policies is to provide tools for the Floodplain Administrator to make 
the “substantial improvement” determination by confirming the accuracy of both the appraised 
value of a structure and the estimated costs of construction.  These tools will help provide 
consistent and predictable determinations for whether a project constitutes a substantial 
improvement and must be raised per Floodplain regulations.   
 
If the Floodplain Administrator determines that a project constitutes a substantial improvement 
subject to floodplain regulations, then the Floodplain Administrator shall inform the Planning 
Commission of this determination in writing at the time the project is reviewed by the Planning 
Commission.  This determination will advise the Planning Commission’s review of the project.   
 
14.7.2 COMMENTS 
 
1.  Demolition In Flood Zone Presumptively Substantial Improvement Subject to Floodplain 
Regulations 
 
This Administrative Policy provides that any project located in a designated flood zone that meets 
the definition of a demolition in BMC section 19.08.136, determined at any point prior to the 
finalization of the building permit, is presumptively a substantial improvement subject to 
Floodplain regulations, unless the individual facts and circumstances of the project indicate 
otherwise.  BMC section 19.08.136, defines demolition as: 
 
 19.08.136 Demolition. “Demolition,” for the purposes of this Title and Title 20, means 
the razing of a building, removal of a dwelling unit, or the removal of more than fifty percent of 
the total exterior wall and roof area from the grade up, including all exterior openings. Removing 
a residential second unit or converting a duplex into a single unit is considered a demolition. The 
following activities shall not be considered to be demolitions within the meaning of this definition: 
a retrofit (see Section 19.08.458); maintenance, repair and/or replacement of exterior surfaces, 
so long as the materials are consistent with the requirements of Section 20.04.140 “Materials and 
colors used;” and other maintenance efforts deemed by the Building and Planning Departments 
to be minor in nature and scope. It is the intent of this definition to ensure that all alterations to 
existing structures that are part of a major project for the remodel, alteration, construction, or 
repair of a home or accessory structure are reviewed by the City through a Design Review process, 
pursuant to Title 20 of the Belvedere Municipal Code.   
 
A substantial improvement is a project where the cost of a project equals or exceeds 50% of the 
value of the structure prior to construction.  In most cases, the cost of construction to replace a 
demolition – which is defined as including the removal of more than 50% of exterior wall and roof 
areas – will exceed 50% of the structure’s value, thereby qualifying as a substantial improvement.  
However, the Administrative Policy provides that the Floodplain Administrator retains discretion 
to determine, based on the unique facts of the particular case, that a demolition does not constitute 
a substantial improvement.  
 
 



2.  Preferred Appraisal Method and Independent Third Party Appraisals and Evaluations  
 
 
 
The City finds that in most circumstances, the “Actual Cash Value” appraisal method, which is 
accepted by FEMA, is accurate and should be used.  The Actual Cash Value appraisal method 
evaluates the cost to replace a structure on the same parcel with a new structure of like-kind and 
quality, minus depreciation due to age and use.    
 
The Administrative Policy provides that initial appraisals submitted with building permit 
applications shall use the Actual Cash Value approach, unless the Floodplain Administrator in 
his/her discretion determines otherwise, based on the particular property.    
 
The Administrative Policy also allows the City to hire an independent licensed appraiser to 
evaluate the appraisal submitted by an applicant, and/or perform an independent appraisal of a 
structure.  All costs for any such appraisal and/or analysis shall be paid by the applicant.  The third-
party appraiser shall use the Actual Cash Value appraisal methodology unless otherwise 
determined by the Floodplain Administrator based on the particular property. 
 
3. Standardized Per Square-Foot Cost Estimate 
 
Establishing an accurate project cost estimate is an important component in determining whether 
a project constitutes a substantial improvement.   
 
An applicant submits an estimated project cost with a building permit application.  In most cases 
an applicant’s project cost estimate is a rough estimate by the architect, designer, and/or property 
owner.  These estimates may be inaccurate because a contractor has not been selected, final “build” 
drawings have not been prepared, or other reasons.  If estimate project costs increase after issuance 
of a building permit, the project may trigger the 50% threshold for substantial improvement, 
compelling the City to rescind project approvals, require modification of the project, or require the 
home to be raised pursuant to Floodplain regulations. 
 
To avoid this outcome, and to provide predictable and accurate project cost estimates, the 
Administrative Policy provides that the Floodplain Administrator may compare the applicant’s 
estimated project costs with an estimated project cost using a standardized cost per square foot set 
forth in the latest version of the Craftsman National Building Cost Manual (the “NBCM”).  The 
NBCM provides a national and statewide average per square foot valuation for construction within 
specific regions of all 50 states, including the Bay Area, and considers the size and configuration 
of the home, as well as the type of construction. 
 
For example, the most common type of home built in Belvedere’s Floodplain qualifies as luxury 
construction.  The NBCM provides a cost per square foot of construction as $388.89 for luxury 
construction in the Bay Area with a local area multiplier of 27%.  For a 2,600 square foot home, 
staff would initially multiply the square footage of the project by the cost per square foot, $388.89.  
This totals $1,011,114.00.  That total would then be adjusted with the local area modifier of 27%.  
This totals $1,284,114.78.  Therefore, the total cost of construction for this project would be 



$1,284,114.78, or $493.89 per square foot. 
 
Additionally, for projects consisting of remodels, staff has developed a scope of work valuation 
worksheet to evaluate and document the valuation of the proposed construction.  Staff would 
utilize a percentage of the square foot valuation provided above for areas of the proposed remodel, 
with a higher percentage being given to areas commonly known to have higher construction costs, 
such as kitchens and bathroom, as well as, areas with more extensive construction.   
 
If the NBCM project cost estimate is greater than the project cost estimate submitted by the 
applicant, the NBCM cost estimate shall be used in the substantial improvement analysis.    The 
Floodplain Administrator has the discretion to use the applicant’s project cost estimate if 
appropriate based on facts and circumstances of a particular project.   
 
4. Time Period of Inactivity Between Construction Projects 
 
FEMA regulations prohibit the “phasing” of construction projects.  Phasing construction projects 
is defined as separating a large construction/remodel project into multiple smaller projects to keep 
the total project valuation under the Substantial Improvement threshold.   
 
In order to address this issue this policy requires a minimum of one year of construction inactivity 
between projects.  The one-year timeframe will begin at the finalization of the initial building 
permit.  Any subsequent building permits will not be issued until a minimum of one year following 
a building permit final.  Should a building permit need to be issued during the time of required 
inactivity, the valuation of the initial building permit and any other building permit issued during 
that time, will be added together for the purposes of making a Substantial Improvement 
designation. 
 
Additionally, during the time of construction inactivity, the site and structure must be safe and 
habitable, as determined by the Building and Planning Departments.  The structure and/or site shall 
appear finished and shall not appear incomplete or unfinished in any way during the time of 
required inactivity between projects.  A complete or finished appearance may require the 
installation of site improvements, landscaping, or other features required by the Planning and 
Building Departments. 

14.7.3 POLICY/PROCEDURE 

1.  A Demolition in Flood Zone Presumed Substantial Improvement for Floodplain 
Regulation Purposes.   
 
If a project located in a designated floodplain constitutes a “demolition” as defined in Belvedere 
Municipal Code chapter 19.08, determined at any point before building permit finalization, then 
the project presumptively will be considered a substantial improvement pursuant to Belvedere 
Municipal Code chapter 16.20 and as such, must comply with all applicable Floodplain 
regulations.  In his or her discretion, based on unusual facts or circumstances, the Floodplain 
Administrator may determine a demolition is not a substantial improvement and is not required to 
satisfy Floodplain regulations.    



 
2.  Use of Independent Licensed Appraisers and Preferred Appraisal Method  
 
The Actual Cash Value appraisal method evaluates the cost to replace a structure on the same 
parcel with a new structure of like-kind and quality, minus depreciation due to age, use, and 
neglect.  The Actual Cash Value appraisal method is accepted by FEMA.   
 
The initial appraisal submitted with a Design Review application shall use the Actual Cash Value 
approach, unless otherwise agreed to by the Floodplain Administrator based on the facts and 
circumstances of the particular property.  All submitted appraisals shall use FEMA approved 
appraisal methodologies.  Currently, FEMA approved appraisal methodologies can be found at 
https://www.fema.gov/media-library-data/20130726-1535-20490-4788/unit8.pdf 
 
Additionally, in its discretion, the City may hire an independent licensed appraiser to evaluate any 
appraisals submitted by an applicant, and/or perform an independent appraisal of a structure’s fair 
market value.  The applicant shall pay all costs of such evaluations and/or appraisals.  Appraisals 
and appraisal evaluations shall use the Actual Cash Value appraisal methodology, unless otherwise 
directed by the Floodplain Administrator based on the facts and circumstances of the particular 
property.   
 
3. Standardized Per Square-Foot Cost Estimate 
  
In his or her discretion, the Floodplain Administrator may analyze the accuracy of an applicant’s 
estimated project cost by comparison with the standardized project cost per square foot 
construction established in the latest version of the Craftsman National Building Cost Manual (the 
“NBCM”).  If the NBCM project cost estimate is greater than the project cost estimate submitted 
by the applicant, the NBCM cost estimate shall be used in the substantial improvement analysis. 
Notwithstanding anything to the contrary in this section, the Floodplain Administrator may use the 
applicant’s project cost estimate if appropriate based on the facts and circumstances of the 
particular project.   
 
4. Time Period of Construction Inactivity Between Projects 
 
Unless there is a period of at least 12 months of construction inactivity between the finalization of 
an initial building permit and the issuance of subsequent building permits, the value of such 
projects will be added together for purposes of making a Substantial Improvement determination.  
During this time of construction inactivity, the site and structure must be safe and habitable as 
determined by the Planning and Building Departments.  Each project must receive final inspection 
approval from the City.  The structure/site must appear in finished form and shall not appear 
incomplete in any way during the time of inactivity between projects.  This may require the 
installation of site improvements, landscaping, or other features required by the Planning 
Department.   
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Chapter 16.20 

FLOODPLAIN MANAGEMENT 
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16.20.010 Statutory authorization. The Legislature ofthe State of California has, 
in Government Code Sections 65302, 65560, and 65800, conferred upon local 
government units authority to adopt regulations designed to promote the public health, 
safety, and general welfare of its citizenry. Therefore, the City Council of the City of 
Belvedere does hereby adopt the following floodplain management regulations. (Ord. 
2004-1 § 3 (part), 2004; Ord. 87-10 § I (part), 1987.) 

16.20.020 Findings of fact. A. The flood hazard areas of the City of Belvedere 
are subject to periodic inundation which results in loss oflife and property, health and 
safety hazards, disruption of commerce and governmental services, extraordinary public 
expenditures for flood protection and relief, and impairment of the tax base, all of which 
adversely affect the public health, safety, and general welfare. 



B. These flood losses are caused by uses that are inadequately elevated, 
flood proofed, or protected from flood damage. The cumulative effect of obstructions in 
areas of special flood hazards which increase flood heights and velocities also contribute 
to the flood loss. (Ord. 2004-I § 3 (part), 2004; Ord. 87-IO §I (part), I987.) 

I6.20.030 Statement of purpose. It is the purpose of this Chapter to promote the 
public health, safety, and general welfare, and to minimize public and private losses due 
to flood conditions in specific areas by provisions designed to: 

A. Protect human life and health; 
B. Minimize expenditure of public money for costly flood control projects; 
C. Minimize the need for rescue and relief efforts associated with flooding 

and generally undertaken at the expense of the general public; 
D. Minimize prolonged business interruptions; 
E. Minimize damage to public facilities and utilities such as water and gas 

mains; electric, telephone and sewer lines; and streets and bridges located in areas of 
special flood hazard; 

F. Help maintain a stable tax base by providing for the sound use and 
development of areas of special flood hazard so as to minimize future blighted areas 
caused by flood damage; 

G. Ensure that potential buyers are notified that property is in an area of 
special flood hazard; and 

H. Ensure that those who occupy the areas of special flood hazard assume 
responsibility for their actions. (Ord. 2004-I § 3 (part), 2004; Ord. 87 -I 0, § I (part), 
I987.) 

I6.20.035 Methods of reducing flood losses. In order to accomplish its purposes, 
this Chapter includes methods and provisions to: 

A. Restrict or prohibit uses which are dangerous to health, safety, and 
property due to water or erosion hazards, or which result in damaging increases in 
erosion or flood heights or velocities; 

B. Require that uses vulnerable to floods, including facilities which serve 
such uses, be protected against flood damage at the time of initial construction; 

C. Control the alteration of natural floodplains, stream channels, and natural 
protective barriers, which help accommodate or channel flood waters; 

D. Control filling, grading, dredging, and other development which may 
increase flood damage; and 

E. Prevent or regulate the construction of flood barriers which will 
unnaturally divert flood waters or which may increase flood hazards in other areas. (Ord. 
2004-I § 3 (part), 2004; Ord. 87-IO, §I (part), 1987.) 

I6.20.040 Definitions. Unless specifically defined below, words or phrases used 
in this Chapter shall be interpreted so as to give them the meaning they have in common 
usage and to give this Chapter its most reasonable application. 

A. "Accessory use" means a use which is incidental and subordinate to the 
principal use of the parcel of land on which it is located. 

B. "Alluvial fan" means a geomorphologic feature characterized by a cone or 
fan-shaped deposit of boulders, gravel, and fine sediments that have been eroded from 
mountain slopes, transported by flood flows, and then deposited on the valley floors, and 
which is subject to flash flooding, high velocity flows, debris flows, erosion, sediment 
movement and deposition, and channel migration. 

C. "Apex" means the point of highest elevation on an alluvial fan, which on 
undisturbed fans is generally the point where the major stream that formed the fan 
emerges from the mountain front. 

D. "Appeal" means a request for a review of the Floodplain Administrator's 
interpretation of any provision of this Chapter. 



E. "Area of shallow flooding" means a designated AO or AH Zone on the 
Flood Insurance Rate Map (FIRM). The base flood depths range from one to three feet; a 
clearly defined channel does not exist; the path of flooding is unpredictable and 
indeterminate; and velocty flow may be evident. Such flooding is characterized by 
ponding or sheet flow. 

F. "Area of special flood hazard"-see "Special flood hazard area." 
G. "Base flood" means a flood which has a 1 percent chance of being equaled 

or exceeded in any given year (also called the "1 00-year flood"). Base flood is the term 
used throughout this Chapter. 

H. "Basement" means any area of the building having its floor below ground 
level on all sides. 

I. "Building"-see "Structure." 
J. "Development" means any man-made change to improved or unimproved 

real estate, including but not limited to 
buildings or other structures, mining, dredging, filling, grading, paving, excavation or 
drilling operations or storage of equipment or materials. 

K. "Encroachment" means the advance or infringement of uses, plant growth, 
fill, excavation, buildings, permanent structures or development into a floodplain which 
may impede or alter the flow capacity of a floodplain. 

L. "Existing manufactured home park or subdivision" means a manufactured 
home park or subdivision for which the construction of facilities for servicing the lots on 
which the manufactured homes are to be affixed (including, at a minimum, the 
installation of utilities, the construction of streets, and either final site grading or the 
pouring of concrete pads) is completed before the effective date of the floodplain 
management regulations adopted by a community. 

M. "Expansion to an existing manufactured home park or subdivision" means 
the preparation of additional sites by the construction of facilities for servicing the lots on 
which the manufactured homes are to be affixed (including the installation of utilities, the 
construction of streets, and either final site grading or the pouring of concrete pads). 

N. "Flood, flooding, or flood water" means: 
1. a general and temporary condition of partial or complete 

inundation of normally dry land areas from the overflow of inland or tidal waters; the 
unusual and rapid accumulation or runoff of surface waters from any source; and/or 
mudslides (i.e., mudflows)-see "Mudslides;" and 

2. the condition resulting from flood-related erosion-see "Flood-
related erosion." 

0. "Flood Boundary and Floodway Map (FBFM)" means the official map on 
which the Federal Emergency Management Agency or Federal Insurance Administration 
has delineated both the areas of special flood hazards and the floodway. 

P. "Flood Hazard Boundary Map" means the official map on which the 
Federal Emergency Management Agency or Federal Insurance Administration has 
delineated the areas of flood hazards. 

Q. "Flood Insurance Rate Map (FIRM)" means the official map on which the 
Federal Emergency Management Agency or Federal Insurance Administration has 
delineated both the areas of special flood hazards and the risk premium zones applicable 
to the community. 

R. "Flood Insurance Study" means the official report provided by the Federal 
Insurance Administration that includes flood profiles, the Flood Insurance Rate Map, the 
Flood Boundary and Floodway Map, and the water surface elevation of the base flood. 

S. "Floodplain or flood-prone area" means any land area susceptible to being 
inundated by water from any source-see "Flooding." 

T. "Floodplain Administrator" is the individual appointed to administer and 
enforce the floodplain management regulations. 

U. "Floodplain management" means the operation of an overall program of 
corrective and preventive measures for reducing flood damage and preserving and 



enhancing, where possible, natural resources in the floodplain, including but not limited 
to emergency preparedness plans, flood control works, floodplain management 
regulations, and open space plans. 

V. "Floodplain management regulations" means this Chapter and other 
zoning ordinances, subdivision regulations, building codes, health regulations, special 
purpose ordinances (such as grading and erosion control) and other application of police 
power which control development in flood-prone areas. This term describes federal, state 
or local regulations in any combination thereof which provide standards for preventing 
and reducing flood loss and damage. 

W. "Flood proofing" means any combination of structural and nonstructural 
additions, changes, or adjustments to non-residential structures which reduce or eliminate 
flood damage to real estate or improved real property, water and sanitary facilities, 
structures, and their contents. 

X. "Floodway" means the channel of a river or other watercourse and the 
adjacent land areas that must be reserved in order to discharge the base flood without 
cumulatively increasing the water surface elevation more than one foot. Also referred to 
as "Regulatory Floodway." 

Y. "Floodway fringe" is that area of the floodplain on either side of the 
"Regulatory Floodway" where encroachment may be permitted. 

Z. "Fraud and victimization" as related to Sections 16.20.400 through 
16.20.420 of this Chapter regarding variances, means that the variance granted must not 
cause fraud on or victimization of the public. In examining this requirement, 
the City Council will consider the fact that every newly constructed building adds to 
government responsibilities and remains a part of the community for 50 to 100 years. 
Buildings that are permitted to be constructed below the base flood elevation are subject 
during all those years to increased risk of damage from floods, while future owners of the 
property and the community as a whole are subject to all the costs, inconvenience, 
danger, and suffering that those increased flood damages bring. In addition, future 
owners may purchase the property, unaware that it is subject to potential flood damage, 
and can be insured only at very high flood insurance rates. 

AA. "Functionally dependent use" means a use which cannot perform its 
intended purpose unless it is located or carried out in close proximity to water. The term 
includes only docking facilities, port facilities that are necessary for the loading and 
unloading of cargo or passengers, and ship building and ship repair facilities, and does 
not_include long-term storage or related manufacturing facilities. 

AB. "Governing body" is the local governing unit, i.e. county or municipality 
that is empowered to adopt and implement regulations to provide for the public health, 
safety and general welfare of its citizenry. 

AC. "Hardship" as related to Sections 16.20.400 through 16.20.420 ofthis 
Chapter regarding variances means the exceptional hardship that would result from a 
failure to grant the requested variance. The City Council requires that the variance be 
exceptional, unusual, and peculiar to the property involved. Mere economic or financial 
hardship alone is not exceptional. Inconvenience, aesthetic considerations, physical 
handicaps, personal preferences, or the disapproval of one's neighbors likewise cannot, as 
a rule, qualify as an exceptional hardship. All of these problems can be resolved through 
other means without granting a variance, even if the alternative is more expensive, or 
requires the property owner to build elsewhere or put the parcel to a different use than 
originally intended. 

AD. "Highest adjacent grade" means the highest natural elevation of the ground 
surface prior to construction next to the proposed walls of a structure. 

AE. "Historic structure" means any structure that is: 
1. listed individually in the National Register of Historic Places (a 

listing maintained by the Department of the Interior) or preliminarily determined by the 
Secretary of the Interior as meeting the requirements for individual listing on the National 
Register; 



2. certified or preliminarily determined by the Secretary of the 
Interior as contributing to the historical significance of a registered historic district or a 
district preliminarily determined by the Secretary to qualify as a registered historic 
district; 

3. individually listed on a state inventory of historic places in states 
with historic preservation programs which have been approved by the Secretary of the 
Interior; or 

4. individually listed on a local inventory of historic places in 
communities with historic preservation programs that have been certified either by an 
approved state program as determined by the Secretary of the Interior 
or directly by the Secretary of the Interior in states without approved programs. 

AF. "Levee" means a man-made structure, usually an earthen embankment, 
designed and constructed in accordance with sound engineering practices to contain, 
control or divert the flow of water so as to provide protection from temporary flooding. 

AG. "Levee system" means a flood protection system which consists of a levee, 
or levees, and associated structures, such as closure and drainage devices, which are 
constructed and operated in accord with sound engineering practices. 

AH. "Lowest floor" means the lowest floor of the lowest enclosed area, 
including basement (see "Basement"): 

I. An unfinished or flood resistant enclosure below the lowest floor 
that is usable solely for parking of vehicles, building access or storage in an area other 
than a basement area, is not considered a building's lowest floor provided it conforms to 
applicable non-elevation design requirements, including, but not limited to: 

of this Chapter; 

Chapter; 

a. the wet floodproofing standard in Subsection 16.20.300C3 

b. the anchoring standards in Subsection 16.20.300A of this 

c. the construction materials 
and methods standards in Subsection 16.20.300B ofthis 
Chapter; and 

d. the standards for utilities in Section 16.20.310 of this 
Chapter. 

2. For residential structures, all subgrade enclosed areas are 
prohibited as they are considered to be basements (see "Basement" definition). This 
prohibition includes below-grade garages and storage areas. 

AI. "Manufactured home" means a structure, transportable in one or more 
Sections, which is built on a permanent chassis and is designed for use with or without a 
permanent foundation when attached to the required utilities. The term "manufactured 
home" does not include a "recreational vehicle." 

AJ. "Manufactured home park or subdivision" means a parcel (or contiguous 
parcels) of land divided into two or more manufactured home lots for rent or sale. 

AK. "Market value" means the appraised valuation for the property minus the 
land value as determined by an independent appraisal by a certified appraiser. 

AL. "Mean sea level" means, for purposes of the National Flood Insurance 
Program, the North American Vertical Datum (NAVD) of 1988 or other datum, to which 
base flood elevations shown on a community's Flood Insurance Rate Map are referenced. 

AM. "New construction", for floodplain management purposes, means 
structures for which the "start of construction" commenced on or after the effective date 
of floodplain management regulations adopted by this community, and includes any 
subsequent improvements to such structures. 

AN. "New manufactured home park or subdivision" means a manufactured 
home park or subdivision for which the construction of facilities for servicing the lots on 
which the manufactured homes are to be affixed (including at a minimum, the installation 
of utilities, the construction of streets, and either final site grading or the pouring of 



concrete pads) is completed on or after the effective date of floodplain management 
regulations adopted by this community. 

AO. "Obstruction" includes, but is not limited to, any dam, wall, wharf, 
embankment, levee, dike, pile, 
abutment, protection, excavation, channelization, bridge, conduit, culvert, building, wire, 
fence, rock, gravel, refuse, fill, structure, vegetation or other material in, along, across or 
projecting into any watercourse which may alter, impede, retard or change the direction 
and/or velocity of the flow of water, or due to its location, its propensity to snare or 
collect debris carried by the flow of water, or its likelihood of being carried downstream. 

AP. "1 00-year flood"-see "Base flood." 
AQ. "Public safety and nuisance" as related to Sections 16.20.400 through 

16.20.420 of this Chapter regarding variances, means that the granting of a variance must 
not result in anything which is injurious to safety or health of an entire community or 
neighborhood, or any considerable number of persons, or unlawfully obstructs the free 
passage or use, in the customary manner, of any navigable lake, or river, bay, stream, 
canal, or basin. 

AR. "Recreational vehicle" means a vehicle which is: 
I. built on a single chassis; 
2. 400 square feet or less when measured at the largest horizontal 

projection; 
3. designed to be self-propelled or permanently towable by a light-

duty truck; and 
4. designed primarily not for use as a permanent dwelling but as 

temporary living quarters for recreational, camping, travel, or seasonal use. 
AS. "Regulatory floodway" means the channel of a river or other watercourse 

and the adjacent land areas that must be reserved in order to discharge the base flood 
without cumulatively increasing the water surface elevation more than one foot. 

AT. "Remedy a violation" means to bring the structure or other development 
into compliance with state or local floodplain management regulations, or, if this is not 
possible, to reduce the impacts of its noncompliance. Ways that impacts may be reduced 
include protecting the structure or other affected development from flood damages, 
implementing the enforcement provisions of this Chapter or otherwise deterring future 
similar violations, or reducing 
state or federal financial exposure with regard to the structure or other development. 

AU. "Riverine" means relating to, formed by, or resembling a river (including 
tributaries), stream, brook, etc. 

AV. "Sheet flow area"-see "Area of shallow flooding." 
A W. "Special flood hazard area (SFHA)" means: 

1. an area having special flood, mudslide (i.e., mudflow), and shown 
on a FHBM or FIRM as Zone A, AO, A1-A30, AE, A99, AH, E, M. 

2. areas subject to inundation by the 1-percent-annual-chance flood 
event with additional hazards due to storm-induced velocity wave action and shown on 
FHBM or FIRM as Zone V, VE, Vl-30. 

AX. "Start of construction" includes substantial improvement and other 
proposed new development and means the date the building permit was issued, provided 
the actual start of construction, repair, reconstruction, rehabilitation, addition, placement, 
or other improvement was within 180 days from the date of the permit. The actual start 
means either the first placement of permanent construction of a structure on a site, such 
as the pouring of slab or footings, the installation of piles, the construction of columns, or 
any work beyond the stage of excavation; or the placement of a manufacture home on a 
foundation. Permanent construction does not include land preparation, such as clearing, 
grading, and filling; nor does it include the installation of streets and/or walkways; nor 
does it include excavation for a basement, footings, piers, or foundations or the erection 
of temporary forms; nor does it include the installation on the property of accessory 



buildings, such as garages or sheds not occupied as dwelling units or not part of the main 
structure. For a substantial improvement, the actual start of construction means the first 
alteration of any wall, ceiling, floor, or other structural part of a building, whether or not 
that alteration affects the external dimensions of the building. 

A Y. "Structure" means a walled and roofed building that is principally above 
ground; this includes a gas or liquid storage tank or a manufactured home. 

AZ. "Substantial damage" means damage of any origin sustained by a structure 
whereby the cost of restoring the structure to its before-damaged condition would equal 
or exceed 50% of the market value of the structure before the damage occurred. 

BA. "Substantial improvement" means any reconstruction, rehabilitation, 
addition, or other proposed new development of a structure, the cost of which equals or 
exceeds 50% of the market value of the structure before the "start of construction" of the 
improvement. This term includes structures which have incurred "substantial damage," 
regardless of the actual repair work performed. The term does not, however, include 
either: 

I. any project for improvement of a structure to correct existing 
violations or state or local health, sanitary, or safety code specifications which have been 
identified by the local code enforcement official and which 
are the minimum necessary to assure safe living conditions, or 

2. any alteration of a "historic structure", provided that the alteration 
will not preclude the structure's continued designation as a "historic structure." 

BB. "Variance" means a grant of relief from the requirements of this Chapter 
which permits construction in a manner that would otherwise be prohibited by this 
Chapter. 

BC. "Violation" means the failure of a structure or other development to be 
fully compliant with this Chapter. A structure or other development without the elevation 
certificate, other certifications, or other evidence of compliance required in this Chapter 
is presumed to be in violation until such time as that documentation is provided. 

BD. "Water surface elevation" means the height, in relation to the North 
American Vertical Datum (NA VD) of I988, (or other datum, where specified) of floods 
of various magnitudes and frequencies in the floodplains of coastal or riverine areas. 

BE. "Watercourse" means a lake, river, creek, stream, wash, arroyo, channel or 
other topographic feature on or over which waters flow at least periodically. Watercourse 
includes specifically designated areas in which substantial flood damage may occur. 
(Ord. 2016-I §§ 2, 3, 4, and 5, 2016; Ord. 20II-I § I (part), 20II; Ord. 2004-I § 3 (part), 
2004; Ord. 87-10 §I (part), I987.) 

I6.20.I 00 General provisions-Lands to which this Chapter applies. This 
Chapter shall apply to all areas of special flood hazards within the City of Belvedere. 
(Ord. 2004-I § 3 (part), 2004; Ord. 87-IO §I (part), I987.) 

I6.20.II 0 General provisions-Basis for establishing the areas of special flood 
hazard. The areas of special flood hazard identified by the Federal Emergency 
Management Agency (FEMA) in the Flood Insurance Study (FIS) dated March I6, 20 I6, 
and accompanying Flood Insurance Rate Maps (FIRMs) dated March I6, 20I6, and all 
subsequent amendments and/or revisions, are hereby adopted by reference and declared 
to be a part of this Chapter. This FIS and attendant mapping is the minimum area of 
applicability of this Chapter and may be supplemented by studies for other areas which 
allow implementation of this Chapter and which are recommended to the City Council by 
the Floodplain Administrator. The study and FIRM are on file at Belvedere City Hall, 
450 San Rafael Avenue, Belvedere, CA. (Ord. 20I6-I § 6, 20I6; Ord. 20II-I §I (part), 
20 II; Ord. 2004-I § 3 (part), 2004; Ord. 87-I 0 § I (part), I987 .) 



16.20.120 General provisions-Compliance. No structure or land shall hereafter 
be constructed, located, extended, converted, or altered without full compliance with the 
term of this Chapter and other applicable regulations. Violation of the requirements 
(including violations of conditions and safeguards established in connection with 
conditions) shall constitute a misdemeanor. Nothing herein shall prevent the City of 
Belvedere from taking such lawful action as is necessary to prevent or remedy any 
violation. (Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 

16.20.130 General provisions-Abrogation and greater restrictions. This Chapter 
is not intended to repeal, abrogate, or impair any existing easements, covenants, or deed 
restrictions. However, where this Chapter and another ordinance, easement, covenant, or 
deed restriction conflict or overlap, whichever imposes the more stringent restrictions 
shall prevail. (Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 

16.20.140 General provisions-Interpretation. In the interpretation and 
application ofthis Chapter, all provisions shall be: 

A. considered as minimum requirements; 
B. liberally construed in favor of the governing body; and 
C. deemed neither to limit nor repeal any other powers granted under state 

statutes. (Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987 .) 

16.20.150 General provisions-Warning and disclaimer of liability. The degree 
of flood protection required by this Chapter is considered reasonable for regulatory 
purposes and is based on scientific and engineering considerations. Larger floods can and 
will occur on rare occasions. Flood heights may be increased by man-made or natural 
causes. This Chapter does not imply that land outside the areas of special flood hazards or 
uses permitted within such areas will be free from flooding or flood damages. This 
Chapter shall not create liability on the part of the City of Belvedere, any officer or 
employee thereof, the State of California, or the Federal Ins~rance Administration or 
Federal Emergency Management Agency, for any flood damages that result from reliance 
on this Chapter or any administrative decision lawfully made hereunder. (Ord. 2004-1 § 
3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 

16.20.200 Administration-Establishment of development permit. A 
development permit shall be obtained before any construction or other development 
begins within any area of special flood hazard established in Section 16.20.110 of this 
Chapter. Application for a development permit shall be made on forms furnished by the 
Floodplain Administrator and may include, but not be limited to: plans in duplicate drawn 
to scale showing the nature, location, dimensions, and elevation of the area in question; 
existing or proposed structures, fill, storage of materials, drainage facilities; and the 
location of the foregoing. Specifically, the following information is required: 

A. proposed elevation in relation to base flood, of the lowest floor 
(including basement) of all structures in the AE Zone-including the elevation of highest 
adjacent grade and the proposed elevation of lowest floor. In the VE Zone, the proposed 
elevation, in relation to base flood, of the bottom of the lowest structural member 
supporting the lowest floor; or 

B. proposed elevation in relation to mean sea level to which any 
nonresidential structure will be flood proofed, if required in Subsection 16.20.300C3 of 
this Chapter; and 

C. all appropriate certifications listed in Subsection 16.20.2200 of this 
Chapter; and 

D. description of the extent to which any watercourse will be altered or 
relocated as a result of proposed development. (Ord. 2011-1 § 1 (part), 20 II; Ord. 2004-
1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 



16.20.210 Administration-Designation of the Floodplain Administrator. The 
Building Official ofthe City ofBelvedere is hereby appointed to administer, implement, 
and enforce this Chapter by granting or denying development permits in accord with its 
provisions. (Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 

16.20.220 Administration-Duties and responsibilities of the Floodplain 
Administrator. The duties and responsibilities ofthe Floodplain Administrator shall 
include, but not be limited to the following: 

A. Permit Review. Review all development permits to determine that: 
1. permit requirements of this Chapter have been satisfied, 
2. all other required state and federal permits have been obtained, 
3. the site is reasonably safe from flooding, and 
4. the proposed development does not adversely affect the carrying 

capacity of areas where base flood elevations have been determined but a flood way has 
not been designated. For purposes of this Chapter, "adversely affects" means that the 
cumulative effect of the proposed development when combined with all other existing 
and anticipated development will increase the water surface elevation of the base flood 
more than one foot at any point. 

B. Review and Use of Any Other Base Flood Data. When base flood 
elevation data has not been provided in accordance with Section 16.20.110 of this 
Chapter, the Floodplain Administrator shall obtain, review, and reasonably utilize any 
base flood elevation and floodway data available from a federal or state agency, or other 
source, in order to administer Sections 16.20.300 through 16.20.350 of this Chapter. Any 
such information shall be submitted to the City Council for adoption. 

C. Notification of Other Agencies. In alteration or relocation of a 
watercourse: 

1. notify adjacent communities and the California Department of 
Water Resources prior to alteration or relocation; 

2. submit evidence of such notification to the Federal Insurance 
Administration, Federal Emergency Management Agency; and 

3. assure that the flood carrying capacity within the altered or 
relocated portion of said watercourse is maintained. 

D. Documentation of Floodplain Development. Obtain and maintain for 
public inspection and make available as needed the following: 

1. certification required by Subsection 16.20.300C 1 of this Chapter 
(lowest floor elevations); 

2. certification required by Subsection 16.20.300C2 ofthis Chapter 
(elevation or flood proofing of nonresidential structures); 

3. certification required by Subsection 16.20.300C3 ofthis Chapter 
(engineered foundation openings); 

4. certification of elevation required by Section 16.20.320 of this 
Chapter(subdivision standards); and 

5. certification required by Section 16.20.350 ofthis Chapter 
(floodway encroachments). 

E. Map Determinations. Make interpretations where needed as to the 
locations of the boundaries of the areas of special flood hazard. For example, where there 
appears to be a conflict between a mapped boundary and actual field conditions, grade 
and base flood elevation data shall be used to determine the boundaries of the Special 
Flood Hazard Area. The person contesting the location of the boundary shall be given a 
reasonable opportunity to appeal the interpretation as provided in Section 16.20.230 of 
this Chapter. 

F. Remedial Action. Take action to remedy violations of this Chapter as 
specified in Section 16.20.120 ofthis Chapter, or other applicable law. (Ord. 2011-1 § 1 
(part), 2011; Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 



16.20.230 Administration-Appeals. The City Council shall hear and decide 
appeals when it is alleged there is an error in any requirement, decision, or determination 
made by the Floodplain Administrator in the enforcement or administration of this 
Chapter. (Ord. 2004-1 § 3 (part), 2004.) 

16.20.300 Provisions for flood hazard reduction-Standards of construction. In 
all areas of special flood hazards the following standards are required: 

A. Anchoring. 
1. All new construction and substantial improvements shall be 

adequately anchored to prevent flotation, collapse or lateral movement of the structure 
resulting from hydrodynamic and hydrostatic loads, including the effects of buoyancy. 

2. All manufactured homes shall meet the anchoring standards of 
Section 16.20.330 of this Chapter. 

B. Construction materials and methods. All new construction and substantial 
improvement shall be constructed: 

1. with materials and utility equipment resistant to flood damage; 
2. using methods and practices that minimize flood damage; 
3. with electrical, heating, ventilation, plumbing and air conditioning 

equipment and other service facilities that are designed and/or located so as to prevent 
water from entering or accumulating within the components during conditions of 
flooding; and if 

4. within Zones AE or VE, so that there are adequate drainage paths 
around structures on slopes to guide flood waters around and away from proposed 
structures. 

C. Elevation and floodproofing. (See Section 16.20.040 ofthis Chapter-
definitions for "basement," "lowest floor," "new construction," "substantial damage" and 
"substantial improvement.") 

1. Residential construction, new or substantial improvement, shall 
have the lowest floor, including basement: 

a. in an AE zone, above the highest adjacent grade to a height 
exceeding the depth number specified in feet on the FIRM by at least one foot, or 

elevated at least three feet above the highest adjacent grade if no depth number is 
specified. 

b. in a VE zone, the bottom of the lowest structural member 
supporting the lowest floor elevated at least one foot above the base flood elevation, as 
determined by the community. 

c. in all other Zones, elevated at least one foot above the base 
flood elevation. 

Upon the completion of the structure, the elevation of the lowest floor, 
including basement, in the AE Zone, or the bottom of the lowest structural member, 
excluding pilings and columns, supporting the lowest floor, in the case of the VE Zone, 
shall be certified by a registered professional engineer or land surveyor to meet the 
elevation requirements as contained in this Section. Such certification shall be provided 
to the Floodplain Administrator and recorded in the City' s floodplain records. 

2. Nonresidential construction, new or substantial improvement, shall 
either be elevated to conform to Subsection 16.20.300C 1 of this Chapter, or together with 
attendant utility and sanitary facilities, shall: 

a. be floodproofed below the elevation specified in 
Subsection 16.20.300C1 of this Chapter so that the structure is watertight with walls 
substantially impermeable to the passage of water, shall: 

b. have structural components capable of resisting hydrostatic 
and hydrodynamic loads and effects of buoyancy; and 



c. be certified by a registered professional engineer or 
architect that the standards of this Subsection ( 16.20.300C2) are satisfied. Such 
certification shall be provided to the Floodplain Administrator. 

3. All new construction and substantial improvement with fully 
enclosed areas below the lowest floor (excluding basements) that are usable solely for 
parking of vehicles, building access or storage, and which are subject to flooding, shall be 
designed to automatically equalize hydrostatic flood forces on exterior walls by allowing 
for the entry and exit of floodwater. Designs for meeting this requirement must exceed 
the following minimum criteria: 

a. be certified by a registered professional engineer or 
architect to comply with the requirements ofFEMA technical Bulletin 1-93; or 

b. have a minimum of two openings having a total net area of 
not less than one square inch for every square foot of enclosed area subject to flooding. 
The bottom of all openings shall be no higher than one foot above grade. Openings may 
be equipped with screens, louvers, valves or other coverings or devices provided that they 
permit the automatic entry and exit of floodwater. 

4. Manufactured homes shall also meet the standards in Section 
16.20.330 ofthis Chapter. 

D. V Zone setback for new construction. All new structures constructed 
within Zones V, V1-30, and VE shall be located on the landward side ofthe reach of 
mean high tide (also known as mean high water). (Ord. 2016-1 §§ 7 and 8, 2016; Ord. 
2011-1 § 1 (part), 2011; Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 

16.20.310 Provisions for flood hazard reduction-Standards for utilities. A. All 
new and replacement water supply and sanitary sewage systems shall be designed to 
minimize or eliminate: 

1. infiltration of flood waters into the systems, and 
2. discharge from the systems into flood waters. 

B. On-site waste disposal systems shall be located to avoid impairment to 
them, or contamination from them during flooding. (Ord. 2004-1 § 3 (part), 2004; Ord. 
87-10 § 1 (part), 1987.) 

16.20.320 Provisions for flood hazard reduction-Standards for subdivisions. A. 
All preliminary subdivision proposals shall identify the flood hazard area and the 
elevation of the base flood. 

B. All subdivision plans will provide the elevation of proposed structure(s) 
and pad(s). If the site is filled above the base flood elevation, the lowest floor and pad 
elevations shall be certified by a registered professional engineer or surveyor and 
provided to the Floodplain Administrator. 

C. All subdivision proposals shall be consistent with the need to minimize 
flood damage. 

D. All subdivision proposals shall have public utilities and facilities such as 
sewer, gas, electrical and water systems located and constructed to minimize flood 
damage. 

E. All subdivisions shall provide adequate drainage to reduce exposure to 
flood hazards. (Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 § 1 (part), 1987.) 

16.20.330 Provisions for flood hazard reduction-Standards for manufactured 
homes. A. All manufactured homes that are placed or substantially improved, within 
Zones A 1-30, AH, AE and VE on the community's Flood Insurance Rate Map, on sites 
located: 

1. outside of a manufactured home park or subdivision, 
2. in a new manufactured home park or subdivision, 
3. in an expansion to an existing manufactured home park or 

subdivision, or 



4. in an existing manufactured home park or subdivision on a site 
upon which a manufactured home has incurred "substantial damage" as the result of a 
flood, shall be elevated on a permanent foundation such that the lowest floor of the 
manufactured home is elevated to at least one foot above the base flood elevation and be 
securely fastened to an adequately anchored foundation system to resist flotation collapse 
and lateral movement. 

B. All manufactured homes to be placed or substantially improved on sites in 
an existing manufactured home park or subdivision within Zones A 1-30, AH, AE, and 
VE on the community's Flood Insurance Rate Map that are not subject to the provisions 
of Subsection 16.20.330A will be securely fastened to an adequately anchored foundation 
system to resist flotation collapse and lateral movement, and elevated so that either the: 

1. lowest floor of the manufactured home is at least one foot above 
the base flood elevation, or 

2. manufactured home chassis is supported by reinforced piers or 
other foundation elements of at least equivalent strength that are no less than 36 inches in 
height above grade. (Ord. 2011-1 § 1 (part), 20II; Ord. 2004-I § 3 (part), 2004; Ord. 87-
10 § 1 (patt), 1987.) 

16.20.340 Provisions for flood hazard reduction-Standards for recreational 
vehicles. All recreational vehicles placed on sites within Zones A I-30, AH, AE and VE 
on the community's Flood Insurance Rate Map will either: 

A. be on the site for fewer than I80 consecutive days, and be fully licensed 
and ready for highway use-a recreational vehicle is ready for highway use if it is on its 
wheels or jacking system, is attached to the site only by quick disconnect type utilities 
and security devices, and has no permanently attached additions, or 

B. meet the permit requirements of Subsection 16.20.200 of this Chapter and 
the elevation and anchoring requirements for manufactured homes in Section 
16.20.330(A) ofthis Chapter. (Ord. 201I-1 § 1 (part), 2011; Ord. 2004-1 § 3 (part), 
2004; Ord. 87-10 § I (part), I987 .) 

16.20.350 Provisions for flood hazard reduction-Floodways. Located within 
areas of special flood hazard established in Section I6.20.I1 0 of this Chapter are areas 
designated as floodways. Since the floodway is an extremely hazardous area due to the 
velocity of flood waters which carry debris, potential projectiles, and erosion potential, 
the following provisions apply: 

A. Prohibit encroachments, including fill, new construction, substantial 
improvement, and other new development unless certification by a registered 
professional engineer or architect is provided demonstrating that encroachments shall not 
result in any increase in [the base] flood elevation during the occurrence of the base flood 
discharge. 

B. If Subsection 16.20.350A is satisfied, all new construction, substantial 
improvement, and other proposed new development shall comply with all other 
applicable flood hazard reduction provisions of Sections 16.20.300 through 16.20.340 of 
this Chapter. (Ord. 2011-1 § 1 (part), 20 II; Ord. 2004-I § 3 (part), 2004; Ord. 87-I 0 § I 
(part), I987 .) 

I6.20.400 Variances-Nature. The variance criteria set forth in this Chapter are 
based on the general principle of zoning law that variances pertain to a piece of property 
and are not personal in nature. A variance may be granted for a parcel of property with 
physical characteristics so unusual that complying with the requirements of this Chapter 
would create an exceptional hardship to the applicant or the surrounding property owners. 
The characteristics must be unique to the property and not be shared by adjacent parcels. 
The unique characteristic must pertain to the land itself, not to the structure, its 
inhabitants, or the property owners. It is the duty of the City of Belvedere to help protect 



its citizens from flooding. This need is so compelling and the implications of the cost of 
insuring a structure built below flood level are so serious that variances from the flood 
elevation or from other requirements in the flood chapter are quite rare. The long term 
goal of preventing and reducing flood loss and damage can only be met ifvariances are 
strictly limited. Therefore, the variance guidelines provided in this Chapter are more 
detailed and contain multiple provisions that must be met before a variance can be 
properly granted. The criteria are designed to screen out those situations in which 
alternatives other than a variance are more appropriate. (Ord. 2004-I § 3 (part), 2004.) 

I6.20.4I 0 Variances-Appeals board. A. The City Council shall hear and 
decide appeals and requests for variances from the requirements of this Chapter. In 
passing upon requests for variances, the City Council shall consider all technical 
evaluations, all relevant factors, standards specified in other Sections of this Chapter, and 
the: 

I. danger that materials may be swept onto other lands to the injury 
of others; 

2. danger of life and property due to flooding or erosion damage; 
3. susceptibility of the proposed facility and its contents to flood 

damage and the effect of such damage 
on the existing individual owner and future owners of the property; 

4. importance of the services provided by the proposed facility to the 
community; 

5. necessity to the facility of a waterfront location, where applicable; 
6. availability of alternative locations for the proposed use which are 

not subject to flooding or erosion damage; 
7. compatibility ofthe proposed use with existing and anticipated 

development; 
8. relationship of the proposed use to the comprehensive plan and 

floodplain management program for that area; 
9. safety of access to the property in time of flood for ordinary and 

emergency vehicles; 
IO. expected heights, velocity, duration, rate of rise, and sediment 

transport of the flood waters expected at the site; and 
II. costs of providing governmental services during and after flood 

conditions, including maintenance and repair of public utilities and facilities such as 
sewer, gas, electrical, and water system, and streets and bridges. 

B. Any applicant to whom a variance is granted shall be given written notice 
over the signature of a community official that: 

I. the issuance of a variance to construct a structure below the base 
flood level will result in increased premium rates for flood insurance up to amounts as 
high as $25 for $I 00 of insurance coverage, and 

2. such construction below the base flood level increases risks to life 
and property. It is recommended that a copy of the notice shall be recorded by the 
Floodplain Administrator in the Office of the Marin County Recorder and shall be 
recorded in a manner so that it appears in the chain of title of the affected parcel of land. 

C. The Floodplain Administrator will maintain a record of all variance 
actions, including justification for their issuance, and report such variances issued in its 
biennial report submitted to the Federal Insurance Administration, Federal Emergency 
Management Agency. (Ord. 2004-I § 3 (part), 2004; Ord. 87-IO §I (part), I987.) 

I6.20.420 Variances-Conditions. A. Generally, variances may be issued for 
new construction, substantial improvement, and other proposed new development to be 
erected on a lot of one-half acre or less in size contiguous to and surrounded by lots with 
existing structures constructed below the base flood level, providing that the procedures 



of Sections 16.20.200 through 16.20.230 and 16.20.300 through 16.20.350 of this 
Chapter have been fully considered. As the lot size increases beyond one-half acre, the 
technical justification required for issuing the variance increases. 

B. Variances may be issued for the repair or rehabilitation of "historic 
structures" (as defined in Section 16.20.040 of this Chapter) upon a determination that the 
proposed repair or rehabilitation will not preclude the structure's continued designation as 
an historic structure and the variance is the minimum necessary to preserve the historic 
character and design of the structure. 

C. Variances shall not be issued within any mapped regulatory floodway if 
any increase in flood levels during the base flood discharge would result. 

D. Variances shall only be issued upon a determination that the variance is 
the "minimum necessary" considering the flood hazard, to afford relief. "Minimum 
necessary" means to afford relief with a minimum of deviation from the requirements of 
this Chapter. For example, in the case of variances to an elevation requirement, this 
means the City Council need not grant permission for the applicant to build at grade, or 
even to whatever elevation the applicant 
proposes, but only to that elevation which the City Council believes will both provide 
relief and preserve the integrity of the local ordinance. 

E. Variances shall only be issued upon a: 
1. showing of good and sufficient cause; 
2. determination that failure to grant the variance would result in 

exceptional "hardship" (as defined in Section 16.20.040 of this Chapter) to the applicant; 
and 

3. determination that the granting of a variance will not result in 
increased flood heights, additional threats to public safety, or extraordinary public 
expense, create a nuisance (as defined in Section 16.20.040 ofthis Chapter-see "public 
safety or nuisance"), cause fraud and/or victimization (as defined in Section 16.20.040 of 
this Chapter) of the public, or conflict with existing local laws or ordinances. 

F. Variances may be issued for new construction, substantial improvement, 
and other proposed new development necessary for the conduct of a functionally 
dependent use provided that the provisions of Subsections 16.20.420A through E are 
satisfied and that the structure or other development is protected by methods that 
minimize flood damages during the base flood and does not result in additional threats to 
public safety and does not create a public nuisance. 

G. Upon consideration ofthe factors ofSection 16.20.410 ofthis Chapter and 
the purposes of this Chapter, the City Council may attach such conditions to the granting 
of variances as it deems necessary to further the purposes of this Chapter. (Ord. 2011-1 § 
1 (part), 2011; Ord. 2004-1 § 3 (part), 2004; Ord. 87-10 §I (part), 1987.) 

16.20.500 Enforcement. Violation of any provision of this Chapter may be enforced by 
the procedures outlined in Belvedere Municipal Code Chapters 1.12 and/or 1.14. (Ord. 
2004-1 § 3 (part), 2004.) 
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Explanation of the Cost Tables 

This manual shows construction or replacement 
costs for a wide variety of residential, commercial, 
industrial, public, agricultural and military buildings. 
For your convenience and to minimize the chance 
of an error, all the cost and reference information 
you need for each building type is brought together 
on two or three pages. After reading pages 4 to 6, 
you should be able to turn directly to any building 
type and create an error-free estimate or appraisal 
of the construction or replacement cost . 

The costs are per square foot of floor area for 
the basic building and additional costs for optional 
or extra components that differ from building to 
building. Building shape, floor area, design 
elements, materials used, and overall quality 
influence the basic structure cost. These and other 
cost variables are isolated for the building types. 
Components included in the basic square foot cost 
are listed with each building type. Instructions for 
using the basic building costs are included above 
the cost tables. These instructions include a list of 
components that may have to be added to the 
basic cost to find the total cost for your structure. 

The figures in this manual are intended to reflect 
the amount that would be paid by the first user of a 
building completed in mid 2020. 

Costs in the tables include all construction 
labor, material, equipment, plans, building 
supervision, overhead and profit. Cos table 
not include land value, site develop,,.."',..~ 
government mandated fees (other than 
permit) or the cost of modi · un 
conditions or grades. Constr 
represent as much as 60% or as 0 o of the 
cost to the first building owner. Site 
utility lines, government fees 
finance cost and marketing are not part of the 
construction cost and may be as much as 20% of 
the cost to the first building owner. 

Building Quality 
Structures vary widely in quality and the quality 

of construction is the most significant variable in the 
finished cost. For estimating purposes the structure 
should be placed in one or more quality classes. 
These classes are numbered from 1 which is the 
highest quality generally encountered. Each section 
of this manual has a page describing typical 
specifications which define the quality class. 

4 

Each number class has been assigned a word 
description (such as best, good, average or low) 
for convenience and to help avoid possible errors. 

The quality specifications do not reflect some 
design features and construction details that can 
make a building both more desirable and more 
costly. When substantially more than basic design 
elements are present, and when these elements 
add significantly to the cost, it is appropriate to 
classify the quality of the building as higher than 
would be warranted by the materials used in 
construction. 

Many structures do not fall into a single class 
and have features of two quality classes. The tables 
have "half classes" which apply to structures which 
have some fe~res of one class and some 
features of 1gh r or lower class. Classify a 
building int ' If class" when the quality 
elements are y e ly divided between two 
classe . Gener ality elements do not vary 
widely single tl ding. For example, it would be 
~....,.. .. 1 ·nd op quality single family residence 

im uality roof cover. The most weight 
be given to quality elements that have the 

est cost. For example, the type of wall and 
o ming or the quality of interior finish are more 

s "ficant than the roof cover or bathroom wall 
·nish. Careful evaluation may determine that 
ertain structures fall into two distinct classes. In 

this case, the cost of each part of the building 
should be evaluated separately. 

Building Shapes 

Shape classification considers any cost 
differences that arise from variations in building 
outline. Shape classification considerations vary 
somewhat with different building types. Where the 
building shape often varies widely between 
buildings and shape has a significant effect on the 
building cost, basic building costs are given for 
several shapes. Use the table that most closely 
matches the shape of the building you are 
evaluating. If the shape falls near the division 
between two basic building cost tables, it is 
appropriate to average the square foot cost from 
those two tables. 
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Explanation of the Cost Tables 

Area of Buildings 

The basic building cost tables reflect the fact 
that larger buildings generally cost less per square 
foot than smaller buildings. The cost tables are 
based on square foot areas which include the 
following: 

1. All floor area within and including the exterior 
walls of the main building. 

2. Inset areas such as vestibules, entrances or 
porches outside of the exterior wall but under the 
main roof. 

3. Any enclosed additions, annexes or lean-tos with 
a square foot cost greater than three-fourths of 
the square foot cost of the main building. 

Wall Heights 

Building costs are based on the wall 
given in the instructions for each bu· 
table . Wall height for the various floors of 
are computed as follows: Th sem 
measured from the bottom of flo 
bottom of the first floor slab 
first floor extends from the 
slab or joist to the top o he~.,.,.,. 

joist. Upper floors are mea 
floor slab or floor joist to the t e roof slab or 
ceiling joist. These measurements may be 
illustrated as follows: 

Upper stories 

1"story 

Basement 

Square foot costs of most building design types 
must be adjusted if the actual wall height differs 
from the listed wall height. Wall height adjustment 
tables are included for buildings requiring this 
adjustment. Wall height adjustment tables list 
square foot costs for a foot of difference in 
perimeter wall height of buildings of various areas. 
The amount applicable to the actual building area 
is added or deducted for each foot of difference 
from the basic wall height. 

Buildings such as residences, medical-dental 
buildings, funeral homes and convalescent 
hospitals usually have a standard 8-foot ceiling 
height except in chapels or day room areas. If a 
significant cost difference exists due to a wall 
height variation, this factor should be considered in 
establishing the quality class. 

Some square foot costs include the cost of 
expensive veneer finishes on the entire perimeter 
wall. When these buildings butt against other 
buildings, adjustments should be made for the lack 
of this finish. Where applicable, linear foot cost 
deductions are provided. 

The square foot costs in this manual are based 
on composite costs of total buildings including 
usual work room or storage areas. They are 
intended to be applied on a 100% basis to the total 
building area even though certain areas may or 
may not have interior finish . Only in rare instances 
will it be necessary to modify the square foot cost 
of a portion of a building . 

Multiple story buildings usually share a common 
roof structure and cover, a common foundation 
and common floor or ceiling structures. The costs 
of these components are included in the various 
floor levels as follows : 
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Explanation of the Cost Tables 

The first or main floor includes the cost of a floor 
structure built at ground level, foundation costs for 
a one-story building, a complete ceiling and roof 
structure, and a roof cover. The basement includes 
the basement floor structure and the difference 
between the cost of the first floor structure built at 
ground level and its cost built over a basement. 
The second floor includes the difference between 
the cost of a foundation for a one-story building 
and the cost of a foundation for a two-story building 
and the cost of the second story floor structure. 

Location Adjustments 

The figures in this manual are intended as 
national averages for metropolitan areas of the 
United States. Use the information on page 7 to 
adapt the basic building costs to any area listed. 
Frequently building costs outside metropolitan 
areas are 2% to 6% lower if skilled, productive, 
lower cost labor is available in the area. The factors 
on page 7 can be applied to nearly all the square 
foot costs and some of the "additional" costs in this 
book. 

Depreciation is the loss in value of a structure 
from all causes and is caused primarily by three 
forms of obsolescence: (1) physical (2) functional, 
and (3) economic. 

Physical obsolescence is the deterioration of 
building components such as paint, carpets or 
roofing. Much of this deterioration is totally curable. 
The physical life tables on pages 43, 235 and 269 
assume normal physical obsolescence. Good 
judgment is required to evaluate how deferred 
maintenance or rehabilitation will reduce or extend the 
anticipated physical life of a building. 

Functional obsolescence is due to some 
deficiency or flaw in the building. For example, too 
few bathrooms for the number of bedrooms or an 
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exceptionally high ceiling can reduce the life 
expectancy of a residence. Some functional 
obsolescence can be cured. The physical life 
tables do not consider functional obsolescence. 

Economic obsolescence is caused by 
conditions that occur off site and are beyond 
control of the owner. Examples of economic 
obsolescence include a store in an area of 
declining economic activity or obsolescence 
caused by governmental regulation (such as a 
change in zoning). Because this kind of 
obsolescence is particularly difficult to measure, it 
is not considered in the physical life tables. 

"Effective age" 
depreciation. 

Limitations 

This manual will be a useful reference for anyone 
who has to develop budget estimates or 
replacement costs for buildings. Anyone familiar 
with construction estimating understands that even 
very competent estimators with complete working 
drawings, full specifications and precise labor and 
material costs can disagree on the cost of a 
building. Frequently exhaustive estimates for even 
relatively simple structures can vary 10% or more. 
The range of competitive bids on some building 
projects is as much as 20%. Estimating costs is not 
an exact science and there's room for legitimate 
disagreement on what the "right" cost is. This 
manual can not help you do in a few minutes what 
skilled estimators may not be able to do in many 
hours. This manual will help you determine a 
reasonable replacement or construction cost for 
most buildings. It is not intended as a substitute for 
judgment or as a replacement for sound 
professional practice, but should prove a valuable 
aid to developing an informed opinion of value. 
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Area Modification Factors 
Construction costs are higher in some cities than in 

other cities. Add or deduct the percentage shown on this 
page or page 8 to adapt the costs in this book to your 
job site. Adjust your estimated total project cost by the 
percentage shown for the appropriate city in this table 
to find your total estimated cost. Where 0% is shown it 
means no modification is required . Factors for Canada 
adjust to Canadian dollars. 

construction cost variables, including labor, equipment 
and material cost, labor productivity, climate, job 
conditions and markup. 

Modification factors are listed alphabetically by state 
and city, followed by the first three digits of the postal 
zip code. 

These percentages were compiled by comparing the 
construction cost of buildings in nearly 600 communities 
throughout North America. Because these percentages 
are based on completed projects, they consider all 

These percentages are composites of many costs 
and will not necessarily be accurate when estimating the 
cost of any particular part of a building. But when used to 
modify costs for an entire structure, they should improve 
the accuracy of your estimates. 

Alabama Average -4% 
Anniston 362 -8% 
Auburn 368 -4% 
Bellamy 369 5% 
Birmingham 350-352 2% 
Dothan 363 -7% 
Evergreen 364 -10% 
Gadsden 359 -9% 
Huntsville 358 -1% 
Jasper 355 -8% 
Mobile 365-366 -2% 
Montgomery 360-361 -2% 
Scottsboro 357 -4% 
Selma 367 -5% 
Sheffield 356 0% 
Tuscaloosa 354 -4% 

Alaska Average 23% 
Anchorage 995 26% 
Fairbanks 997 27% 
Juneau 998 19% 
Ketchikan 999 18% 
King Salmon 996 23% 

Arizona Average -4% 
Chambers 865 -8% 
Douglas 855 -8% 
Flagstaff 860 -7% 
Kingman 864 -5% 
Mesa 852 3% 
Phoenix 850 3% 
Prescott 863 -6% 
Show Low 859 -7% 
Tucson 856-857 -5% 
Yuma 853 2% 

Arkansas Average -7% 
Batesville 725 -9% 
Camden 717 -2% 
Fayetteville 727 -4% 
Fort Smith 729 -7% 
Harrison 726 -12% 
Hope 718 -8% 
Hot Springs 719 -13% 
Jonesboro 724 -9% 
Little Rock 720-722 -3% 
Pine Bluff 716 -11% 
Russellville 728 -4% 
West Memphis 723 -2% 

California Average 9% 
Alhambra 917-918 8% 
Bakersfield 932-933 2% 
El Centro 922 0% 
Eureka 955 7% 
Fresno 936-938 -2% 
Herlong 961 9% 
Inglewood 902-905 9% 
Irvine 926-927 13% 
Lompoc 934 3% 
Long Beach 907-908 9% 
Los Angeles 900-901 8% 
Marysville 959 9% 
Modesto 953 1% 
Mojave 935 5% 
Novato 949 18% 
Oakland 945·947 24% 
Orange 928 12% 
Oxnard 930 2% 
Pasadena 910-912 9% 
Rancho Cordova 956-957 4% 
Redding 960 -3% 
Richmond 948 17% 
Riverside 925 4% 
Sacramento 958 3% 

Salinas 
San Bernardino 
San Diego 
San Francisco 
San Jose 
San Mateo 
Santa Barbara 
Santa Rosa 
Stockton 
Sunnyvale 

939 1% 
923-924 2% 
919-921 8% 
941 27% 
950-951 17% 
943-944 21% 
931 7% 
954 16% 
952 4% 
940 20% 

Van Nuys 
Whittier 

913-916 8% 
906 8% 

Colorado Average 
Aurora 800-801 
Boulder 803-804 
Colorado Springs 808-809 
Denver 802 
Durango 813 
Fort Morgan 807 
Glenwood Springs 816 
Grand Junction 814-815 
Greeley 806 
Longmont 805 
Pagosa Springs 811 
Pueblo 810 
Salida 812 

Connecticut Average 
Bridgeport 066 
Bristol 060 
Fairfield 064 
Hartford 061 
New Haven 065 
Norwich 063 

1% 
7% 
4% 
0% 
8% 

-1% 
-2% 
4% 
0% 
5% 
2% 

-4% 
0% 

-6% 

Stamford -069 1 
Waterbury 6 
West Hartl 5' 

Delaware A 
Dover 
Newark 
Wilmington 

District of Columbia 
Average 12% 

Washington 200-205 12% 

Florida Average -5% 
Altamonte Springs 327 -3% 
Bradenton 342 -6% 
Brooksville 346 -7% 
Daytona Beach 321 -9% 
Fort Lauderdale 333 2% 
Fort Myers 339 -6% 
Fort Pierce 349 -10% 
Gainesville 326 -9% 
Jacksonville 322 -2% 
Lakeland 338 -8% 
Melbourne 329 -8% 
Miami 330-332 1% 
Naples 341 -2% 
Ocala 344 -12% 
Orlando 328 1% 
Panama City 324 -11% 
Pensacola 325 -8% 
Saint Augustine 320 -2% 
Saint Cloud 347 -2% 
St Petersburg 337 -6% 
Tallahassee 323 -6% 
Tampa 335-336 -1 % 
West Palm Beach 334 -2% 

Georgia Average -4% 
Albany 317 -6% 
Athens 306 -5% 

Atlanta 303 12% 
Augusta 308-309 -2% 
Buford 305 -2% 
Calhoun 307 -9% 
Columbus 318-319 -3% 
Dublin/Fort Valley 310 -8% 
Hinesville 313 -6% 
Kings Bay 315 -10% 
Macon 312 -4% 
Marietta 300-302 4% 
Savannah 314 -4% 
Statesboro 304 -11 % 
Valdosta 316 -1% 

Hawaii Average 
Aliamanu 
Ewa 
Halawa Heights 
Hilo 
Honolulu 
Kailua 
Lualualei 
Mililani Town 
Pearl Ci 
Wahiaw 
Waianae 
Wailuku ( 

-9% 
-5% 

-10% 
-9% 

-11 % 
-9% 

-10% 
-8% 

Illinois Average 4% 
Arlington Heights 600 14% 
Aurora 605 14% 
Belleville 622 0% 
Bloomington 617 -1% 
Carbondale 629 -4% 
Carol Stream 601 14% 
Centralia 628 -3% 
Champaign 618 -2% 
Chicago 606·608 15% 
Decatur 623 -7% 
Galesburg 614 -4% 
Granite City 620 3% 
Green River 612 5% 
Joliet 604 13% 
Kankakee 609 -3% 
Lawrenceville 624 -6% 
Oak Park 603 18% 
Peoria 615·616 6% 
Peru 613 2% 
Quincy 602 16% 
Rockford 610·611 3% 
Springfield 625·627 0% 
Urbana 619 -4% 

Indiana Average -3% 
Aurora 470 -5% 
Bloomington 474 -2% 
Columbus 472 -4% 
Elkhart 465 -4% 
Evansville 476·477 4% 
Fort Wayne 467-468 -1% 
Gary 463-464 8% 
Indianapolis 460-462 4% 
Jasper 475 -8% 
Jeffersonville 471 -5% 
Kokomo 469 -8% 
Lafayette 479 -5% 

Muncie 
South Bend 
Terre Haute 

Kansas Average 
Colby 
Concordia 
Dodge City 
Emporia 
Fort Scott 
Hays 
Hutchinson 
Independence 
Kansas City 
Liberal 
Salina 
Topeka 
Wichita 

473 
466 
478 

-8% 
-2% 
-3% 

-3% 
1% 

-11 % 
-4% 
2% 
1% 

-1 % 
1% 
1% 

-8% 
5% 

-4% 
-3% 
-3% 
-6% 
-7% 

-14% 
5% 

-7% 
-3% 

0% 
677 -8% 
669 -12% 
678 -4% 
668 8% 
667 -6% 
676 -13% 
675 -6% 
673 29% 
660-662 5% 
679 14% 
674 -7% 
664-666 -1% 
670-672 -4% 

Kentucky Average ·4% 
Ashland 411-412 -4% 
Bowling Green 421 -5% 
Campton 413-414 -11% 
Covington 410 2% 
Elizabethtown 427 -10% 
Frankfort 406 7% 
Hazard 417-418 -10% 
Hopkinsville 422 -5% 
Lexington 403-405 1% 
London 407-409 -7% 
Louisville 400-402 2% 
Owensboro 423 -4% 
Paducah 420 0% 
Pikeville 415-416 -8% 
Somerset 425-426 -11% 
White Plains 424 -4% 

louisiana Average 2% 
Alexandria 713-714 4% 
Baton Rouge 707-708 10% 
Houma 703 4% 
Lafayette 705 8% 
Lake Charles 706 13% 
Mandeville 704 -3% 
Minden 710 -5% 
Monroe 712 -8% 
New Orleans 700-701 2% 
Shreveport 711 -4% 

Maine Average 
Auburn 
Augusta 
Bangor 
Bath 
Brunswick 

-5% 
042 -4% 
043 -5% 
044 -6% 
045 -6% 
039-040 -1% 

Camden 048 -1 0% 
Cutler 046 -7% 
Dexter 049 -4% 
Northern Area 047 -8% 
Portland 041 2% 

Maryland Average 2% 
Annapol is 214 8% 
Baltimore 210-212 7% 
Bethesda 208-209 13% 
Church Hill 216 -4% 
Cumberland 215 -8% 
Elkton 219 -5% 
Frederick 217 7% 
Laurel 206-207 8% 
Salisbury 218 -6% 

Massachusetts Average 12% 
Ayer 015-016 6% 
Bedford 017 15% 
Boston 021 -022 37% 
Brockton 023-024 20% 
Cape Cod 026 4% 
Chicopee 010 7% 
Dedham 019 18% 
Fitchburg 014 11 % 
Hingham 020 19% 
Lawrence 018 14% 
Nantucket 025 9% 
New Bedford 027 6% 
Northfield 01 3 2% 
Pittsfield 012 1% 
Springfield 011 8% 

Michigan Average 1% 
Battle Creek 490-491 -1 % 
Detroit 481-482 7% 
Flint 484-485 ·4% 
Grand Rapids 493-495 1% 
Grayling 497 -7% 
Jackson 492 -1% 
Lansing 488-489 0% 
Marquette 498-499 3% 
Pontiac 483 12% 
Royal Oak 480 7% 
Saginaw 486-487 -5% 
Traverse City 496 -2% 

Minnesota Average -1% 
Bemidji 566 -6% 
Brainerd 564 -3% 
Duluth 556-558 2% 
Fergus Falls 565 -10% 
Magnolia 561 -8% 
Mankato 560 -4% 
Minneapolis 553-555 13% 
Rochester 559 -1% 
St Cloud 563 2% 
St Paul 550-551 12% 
Thief River Falls 567 -2% 
Willmar 562 -6% 

Mississippi Average ·6% 
Clarksdale 386 -9% 
Columbus 397 0% 
Greenville 387 -14% 
Greenwood 389 -1 0% 
Gulfport 395 -6% 
Jackson 390-392 -3% 
Laurel 394 -7% 
McComb 396 -11 % 
Meridian 393 3% 
Tupelo 388 -7% 
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Area Modification Factors 
Missouri Average -3% Binghamton 137-139 -2% Oregon Average -3% Arlington 760 1% Lewisburg 249 -14% 
Cape Girardeau 637 -5% Bronx 104 10% Adrian 979 -12% Austin 786-787 12% Martinsburg 254 -5% 
Caruthersville 638 -7% Brooklyn 112 7% Bend 977 -5% Bay City 774 39% Morgantown 265 -4% 
Chillicothe 646 -4% Buffalo 142 1% Eugene 974 -3% Beaumont 776-777 18% New Martinsville 262 -9% 
Columbia 652 -4% Elmira 149 -3% Grants Pass 975 -5% Brownwood 768 -8% Parkersburg 261 1% 
East Lynne 647 4% Flushing 113 15% Klamath Falls 976 -8% Bryan 778 8% Rom ned 267 -7% 
Farmington 636 -8% Garden City 115 15% Pendleton 978 -3% Childress 792 -14% Sugar rove 268 -8% 
Hannibal 634 -2% Hicksville 118 14% Portland 970-972 10% Corpus Christi 783-784 18% Wheeling 260 5% 
Independence 640 5% Ithaca 148 -5% Salem 973 -2% Dallas 751-753 6% 
Jefferson City 650-651 -5% Jamaica 114 14% Del Rio 788 0% Wisconsin Average 0% 
Joplin 648 -6% Jamestown 147 -7% Pennsylvania Average -1% El Paso 798-799 -7% Amery 540 -1 % 
Kansas City 641 6% Kingston 124 -4% Allentown 181 3% Fort Worth 761 -762 2% Beloit 535 5% 
Kirksville 635 -15% Long Island 111 30% Altoona 166 -8% Galveston 775 24% Clam Lake 545 -8% 
Knob Noster 653 3% Montauk 119 7% Beaver Springs 178 -5% Giddings 789 6% Eau Claire 547 -2% 
Lebanon 654-655 -12% New York Bethlehem 180 4% Greenville 754 3% Green Bay 541-543 3% 
Poplar Bluff 639 -10% (Manhattan) 100-102 31 % Bradford 167 -8% Houston 770-772 26% La Crosse 546 0% 
Samt Charles 633 1% New York City 100-102 31 % Butler 160 -2% Huntsville 773 26% Lad~smith 548 -2% 
Saint Jos~h 644-645 -1% Newcomb 128 0% Chambersburg 172 -7% Longview 756 1% Ma ison 537 8% 
Springfiel 656-658 -8% Niagara Falls 143 -6% Clearfield 168 -3% Lubbock 793-794 -7% Milwaukee 530-534 6% 
StLouis 630-631 8% Plattsburgh 129 -1% DuBois 158 -10% Lufkin 759 8% Oshkosh 549 4% 

Poughkeepsie 125-126 1% East Stroudsburg 183 -5% McAllen 785 -6% Portage 539 0% 
Montana Average -3% Queens 110 17% Erie 164-165 -6% Midland 797 10% Prairie du Chien 538 -7% 
Billings 590-591 -2% Rochester 144-146 2% Genesee 169 -4% Palestine 758 2% Wausau 544 -3% 
Butte 597 -3% Rockaway 116 10% Greensburg 156 -4% Plano 750 7% 
Fairview 592 12% Rome 133-134 -4% Harrisburg 170-171 3% San Angelo 769 -6% Wyoming Average -1% 
Great Falls 594 -6% Staten Island 103 8% Hazleton 182 -3% San Antonio 780-782 8% Casper 826 1% 
Havre 595 -9% Stewart 127 -5% Johnstown 159 -9% Texarkana 755 -8% Cheyenne/ 
Helena 596 -2% Syracuse 130-132 2% Kittanning 162 -6% Tyler 757 -7% Laramie 820 -2% 
Kalispell 599 -6% Tonawanda 141 -1 % Lancaster 175-176 -1 % Victoria 779 12% Gillette 827 3% 
Miles City 593 -7% Utica 135 -6% Meadville 163 -9% Waco 765-767 -3% Powell 824 -3% 
Missoula 598 -6% Watertown 136 -1% Montrose 188 -4% Wi 763 -9% Rawlins 823 8% 

West Point 109 6% New Castle 161 -3% 764 -3% Riverton 825 -6% 
White Plains 105-108 14% Rock Springs 829-831 1% 

Nebraska Average -8% Philadelphia 190-191 11 % Sheridan 828 -3% 
Alliance 693 -10% North Carolina Average 

Pittsburgh 152 6% Wheatland 822 -3% 
Columbus 686 -7% -4% Pottsville 179 -8% 
Grand lslan~ 688 -8% Asheville 287-289 -7% Punxsutawney 157 -3% UNITED STATES Hastings 689 -9% Charlotte 280-282 7% Reading 195-19 % 
Lincoln 683-685 -4% Durham 277 0% Scranton 184-185 TERRITORIES 
McCook 690 -9% Elizabeth City 279 -8% Somerset 1 Guam 18% 
Norfolk 687 -10% Fayetteville 283 -6% Southeastern Puerto Rico -21% 
North Platte 691 -6% Goldsboro 275 0% Uniontown ont Average -5% 
Omaha 680-681 0% Greensboro 274 -3% Valley Forge AI any 058 -7% VIRGIN ISLANDS (U.S.) 
Valentine 692 -15% Hickory 286 -8% Warm ins St. Croix 2% 

Kinston 285 -9% Battleboro 053 -4% St. John 20% Warren Beecher Falls 059 -8% Raleigh 276 3% Washing St. Thomas 5% Nevada Average 1% Rocky Mount 278 -7% Bennington 052 -6% 
Carson City 897 -4% Wilkes Ba Burlington 054 4% Wilmington 284 -6% · iamspo CANADIAN AREA Elko 898 9% Winston-Salem 270-273 -5% Montpelier 056 -4% MODIFIERS Ely 893 -3% Rutland 057 -7% 
Fallon 894 0% Springfield 051 -6% These figures assume an 
Las Vegas 889-891 3% 5% White River exchange rate of S1.00 
Reno 895 -1 % 5% Junction 050 -5% Canadian to S.76 U.S. 

5% 
New Hampshire Average -1% 6% Virginia Average -4% Alberta Average 13% 
Charlestown 036 -5% 5% Abingdon 242 -9% Calgary 14% 
Concord 034 -3% 5% Alexandria 220-223 10% Edmonton 14% 
Dover 038 1% 5% Charlottesville 229 -6% Fort McMurray 12% 
Lebanon 037 -3% 6% Chesapeake 233 -4% 
Littleton 035 -6% 5% Culpeper 227 -5% British Columbia 
Manchester 032-033 2% Farmville 239 -12% Average 7% 
New Boston 030-031 3% South Carolina Average -1% Fredericksburg 224-225 -5% Fraser Valley 6% 

Aiken 298 4% Galax 243 -10% Okanagan 6% 
New Jersey Average 9% Beaufort 299 -2% Harrisonburg 228 -6% Vancouver 9% 
Atlantic City 080-084 4% Charleston 294 -1 % Lynchburg 245 -9% 
Brick 087 2% Columbia 290-292 -2% Norfolk 235-237 -2% Manitoba Average 0% 
Dover 078 9% Greenville 296 8% Petersburg 238 -3% North Manitoba 0% 
Edison 088-089 13% Myrtle Beach 295 -8% Radford 241 -9% Selkirk 0% 
Hackensack 076 10% Rock Hill 297 -6% Reston 201 7% South Manitoba 0% 
Monmouth 077 12% Spartanburg 293 -4% Richmond 232 2% Winnipeg 0% 
Newark 071-073 11% Roanoke 240 -9% 
Passaic 070 12% South Dakota Average -6% Staunton 244 -7% New Brunswick 
Paterson 074-075 7% Aberdeen 574 -7% Tazewell 246 -6% Average -13% 
Princeton 085 10% Mitchell 573 -6% Virginia Beach 234 -3% Moncton -13% 
Summit 079 16% Mobridge 576 -9% Williamsburg 230-231 -3% Newfoundland/Labrador -3% 
Trenton 086 7% Pierre 575 -10% Winchester 226 4% 

Rapid City 577 -8% Nova Scotia Average -8% 
New Mexico Average -8% Sioux Falls 570-571 -1% Washington Average 0% Amherst -8% 
Alamogordo 883 -11% Watertown 572 -4% Clarkston 994 -8% Nova Scotia -7% 
Albuquerque 870-871 -3% Oklahoma Average -5% Everett 982 2% Sydney -8% 
Clovis 881 -11% Adams 739 -10% Tennessee Average -2% Olympia 985 -2% 
Farmington 874 -1% Ardmore 734 -1% Chattanooga 374 2% Pasco 993 1% Ontario Average 7% 
Fort Sumner 882 -2% Clinton 736 -3% Clarksville 370 1% Seattle 980-981 11 % London 7% 
Gallup 873 -7% Durant 747 -11% Cleveland 373 -1% Spokane 990-992 -3% Thunder Bay 6% 
Holman 877 -10% Enid 737 -4% Columbia 384 -7% Tacoma 983-984 2% Toronto 7% 
Las Cruces 880 -8% Lawton 735 -8% Cookeville 385 -8% Vancouver 986 3% 
Santa Fe 875 -8% McAlester 745 -7% Jackson 383 -2% Wenatchee 988 -6% Quebec Average -1% 
Socorro 878 -14% Muskogee 744 -8% Kingsport 376 -5% Yakima 989 -5% Montreal -1 % 
Truth or Norman 730 -4% Knoxville 377-379 -2% Quebec City -1 % 

Consequences 879 -8% Oklahoma City 731 -3% McKenzie 382 -8% West Virginia Average -5% 
Tucumcari 884 -8% Ponca City 746 -1 % Memphis 380-381 1% Beckley 258-259 -5% Saskatchewan 

Poteau 749 -7% Nashville 371 -372 2% Bluefield 247-248 0% Average 4% 
New York Average 6% Pryor 743 -6% Charleston 250-253 4% La Ron2e 3% 
Albany 120-123 7% Shawnee 748 -8% Texas Average 5% Clarksburg 263-264 -7% Prince lbert 2% 
Amityville 117 9% Tulsa 740-741 0% Abilene 795-796 -2% Fairmont 266 -11 % Saskatoon 5% 
Batavia 140 1% Woodward 738 5% Amarillo 790-791 -2% Huntington 255-257 -4% 
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Building Cost Historical Index 

Use this table to find the approximate current dollar building cost when the actual cost is known for any year since 
1953. Multiply the figure listed below for the building type and year of construction by the known cost. The result is the 
estimated 2020 construction cost. 

Masonry Concrete Steel Wood-Frame Agricultural Year of 
Year Buildings Buildings Buildings Buildings Buildings Construction 

1953 14.73 13.22 12.20 1953 
1954 14.45 13.22 12.20 1954 
1955 13.86 12.52 11.67 1955 
1956 13.15 11.99 11.18 1956 
1957 12.77 11.91 10.91 1957 
1958 12.41 11.88 13.01 1958 
1959 12.02 11.37 10.43 1959 
1960 11.74 11 .20 10.22 1960 
1961 11.50 11.00 10.19 1961 
1962 11.25 10.87 10.04 1962 
1963 11.08 10.66 9.10 1963 
1964 10.75 10.30 9.56 1964 
1965 10.41 10.08 9.30 1965 
1966 9.94 9.64 9.04 1966 
1967 9.71 9.17 8.68 1967 
1968 9.31 8.67 8.30 1968 
1969 8.79 7.83 1969 
1970 8.44 7.44 1970 
1971 7.92 6.93 1971 
1972 7.36 6.45 1972 
1973 6.72 6.06 1973 
1974 5.98 5.62 1974 
1975 5.44 5.01 1975 
1976 5.10 4.75 1976 
1977 4.75 4.46 1977 
1978 4.42 4.04 1978 
1979 4.06 3.83 1979 
1980 3.68 3.46 1980 
1981 3.46 3.24 1981 
1982 3.35 3.12 1982 
1983 3.20 3.31 2.94 1983 
1984 2.99 3.05 2.86 1984 
1985 2.91 2.96 2.81 1985 
1986 2.83 2.92 2.92 2.75 1986 
1987 2.82 .89 2.86 2.73 1987 
1988 2.76 2.83 2.83 2.68 1988 
1989 2.70 2.70 2.78 2.60 1989 
1990 2.54 2.56 2.58 2.48 1990 
1991 2.75 2.43 2.44 2.35 1991 
1992 2.46 2.40 2.43 2.33 1992 
1993 2.40 2.32 2.40 2.29 1993 
1994 2.34 2.23 2.31 2.13 1994 
1995 2.22 2.17 2.06 2.17 2.01 1995 
1996 2.14 2.13 2.01 2.12 1.97 1996 
1997 2.07 2.07 1.93 2.08 1.92 1997 
1998 1.97 1.97 1.85 1.99 1.90 1998 
1999 1.90 1.90 1.81 1.96 1.87 1999 
2000 1.85 1.85 1.74 1.89 1.81 2000 
2001 1.79 1.79 1.71 1.82 1.76 2001 
2002 1.74 1.74 1.66 1.80 1.72 2002 
2003 1.72 1.72 1.62 1.79 1.69 2003 
2004 1.65 1.65 1.58 1.74 1.64 2004 
2005 1.53 1.53 1.41 1.56 1.61 2005 
2006 1.44 1.44 1.31 1.40 1.44 2006 
2007 1.39 1.39 1.24 1.30 1.33 2007 
2008 1.31 1.31 1.18 1.24 1.26 2008 
2009 1.30 1.30 1.14 1.24 1.26 2009 
2010 1.27 1.27 1.07 1.23 1.25 2010 
2011 1.28 1.28 1.11 1.25 1.29 2011 
2012 1.27 1.27 0.99 1.21 1.26 2012 
2013 1.21 1.21 1.05 1.15 1.18 2013 
2014 1.20 1.20 1.04 1.13 1.17 2014 
2015 1.19 1.19 1.03 1.12 1.16 2015 
2016 1.17 1.17 1.13 1.13 1.13 2016 
2017 1.14 1.14 1.15 1.14 1.13 2017 
2018 1.08 1.08 1.00 1.04 1.06 2018 
2019 1.02 1.02 1.04 0.99 1.01 2019 
2020 1.00 1.00 1.00 1.00 1.00 2020 
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Residential Structures Section 

The figures in this section include all costs 
associated with normal construction: 

Foundations as required for normal soil conditions. 
Excavation for foundations, piers, and other foundation 
components given a fairly level construction site. Floor, 
wall, and roof structures. Interior floor, wall, and ceiling 
finishes. Exterior wall finish and roof cover. Interior 
partitions as described in the quality class. Finish 
carpentry, doors, windows, trim, etc. Electric wiring and 
fixtures . Rough and finish plumbing as described in 
applicable building specifications. Built-in appliances as 
described in applicable building specifications. All labor 

and materials including supervision. All design and 
engineering fees, if necessary. Permits and fees. Utility 
hook-ups. Contractors' contingency, overhead and profit. 

The square foot costs do not include heating and 
cooling equipment or the items listed in the section 
"Additional Costs for Residential Structures" which 
appear on pages 27 to 31. The costs of the following 
should be figured separately and added to the basic 
structure cost: porches, basements, balconies, exterior 
stairways, built-in equipment beyond that listed in the 
quality classifications, garages and carports. 

Single Family Residences 

Single family residences vary widely in quality and the 
quality of construction is the most significant factor 
influencing cost. Residences are listed in six quality 
classes. Class 1 is the most expensive commonly 
encountered and Class 6 is the minimum required under 
most building codes. Nearly all homes built from stock 
plans or offered to the public by residential tract 
developers will fall into Class 3, 4, 5, or 6. For 
convenience, these classes are labeled Best Standard, 
Good Standard, Average Standard or Minimum Standard. 
Class 1 residences are labeled Luxury. Class 
residences are labeled Semi-Luxury. Class 1 and 
residences are designed by professional architects, 
usually to meet preferences of the first owner. 
The shape of the outside perimeter also has a sign1 
influence on cost. The more complex th 
more expensive the structure per square 
The shape classification of multipl ry o 
homes should be based on the in form 
outer-most exterior walls, inclu 
regardless of the story level. Mos 
into Classes 3, 4, 5 or 6 have 4, 6, corners, as 
illustrated below. Small insets that do not require a 
change in the roof line can be ignored when evaluating 
the outside perimeter. 
Class 1 and 2 (Luxury and Semi-Luxury) residences 
have more than ten corners and are best evaluated by 
counting the "building masses." A building mass is 
a group of contiguous rooms on one or more levels 
with access at varying angles from a common point or 

4 corners 6 corners 8 corners 

1 0 Residential Structures Section 

hallway. The illustration at the right below represents a 
residence with two building masses. Most Class 1 and 
Class 2 reside s have from one to four building 

ached garage. For convenience, 
1 a 2 single family residences 

r building masses have been 
les for Class 3, 4, 5 and 6 

8 and 10 building corners. 
arger lots often include a separate 

eping unit, either remote from the main structure 
ustrated below at the right) or joined to the main 

e by a hallway (no common wall). Evaluate any 
rate housekeeping unit as a separate residence . 
quality class of separate housekeeping units will 

sually be the same as the main residence if designed 
and built at the same time as the main residence. 
Residences which have features of two or more quality 
classes can be placed between two of the six labeled 
classes. The tables have five half-classes (1 & 2, 2 & 3, 
etc.) which can be applied to residences with some 
characteristics of two or more quality classes. If a portion 
of a residence differs significantly in quality from other 
portions, evaluate the square footage of each portion 
separately. 
These figures can be applied to nearly all single-family 
residences built using conventional methods and readily 
available materials, including the relatively small number 
of highly decorative, starkly original or exceptionally well-
appointed residences. 

10 corners 2 building masses and one separate unit 
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Single Family Residences 

Quality Classification 
Class 1 Class 2 Class 3 Class 4 Class 5 Class 6 
Luxury Semi-Luxury Best Std. Good Std. Average Std. Minimum Std. 

Foundation Reinforced Reinforced Reinforced Reinforced concrete Reinforced concrete Reinforced concrete. 
(9% of total cost) concrete. concrete. concrete. or concrete block. or concrete block. 
Floor Engineered Engineered Engineered Wood frame or Standard wood Slab on grade. 
Structure wood or steel wood or steel wood or stee I slab on grade, frame or slab No changes 
(12% of total cost) exceeding code or reinforced or reinforced changes in shape on grade with in elevation. 

minimums. concrete slab. concrete slab. and elevation. elevation changes. 
Wall Framing Wood or steel, Wood or steel, Wood or steel, Wood or steel, Wood or steel, Wood or steel, 
and Exterior very irregular walls, irregular shape, several wall offsets, stucco or wood stucco or wood stucco or hardboard 
Finish stone veneer, masonry veneer, wood or masonry siding, some trim siding, few offsets, siding, minimum 
(14% of total cost) many architectural better grade doors accents, good grade or veneer, average commodity grade grade doors and 

doors and windows. and windows. doors and windows. doors and windows. doors and windows. windows. 
Roof Complex plan, tile, Multi-level, slate, Multi-pitch, shake, Wood trusses, tile Wood frame, shingle Wood frame, 
(1 0% of total cost) slate or metal, tile or flat surface, tile or flat surface, or good shingles, or built-up cover, composition shingle 

highly detailed. decorative details. large closed soffit. closed soffit. open 24" soffit. cover, open soffit. 
Floor Finish Terrazzo, marble, Marble or granite Simulated marble Good sheet vinyl Composition tile 
(5% of total cost) granite, or inlaid entry, hardwood, tile entry, good and standard carpet, or minimum grade 

hardwood or best good carpet or sheet carpet, hardwood small area with sheet vinyl. 
carpet throughout. vinyl elsewhere. or vinyl elsewhere. tile or hardwood. 

Interior Wall Plaster or gypsum Plaster on gypsum Gypsum wallboard /.,./2" gypsum 1/2" gypsum 
and Ceiling wallboard with or metal lath or 2 with putty or texture wallboard with wallboard, smooth 
Finish artistic finish, layers of 5/8" coat finish, some textured finish, or orange peel 
(8% of total cost) many offsets and gypsum wallboard, irregular walls, most walls are finish. Nearly all 

wall openings, decorative details, decorative rectangular, doors walls are regular, 
decorative details many irregular in living r op , some. and windows are no decorative 
in nearly all rooms. wall openings. and kit de co 1ve details. the only openings. details. 

Interior Exposed beams or Great room has Cat 8' or 9' ceiling 8' or 9' ceiling Drop ceiling in 
Detail decorative ceiling, 12' to 16' ceiling, ate throughout, walk- throughout, sliding kitchen, other 
(5% of total cost) 12' to 16' ceiling most rooms have in closet in master mirrored closet rooms have 7'6" 

in great room, windows on two bedroom, separate doors, standard to 8' ceiling, 
many sky widows, sides, formal dinin dining area, some grade molding and minimum grade 
built-in shelving area, sever I framed decorative wood trim, breakfast bar molding and trim. 
and alcoves for art. openings. trim. or nook. 

Bath Custom large tile Large tiles Good plastic tub and Average plastic tub Minimum plastic 
Detail showers, separate one shower in at least one and shower in at tub and shower in 
(4% of total cost) elevated spa in ass lock o ge built-in bathtub, bathroom, one small least one bathroom. one bathroom. 

master bathroom. c ath. window in bathroom. window in each bath. 
Kitchen Over 30 LF of Over 20 LF of good Over 15 LF of stock Over 10 LF of stock Less than 10 
Detail deluxe wall and base stock wall and base standard grade wall standard grade wall LF of low-cost 
(8% of total cost) base cabinets, an abinets, cabinets, tile or and base cabinets, and base cabinets, wall and base 

stone counter top, synthetic stone acrylic counter top, low-cost tile or low-cost acrylic or cabinets, laminated 
island work area, counter top, desk desk and breakfast acrylic counter top, laminated plastic plastic counter top, 
breakfast bar. and breakfast bar. bar or nook. breakfast nook. counter top. space for table. 

Plumbing 4 deluxe fixtures 4 good fixtures 3 good fixtures 3 standard fixtures 3 standard fixtures 3 minimum 
(12% of total cost) per bathroom, per bathroom, per bathroom, per bathroom, per bathroom, fixtures per 

more bathrooms more bathrooms as many bathrooms less bathrooms less bathrooms bathroom, 
than bedrooms. than bedrooms. as bedrooms. than bedrooms. than bedrooms. 2 bathrooms. 

Special 10 luxury built-in 8 good built-in 6 good built-in 5 standard built-in 4 standard grade 4 minimum 
Features appliances, wet appliances, wet appliances, walk-in appliances, sliding kitchen appliances. grade kitchen. 
(3% of total cost) bar, home theater, bar, walk-in pantry, pantry, wet bar, glass or French doors, appliances. 

pantry, wine cellar. central vacuum. central vacuum. laundry room. 
Electrical Over 1 00 recessed 80 to 1 00 recessed Ample recessed Limited recessed 12 lighting fixtures, 10 or less lighting 
System or track lights, lighting fixtures. lighting on dimmers, lighting on dimmers. switch-operated fixtures, switch-
(1 0% of total cost) security system, security system, computer network, multiple TV outlets. duplex plug outlets operated plug outlets 

computer network. computer network. multiple TV outlets. in bedrooms. in most rooms. 
If Exterior Reinforced split Reinforced block Textured or coated Colored or coated Colored concrete Painted concrete 
Walls are face concrete or brick with concrete block concrete block block or painted block or common-
Masonry block or brick with masonry veneer or good quality or good quality common brick. brick. 

face brick veneer. or stucco coat. detailed brick. brick. 
Note: Use the percent of total cost to help identify the correct quality classification. 

Residential Structures Section 11 
TO BUY THIS COMPLETE REFERENCE GUIDE, GO TO www.Craftsman-Book.com 



TO BUY THIS COMPLETE REFERENCE GUIDE, GO TO www.Craftsman-Book.com 

Single Family Residences 

4 Corners (Classes 3, 4, 5 and 6) or 
One Building Mass (Classes 1 and 2 Only) 

Estimating Procedure 
1. Establish the structure quality class by applying the information on page 11. 
2. Multiply the structure floor area (excluding the garage) by the appropriate square foot cost below. 
3. Multiply the total from step 2 by the correct location factor listed on page 7 or 8. 
4. Add, when appropriate, the cost of a porch, garage, heating and cooling equipment, basement, fireplace, carport, 

appliances and plumbing fixtures beyond that listed in the quality classification. See the cost of these items on pages 27 
to 31 . 

Single Family Residence, Class 4 

Quality Class 700 800 900 1,000 1,500 1,600 1,700 1,800 2,000 

1, Luxury 528.70 506.57 488.28 430.76 424.23 417.81 411 .96 407.00 397.74 
1, & 2 459.74 440.50 424.60 374.57 368.89 363.34 358.16 353.85 345.84 
2, Semi-Luxury 321.30 307.87 296.75 261 .83 257.83 253.81 250.36 247.37 241.66 
2&3 235.84 226.01 217.83 192.18 189.22 186.36 183.72 181 .60 177.43 
3, Best Std. 205.81 197.25 190.08 167.73 165.15 162.65 160.37 158.42 154.82 
3&4 176.01 168.54 162.50 143.34 141.20 138.93 137.13 135.44 132.41 
4, Good Std. 151.65 145.19 140.03 123.50 121.57 119.77 118.11 116.57 114.06 
4&5 136.59 130.85 126.1 111 .31 109.56 107.88 106.41 105.13 102.66 
5 Avg. Std. 122.93 117.85 113. 100.14 98.62 97.12 95.77 94.65 92.47 
5&6 106.7 4 102.28 98.6 86.89 85.63 84.28 83.26 82.14 80.27 
6, Min. Std. 97.04 92.95 89.61 79.04 77.83 76.61 75.63 74.64 72.93 

Square Foot Area 
Quality Class 2,200 2,400 2,600 2,800 3,000 3,200 3,400 3,600 4,000 4,200 4,400 4,600 5,000+ 

1, Luxury 390.80 384.25 378.97 374.25 370.91 367.80 364.44 361.99 356.89 353.65 350.83 348.39 344.89 
1, & 2 339.93 334.14 329.53 325.43 322.51 319.83 316.90 314.76 310.36 307.52 305.07 302.94 299.91 
2, Semi-Luxury 237.66 233.52 230.34 227.46 225.39 223.47 221.44 219.98 216.89 214.92 213.19 211 .73 209.61 
2&3 174.36 171.44 169.09 166.99 165.42 163.99 162.59 161.47 159.23 157.79 156.51 155.42 153.87 
3, Best Std. 152.17 149.57 147.49 145.73 144.41 143.19 141 .86 140.88 138.92 138.93 137.82 136.85 135.50 
3&4 130.11 127.91 126.17 124.63 123.45 122.35 121.36 120.51 118.82 117.76 116.80 115.99 114.82 
4, Good Std. 112.10 110.17 108.72 107.30 106.41 105.45 104.55 103.73 102.34 101.43 100.57 99.89 98.89 
4&5 100.94 99.31 97.79 96.68 95.76 95.02 94.05 93.50 92.22 91.38 90.68 90.03 89.14 
5 Avg. Std. 90.91 89.41 88.19 86.98 86.28 85.53 84.74 84.17 83.02 81.82 81 .62 81.06 80.27 
5&6 78.92 77.61 76.51 75.54 74.93 74.18 73.51 72.98 72.07 71.33 70.86 70.32 69.68 
6, Min. Std. 71 .64 70.50 69.56 68.74 68.09 67.47 66.88 66.39 65.49 64.82 64.40 63.92 63.31 

Note: Tract work and highly repetitive jobs may reduce the cost 8 to 12%. Add 4% to the square foot cost of floors above the 
second floor level. Work outside metropolitan areas may cost 2 to 6% less. When the exterior walls are masonry, add 9 to 
10% for class 2 and 1 structures and 5 to 8% for class 3, 4, 5 and 6 structures. The building area includes all full story (7'6" to 
9' high) areas within and including the exterior walls of all floor areas of the building, including small inset areas such as 
entrances outside the exterior wall but under the main roof. For areas with a ceiling height of less than 80", see the section on 
half-story areas on page 30. 
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Single Family Residences 

10 Corners (Classes 3, 4, 5 and 6) or 
Four Building Masses (Classes 1 and 2 only) 

Estimating Procedure 
1. Establish the structure quality class by applying the information on page 11. 
2. Multiply the structure floor area (excluding the garage) by the appropriate square foot cost below. 
3. Multiply the total from step 2 by the correct location factor listed on page 7 or 8. 
4. Add, when appropriate, the cost of a porch , garage, heating and cooling equipment, basement, fireplace, carport, 

appliances and plumbing fixtures beyond that listed in the quality classification . See the cost of these items on pages 27 
to 31 . 

Single Family Residence, Class 2 & 3 

Quality Class 700 800 900 1,400 1,500 1,600 1,700 1,800 2,000 

1, Luxury 561 .30 537.83 467.95 460.03 452.32 445.95 440.35 435.24 426.11 
1' & 2 488.11 467.79 07 406.89 400.04 393.31 388.26 382.98 378.50 370.55 
2, Semi-Luxury 338.19 324.78 8 284.40 279.57 274.90 271 .01 267.63 264.47 258.93 
2&3 248.27 238.45 212.91 208.71 205.17 201.79 198.85 196.44 194.12 190.09 
3, Best Std. 216.65 208.03 185.84 182.16 179.06 176.11 173.59 171.44 169.45 165.86 
3&4 185.24 177.75 158.82 155.76 153.07 150.50 148.41 146.54 144.89 141.86 
4, Good Std. 159.63 153.26 136.87 134.15 131 .97 129.68 127.91 126.29 124.77 122.21 
4&5 143.77 138.03 123.31 120.87 118.84 116.86 115.25 113.70 112.37 110.10 
5 Avg. Std. 129.50 124.22 111 .10 108.89 107.02 105.26 103.69 102.55 101.26 99.17 
5&6 112.31 107.85 96.36 94.52 92.87 91 .29 90.00 88.91 87.77 86.08 
6, Min. Std. 102.17 98.03 87.59 85.85 84.45 82.97 81.78 80.82 79.83 78.21 

Square Foot Area 
Quality Class 2,200 2,400 2,600 2,800 3,000 3,200 3,400 3,600 4,000 4,200 4,400 4,600 5,000+ 

1, Luxury 419.24 417.40 407.57 402.68 399.16 395.87 392.65 390.08 385.08 381 .61 378.55 375.90 372.10 
1, & 2 364.59 359.07 354.46 350.12 347.21 344.24 341.49 339.19 334.95 330.98 328.36 326.09 322.86 
2, Semi-Luxury 254.76 250.95 247.69 244.76 242.62 240.57 238.64 237.13 234.05 231 .96 230.06 228.46 226.17 
2&3 187.00 184.17 181.79 179.64 178.04 176.62 175.14 174.00 171.83 165.08 163.79 162.62 161 .02 
3, Best Std. 163.20 160.78 158.69 156.74 155.37 154.05 152.84 151.85 149.96 148.60 147.41 146.39 144.92 
3&4 139.47 137.45 135.66 134.05 132.86 131.71 130.72 129.82 128.10 126.96 125.95 125.06 123.81 
4, Good Std. 120.23 118.44 116.99 115.42 114.43 113.48 112.60 112.01 110.44 109.46 108.20 107.08 106.02 
4&5 108.34 106.65 105.28 104.00 103.08 102.24 101.44 100.82 99.43 98.54 97.75 97.08 96.09 
5 Avg. Std. 97.44 96.05 94.84 93.67 92.80 92.13 91 .34 90.83 89.54 88.71 88.01 87.39 86.53 
5&6 84.63 83.36 82.24 81.24 80.49 79.92 79.27 78.77 77.74 77.05 76.42 75.89 75.15 
6, Min. Std. 76.96 75.75 74.81 73.88 73.23 72.65 72.07 71 .60 70.68 70.03 69.47 68.98 68.32 

Note: Tract work and highly repetitive jobs may reduce the cost 8 to 12%. Add 4% to the square foot cost of floors above the 
second floor level. Work outside metropolitan areas may cost 2 to 6% less. When the exterior walls are masonry, add 9 to 
10% for class 2 and 1 structures and 5 to 8% for class 3, 4, 5 and 6 structures. The building area includes all full story (7'6" to 
9' high) areas within and including the exterior walls of all floor areas of the building, including small inset areas such as 
entrances outside the exterior wall but under the main roof. For areas with a ceiling height of less than 80", see the section on 
half-story areas on page 30. 
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Design 

Roof 
(12% of total 
cost) 

Exterior 
Walls 
(18% of total 
cost) 

Doors 
and 
Windows 
{9% of total 
cost) 

Interior 
{5% of total 
cost) 

Floors 
{8% of total 
cost) 

Heating 
(7% of total 
cost) 

Kitchen 
(23% of total 
cost) 

Baths and 
Plumbing 
(14% of total 
cost) 

Bedrooms 
{4% of total 
cost) 
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Class 1 
Best Quality 

Indistinguishable from site-
built construction, good floor 
plan and sight lines. superior 
fit and finish 
Complex roof line, 30-year 
architectural shingles. roof 
pitch at least 4" in 12", good 
overhang on all sides, R-38 
insulation 
Good fiber-cement siding, 9' 
to 1 0' high, decorative trim, 6" 
exterior walls, R-1 9 insulation, 
7 /16" plywood sheathing 

Two 36" wide insulated steel 
panel exterior doors. solid core 
wood panel interior doors, 
good hardware. large insulated 
low-E vinyl sash windows. 
recessed entry 

Hardwood paneling or W 
gypsum board with good 
workmanship and trim 
throughout, coffered/ 
vaulted/beamed ceilings, 
plank-type acoustical tile , 
mirrored walls, built-in buffet 
cabinets, custom drapes. 
skylights, window sills, good 
drapes with sheers throughout 
Hardwood or ceramic tile 
entry, 30-50 oz. carpet, good 
vinyl in utility and guest bath. 
Good vinyl or hardwood in 
kitchen. 
110,000 BTU upflow air-
condition-ready forced air 
furnace with exterior access 
door. metal dueling to all 
rooms, fireplace, dual-zone 
heating 

18± LF of 25" wide stone or 
ceramic counter, 4" splash, 
luxury cabinets, roller drawers, 
dropped luminous ceiling, 
island work space, walk-in 
pantry, name-brand fixtures. 
cast iron sink, wet bar 

2 to 2V.. baths, 8 fixtures. 
master bath with two basins, 
sunken 60" tub, fiberglass 
shower with glass door, quality 
medicine cabinets. 6± feet of 
mirror over 8± feet of cultured 
marble or ceramic tile lavatory 
top, decorative faucets, 40-
gal. water heater. separate 
commode closet 

9 to 141inear foot floor-to-
ceiling sliding mirrored 
wardrobe doors, or large walk-
in closets. phone and cable TV 
jacks 

Manufactured Housing 

Quality Classification 
Class 2 

Good Quality 
Comparable to site-built 
construction. good floor 
plan, shelves and alcoves, 
good fit and finish 
Decorative roof line. gable 
accents, 25-year shingles, 
4" in 12" pitch. 12" overhang 
on all sides, R-33 insulation 

Painted fiber cement siding, 
9' high, some trim, 6" 
exterior walls, R-15 
insulation, 7/16" OSB 
sheathing 
Two 36" wide insulated steel 
exterior doors, hollow core 
wood interior doors. good 
hardware, good insulated 
low-E vinyl sash windows, 
recessed entry 

Pre-finished hardwood 
paneling and trim or W' 
gypsum board in all rooms. 
vaulted/beamed. ceiling in 
main rooms, good floor to 
ceiling drapes over sheer 
underlays in living room and 
dining room. several wall 
mirrors. some acoustic 
treatments 
26-30 oz. carpet 

Class 3 
Average Quality 

Clearly manufactured 
housing but with good 
design and materials. 
adequate fit and finish 
Gable accents. 25-year 
shingles. 4" in 12" pitch, 
8" to 12" overhang front 
and back, R-21 insulation 

Good foam-backed vinyl 
siding, 8' to 9' high , 4" 
exterior walls. R-13 
insulation, 7 /16" OSB 
sheathing 
36" wide steel front door 
with dead bolt, hollow core 
wood interior doors, 
average hardware. insulated 
vinyl windows, recessed 
entry 

-2 carpet with 1 /2" 
pad in all rooms exc 
guest bath d utility, VI 
kitchen. u uest 

,.~,_,nd pad in all rooms 
pt baths and kitchen, 

vinyl in kitchen and baths 
bath 

16± LF of tile or Corian 
counter. 4" splash, quality 
wood cabinets. dropped 
luminous ceiling, island work 
space, walk-in pantry, good 
quality fixtures. stainless or 
integrated 8" deep sink 

2 baths, vent fans. master 
bath will have two basins, 
sunken 60" tub and stall 
shower, quality medicine 
cabinets and fixtures. 
cultured marble vanities, 
good cabinets. 60" one-
piece shower in guest bath. 
30- to 40-gallon water 
heater, separate commode 
closet 
9 to 14 linear foot floor-to-
ceiling mirrored sliding 
wardrobe doors in master 
bedroom or walk-in closets, 
phone and cable TV jacks 

80,000 BTU upflow or 
downflow forced air 
condition-ready furnace, 
dueling to all rooms, 
simulated fireplace 

14 ± LF of Cor ian counter. 
2" splash, average quality 
wood-face cabinets and 
hardware. built-in range 
and oven with hood and 
fan . pantry cabinet. 7" deep 
stainless or porcelain sink 

2 baths, vent fans, 
fiberglass shower with 
glass or plastic door. 
fiberglass 60" tub, acrylic 
round toilets, 6 to 8 LF 
cultured marble vanity in 
each bath, twin basin 
master bath with 4 ± foot 
mirror. good cabinets, 30-
to 40-gallon water heater 

1 0± linear foot wardrobe, 
floor-to-ceiling mirrored 
sliding doors in master 
bedroom. cable TV jacks 

Class 4 
Low Quality 

Mobile home design, 
utilitarian floor plan. 
commodity-grade 
materials 
Simple roof line, less than 
4" in 12" pitch, small 
overhang front and back. 
R-1 9 insulation 

Vinyl siding, 8' high, 4" 
exterior walls. R-11 
insulation, 3/8" plywood 
sheathing 

36" wide steel front door. 
hollow core wood interior 
doors. economy 
ardware, smaller dual 

glaz d vinyl windows, 6' 
s g bedroom door 

d fire rated 
a paneling or 3/8" 

g um board, some 
xposed fasteners. 

acoustical tile ceiling, 
economy drapes in living 
room. dining room. and 
bedrooms, vinyl on 
composition molding. 

16- 22 oz. carpet with 5 
lb. pad in living, dining 
and bedrooms. economy 
vinyl sheet or tile in other 
areas 
Forced air furnace. 
fiberglass attic dueling to 
all rooms, under-door 
return vents, ready for air 
conditioning unit. 

12 ± LF laminate counter, 
smaller commodity-grade 
cabinets with wood raised 
panel doors. no lining, 
built-in range and oven, 
hood and fan. add for 
dishwasher if present 

1V.. baths. fiberglass 
shower with plastic door. 
fiberglass one-piece 54" 
tub, acrylic round toilets, 
4 to 5 linear foot cultured 
marble vanity with single 
basin. average quality 
cabinets and hardware. 
30-gallon water heater 

8 ± I in ear foot wardrobe, 
pre-finished and grooved 
plywood doors, mirrored 
wardrobe door in master 
bedroom 

Class 5 
Lowest Quality 

Poor design, often sold 
unfinished. common 
only in Sun Belt states 

Straight roof line, 
minimum pilch, little or 
no overhang, minimum 
roof cover. R-7 
insulation 
Hardboard or economy 
siding, 7' high, 4" 
exterior walls, R-7 
insulation 

34" or 32" wide 
aluminum exterior 
doors, hollow core wood 
interior doors. economy 
hardware. aluminum 
windows with storm 
sash 
Stapled 3/8" vinyl-
covered wallboard with 
battens at seams and 
corners. exposed 
fasteners or holding 
strips, unit may have 
been sold with interior 
finishing incomplete. 

Glued or stapled foam-
backed carpet in I iving 
room and bedroom, 
economy vinyl 
elsewhere 
Forced air furnace, 
minimum taped 
fiberglass duct, registers 
at the room center. 
return vents under doors 

1 0± LF of 24" wide 
laminate counter. 
plastic-faced MDF 
cabinets. stapled and 
glued, economy range 
and oven. minimum 
grade sink and fixtures. 
add for dishwasher if 
present 
m baths, fiberglass 
54" one-piece tub and 
shower with curtain, 
acrylic round toilets, 
small4' plastic marble 
vanity, minimum quality 
cabinets and hardware. 
20-gallon electric water 
heater. plastic supply 
and drain pipe 

Five to six linear foot 
wardrobe, plain plywood 
sliding doors 
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Manufactured Housing 

A manufactured home is a structure in one or more 
sections intended to be delivered for erection as a unit on 
a construction site. No wheels, axles or towbars are 
included in these costs. Units can be from 8 to 36 feet 
wide and up to 80 feet long. Manufactured homes 
assembled from two or three sections are referred to as 
double wide or triple wide units. The cost FOB the 
manufacturer is usually be about 2/3 

Estimating Procedure 

of the installed cost. These figures include all costs: 
typical delivery to the site, setting on piers, finishing 
("button up"), connection to utility lines, permits and 
inspections. Tip-out, expando, or tag-a-long units have 
one or more telescoping or attached rooms to the side. 
Include this floor areas in your calculations. Do not use 
area modification factors for manufactured housing. 

1. Establish the structure quality class by applying the information on page 16. 
2. Multiply the structure floor area (excluding any garage or storage area) by the appropriate square foot cost below. 
3. Add, when appropriate, the cost of a permanent foundation, air conditioning, built-ins, porch, skirting, tie-downs, carport, 

garage or storage building, 
screen walls and roof snow load rating. See the following page. 

Square Foot Area 
Quality Class 500 700 900 1100 1300 1500 1900 2100 2300 2500 

1, Best 117.88 116.40 114.98 113.48 107.64 106.23 104.78 103.31 
1, & 2 110.96 109.51 108.07 106.68 10 .80 99.30 97.88 96.39 
2, Good 104.00 102.57 101.14 96.89 .29 89.81 88.45 87 05 
2&3 97.16 95.64 94.25 88.52 83.00 81.59 80.17 78.84 
3, Average 90.58 89.18 87.60 82.29 74.57 73.21 71 .88 70.52 
3&4 84.77 83.27 81.89 76.78 69.15 67.80 66.46 65.07 
4, Low Average 78.92 77.51 76.02 71.20 63.72 62.42 61.05 59.70 
4&5 74.20 72.68 71.29 66.63 59.38 58.05 56.71 55.29 
5 Lowest 69.81 68.40 66.94 60.74 55.29 53.95 52.64 51.29 

Manufactured Housing, Class 1 Manufactured Housing, Class 3 

Manufactured Housing, Class 4 Manufactured Housing, Class 5 
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Manufactured Housing 

Additional Costs 

Permanent Foundation, in place of setting on piers 

Single Story 
Less than 1 ,000 square feet of floor area $8,750 to $15,450 
Over 1,000 square feet to 1,800 square feet of floor area $15,450 to $28,300 
Over 1 ,800 square feet to 2,500 square feet of floor area $28,300 to $46,200 

For two-story units, use the footprint of the first floor and select a figure higher in the range of costs. For difficult site 
conditions, such as a high water table, heavy clay soil, rock, over 3' foundation depth or a sloping site, use a figure in 
the higher range of costs. 

Air Conditioning 
Central air for use by existing furnace and ducts 
2 ton, up to 1,100 S.F. $3,600 
2-1/2 to 3 ton, over 1,100 to 1 ,600 S.F. $4,130 
4 to 5 ton, over 1,600 to 2,500 S.F. $4,535 to $5,340 

Cost per unit 
Thru-wall small unit 1/2 H.P., 6,000 Btu $1 ,250 
Thru-walllarge unit 1 H.P., 12,000 Btu $1,660 
Evaporative cooler, roof mounted $1,180 to $1 ,870 
Wiring for air conditioning $227 to $478 

Built-Ins 
Dishwasher (included in classes 1, 2 & 3) $970 - $1 ,290 
Garbage disposal (included in all base cost, deduct if 
missing) $200- $1 ,200 
Built-in microwave oven $540 - $750 
Trash compactor $880 - $1 , 11 0 
Wet bar (walk-up- if not included in class) $770 - $ 
Wet bar (walk behind -if not included in class) 

$2,540- $2,77 
Separate shower in master bath $88 1 0 
One-half bath: toilet, sink, and pullman $1,74 
Bathroom sink or laundry sink 
Fireplace (permanent- includes flue 
Fireplace (free standing- includes f 
Built-in buffet-hutch (included in cia 

Whirlpool tub in master bath 

Porches and Decks (no roofs included) 

Wood deck at home floor level with handrail, skirting, 
steps and outdoor carpet, per square foot of porch 
or deck $19.30 to $27.00 

Skirting, cost per linear foot of skirt 

Lightweight aluminum panels 
Lap aluminum siding 
Painted hardboard panels 
Flagstone-type aluminum panels 
Concrete composite panels 
Vinyl panels 
Brick or stone 
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$6.70 
$11.95 
$15.50 
$12.00 

$20.05- $25.00 
$13.33 
$21.01 

Storage Buildings, Garages, per S.F. of 
floor 

Aluminum exterior $20.80 
Enameled steel exterior $16.40 
Hardboard panel exterior $36.45 
Figure the garage ost per SF at 2/3 of the home cost per 
SF. 

$105-$155 

$265-$415 
$60-$90 

a port, Porch, or Deck Roof, per S.F. 

Aluminum supports and roof cover, free standing 
$15.05 - $20.00 

Aluminum supports and roof cover, attached to house 
$9.70-$14.05 

Wood supports and enameled steel cover, free standing 
$17.65- $22.00 

Screen Wall Enclosure, per linear foot of 8' 
wall 

Wood frame with screen walls and door $69.00 
Wood or aluminum frame with screen and glass walls, 
with door $120.00 

Roof Snowload Capability 
Cost per square foot of roof 
30 pound design load 
40 pound design load 
50 pound design load 
60 pound design load 
80 pound design load 

1 00 pound design load 
175 pound design load 

$.76-$1.21 
$1 .20 - $2.18 
$2.18- $2.89 
$2.88- $3.85 
$3.65- $5.80 
$4.81 - $6.65 
$6.10-$7.35 
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Multi-Family Residences - Apartments 

Foundation 
(9% of total cost) 

Floor 
Structure 
(12% of total cost) 

Walls and 
Exterior 
Finish 
(12% of total cost) 

Roof & Cover 
(1 0% of total cost) 

Windows and 
Doors 
(5% of total cost) 

Interior 
Finish 
(8% of total cost) 

Floor Finish 
(5% of total cost) 

Interior 
Features 
(5% of total cost) 

Bath Detail 
(4% of total cost) 

Kitchen 
(8% of total cost) 

Electrical 
(1 0% of total cost) 

Plumbing 
(12% of total cost) 

Class 1 
Best Quality 

Conventional crawl space 
built on a sloping site. 

Engineered wood, steel 
or concrete exceeding 
code requirements, complex 
plan, changes in elevation. 

Complex wood or light 
steel frame, stone or 
masonry veneer, 
1 0' average wall height. 

Complex roof plan, 
good insulation, tile 
or good shake cover. 

Many large, good quality 
vinyl or metal windows, 
architectural grade doors. 

Gypsum board with heavy 
texture or plaster, some 
paneled walls, cathedral 
ceiling at entry, built-in 
cases, several wall offsets 
and level changes. 

Masonry or stone tile entry, 
good hardwood or deluxe 
carpet in most rooms, good 
sheet vinyl in other rooms. 

Breakfast bar or nook, 
formal dining room, one 
walk-in closet, line 
utility room or pa 

Good tile shower, 
simulated marble top. 

16 LF of better hardwood 
wall and base cabinets, 
synthetic stone top, 6 very 
good built-in appliances. 

Ample recessed lighting, 
task lighting in kitchen and 
bath, security & computer, 
networks, good chandelier. 

Four excellent fixtures per 
bathroom, copper 
supply and drain lines. 

Quality Classification 

Class 2 
Good Quality 
Conventional crawl space 
built on a sloping site. 

Engineered wood or steel 
built to meet code 
requirements, changes in 
shape and elevation. 

Wood or light steel 
frame, masonry veneer 
at entrance, good wood 
or stucco siding. 

Good insulation, 
good shake, tile or 
5-ply built-up roof. 

Large, good-quality 
vinyl or metal windows, 
commercial grade doors. 

Textured gypsum board, 
some paneled walls, 
decorative or stain grade 
trim at entrance or livin 
room, several irregu r 
walls and wall ope 

12 LF of good hardwood 
wall and base cabinets, 
tile or acrylic top, 5 
good built-in appliances. 

Recessed lighting in most 
rooms, good task lighting in 
kitchen & bath, security & 
computer networks. 

Three good fixtures per 
bathroom, copper supply 
and drain I ines. 

Class 3 
High Average 

Quality 
Conventional crawl space, 
footing over 40" deep. 

Standard wood frame with 
irregular shape and changes 
in elevation. 

Wood or light steel frame, 
decorative trim at entrance, 
plywood or stucco siding, 
simple framing plan. 

4-ply built-up roof, 
some portions heavy 
shake or tile. 

ar ad or tile at entry, 
dard carpet in most 

rooms, sheet vinyl in 
kitchen and bath. 

Separate dining 
area, good closet 
space, I in en closet 
and small utility closet. 

Better vanity cabinet 
and good wall cabinet. 

8 LF of standard hardwood 
wall and base cabinets, 
acrylic top, 4 standard 
grade built-in appliances. 

Recessed lighting in kitchen 
and living room , switched 
receptacles in bedrooms, 
wired for cable TV. 

Three standard fixtures per 
bathroom, copper supply 
and plastic drain lines. 

Plumbing costs assume 1 bathroom per unit. See page 30 for the costs of additional bathrooms. 

For Masonry 
Walls 

Good textured block, tile 
or decorative brick. 

Colored or detailed block Colored concrete block, 
tile or decorative brick. tile or decorative brick. 

When masonry walls are used in lieu of wood or light steel frame walls, add 9% to the appropriate S.F. cost. 

Class 4 
Low Average 

Quality 
Concrete slab or crawl 
space with 30" footing. 

Standard wood frame 
or concrete slab, 
simple floor plan. 

Wood frame, some 
ornamental details 
at entrance, plywood 
or hardboard siding. 

4-ply built-up roof, 
some portions shake 
or composition shingles. 

Textured 1/2" gypsum 
board, some wall-cover 
or hardboard paneling, 
most walls are rectangular, 
standard grade trim and 
wall molding. 

Average quality carpet 
or hardwood in most 
rooms, sheet vinyl or 
resilient tile in kitchen. 

Dining area is in the 
kitchen, small closet 
in each bedroom, 
linen closet. 

Good vanity cabinet, 
good medicine cabinet. 

6 LF of low-cost 
wall and base cabinets, 
laminate counter top, 4 
standard grade appliances. 

Low-cost recessed lighting 
in kitchen and living room, 
switched receptacles in 
other rooms, cable TV. 

Three low cost fixtures 
per bathroom, plastic 
supply and drain lines. 

Colored concrete 
block or brick. 

Class 5 
Minimum Quality 

Concrete slab. 

Simple slab on grade 
with no changes in 
elevation. 

Wood frame, little 
or no ornamentation, 
inexpensive stucco or 
hardboard siding. 

4-ply built-up roof 
or minimum grade 
composition single. 

Minimum grade 
doors and windows. 

1/2" gypsum board 
with smooth finish , 
no ornamental details, 
doors and windows 
are the only wall 
openings. 

Minimum carpet 
or resilient tile 
throughout. 

Dining area is part 
of kitchen, minimum 
closet space, 
minimum shelving. 

Vanity and one small 
medicine cabinet. 

5 LF of low-cost. 
wall & base cabinets, 
laminate counter top, 
low cost appliances. 

Fluorescent ceiling 
fixture in kitchen, 
switched receptacles 
in other rooms. 

Three minimum-grade 
fixtures per bathroom, 
plastic supply & drains. 

Concrete block or 
common brick. 

Note: Use the percent of total cost to help identify the correct quality classification. Exceptional class multi-family residences have architectural details and features 
uncommon in conventional apartment buildings. Many exceptional class multi-family structures are designed for sale or conversion to condominium ownership. 
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Multi-Family Residences - Apartments 

2 or 3 Units 

Estimating Procedure 
1. Establish the structure quality class by applying the information on page 19. 
2. Multiply the average unit area by the appropriate square foot cost below. The average unit area is found by dividing the 

building area on all floors by the number of units in the building. The building area should include office and 
utility rooms, interior hallways and interior stairways. 

3. Multiply the total from step 2 by the correct location factor listed on page 7 or 8. 
4. Add, when appropriate, the cost of balconies, porches, garages, heating and cooling equipment, basements, 

fireplaces, carports, appliances and plumbing fixtures beyond that listed in the quality classification. See the cost 
of these items on pages 27 to 31 . 

5. Costs assume one bathroom per unit. Add the cost of additional bathrooms from page 30. 

Multi-Family, Class 2 Multi-Family, Class 4 

Square Feet 
Quality Class 400 450 500 650 700 750 800 900 1,000 
Exceptional 232.68 222.48 .23 204.79 202.22 199.26 197.53 194.14 190.96 
1, Best 204.43 195.41 182.82 179.95 177.66 175.05 173.56 170.46 167.80 
1, & 2 179.28 171 .38 160.40 157.81 155.76 153.61 152.18 149.42 147.08 
2, Good 156.87 150.02 140.36 138.04 136.33 134.40 133.17 130.78 128.74 
2&3 143.46 137.13 128.34 126.36 124.67 122.97 121 .81 119.72 117.76 
3, Hi Average 131 .29 125.43 117.48 115.59 114.00 112.55 111.44 109.43 107.73 
3&4 121.21 115.85 108.41 106.77 105.38 103.86 102.94 101.07 99.48 
4, Lo Average 111 .98 107.00 100.14 98.53 97.20 95.88 95.05 93.38 91.82 
4&5 103.41 98.80 92.41 90.95 89.83 88.54 87.78 86.14 84.74 
5 Minimum 95.42 91 .29 85.45 84.03 82.88 81 .86 81 .05 79.48 78.30 

Average Unit Area in Square Feet 
Quality Class 1,100 1,200 1,300 1,400 1,500 1,600 1,700 1,800 1,900 2,000 2,200 
Exceptional 188.78 186.74 185.09 183.71 182.52 181.44 180.52 179.70 178.93 178.34 177.79 
1, Best 165.69 164.16 162.52 161 .36 160.27 159.34 158.54 157.96 157.18 156.62 156.19 
1, & 2 145.35 143.87 142.55 141 .45 140.66 139.75 139.01 138.47 137.85 137.48 137.01 
2, Good 127.15 125.92 124.79 123.84 123.07 122.29 121.71 121 .13 120.64 120.18 119.87 
2&3 116.42 115.07 114.23 113.25 112.56 111 .86 111.31 110.91 110.35 110.02 109.66 
3, Hi Average 106.47 105.38 104.43 103.56 102.95 102.33 101 .80 101.48 100.90 100.60 100.31 
3&4 98.32 97.22 96.38 95.63 95.09 94.46 94.11 93.56 93.18 92.94 92.62 
4, Lo Average 90.79 89.83 88.98 88.31 87.80 87.26 86.79 86.41 86.05 85.78 85.52 
4&5 83.81 82.97 82.27 81.53 81 .09 80.56 80.14 79.86 79.44 79.22 78.98 
5 Minimum 77.32 76.61 75.90 75.35 74.82 74.35 74.02 73.64 73.42 73.08 72.93 
Note: Work outside metropolitan areas may cost 2 to 6% less. Add 2% to the costs for second floor areas and 4% for third 
floor areas. Add 9% when the exterior walls are masonry. 
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Suburban Stores 

Suburban stores are usually built as part of shopping centers. They differ from urban stores in that they are built in open 
areas where modern construction techniques, equipment and more economical designs can be used. They are also subject 
to greater variations in size and shape than are urban stores. Do not use the figures in this section for department stores, 
discount houses or urban stores. These building types are evaluated in other sections. 

Costs identified "building shell only" do not include permanent partitions, display fronts or finish materials on the 
front of the building. Costs for "multi-unit buildings" include partitions, display fronts and finish materials on the 
front of the building. All figures include the following costs: 

1. Foundations as required for normal soil conditions. 
2. Floor, rear wall, side wall and roof structures. 
3. A front wall consisting of vertical support columns or pilasters and horizontal beams spanning the area 

between these members, leaving an open space to receive a display front. 
4. Interior floor, wall and ceiling finishes. 
5. Exterior wall finish on the side and rear walls. 
6. Roof cover. 
7. Basic lighting and electrical systems. 
8. Rough and finish plumbing. 
9. A usual or normal parapet wall 

10. Design and engineering fees . 
11. Permits and fees. 
12. Utility hook-ups. 

11 . Communications systems. 

For valuation purposes suburban stores are divided into two building types: masonry or concrete frame, or wood 
or wood and steel frame. Each building type is divided into four shape classes: 

1. Buildings in which the depth is greater than the front. 

2. Buildings in which the front is between one and 
two times the depth. 

3. Buildings in which the front is between two and 
four times the depth. 

4. Buildings in which the front is greater than four times the depth. 
Angular buildings should be classed by comparing the sum of the 
length of all wings to the width of the wings. All areas should be 
included, but no area should be included as part of two different 
wings. Note the example at the right. 
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Suburban Stores - Masonry or Concrete 

Quality Classification 
Class 1 Class 2 Class 3 Class 4 

Best Quality Good Quality Average Quality Low Quality 

Foundation Reinforced concrete. Reinforced concrete. Reinforced concrete. Reinforced concrete. 
(15% of total cost) 

Floor Structure 6" reinforced concrete 6" reinforced concrete 6" reinforced concrete 4" reinforced concrete 
(15% of total cost) on 6" rock base. on 6" rock base. on 6" rock base. on 6" rock base. 
Wall Structure 8" reinforced decorative 8" reinforced decorative 8" reinforced concrete 8" reinforced concrete 
(15% of total cost) concrete block, 6" concrete block, 6" block, 6" concrete tilt-up block or 6" concrete 

concrete tilt-up or 8" concrete tilt-up or 8" or 8" reinforced tilt-up. 
reinforced brick. reinforced brick. common brick. 

Roof Glu-lam or steel beams Glu-lam or steel beams Glu-lam beams on steel Glu-lam beams on 
(15% of total cost) on steel intermediate on steel intermediate intermediate columns. steel intermediate 

columns. columns. columns. 
Panelized roof system, Panelized roof system, Panelized roof system, Panelized roof system, 
1/2" plywood sheathing, 1/2" plywood sheathing, 1/2" plywood sheathing, 1 /2" plywood 
5 ply built-up roof 5 ply built-up roof ly built-up roof. sheathing, 4 ply 
with insulation. with insulation. built-up roof. 

Floor Finish Terrazzo, sheet vinyl Resilient tile with Minimum grade tile. 
{5% of total cost) or very good carpet. 50% solid vinyl tile, 

terrazzo. or good carpet. 
Interior Inside of exterior walls Paint on inside of 
Wall Finish furred out with gypsum exterior walls, gypsum 
(5% of total cost) wallboard or lath and wallboard with texture 

plaster cover. Exterior and paint on partitions. 
walls and partitions 
finished with vinyl wal I 
covers and hardwood veneers. 

Ceiling Finish Suspended good grade Suspended acoustical Exposed beams with 
{5% of total cost) acoustical tile with tile with exposed grid ceiling tile or paint. 

gypsum wal I board bac system. 
Lighting ous recessed 3 tube Continuous 3 tube fluo- Continuous exposed 2 
{5% of total cost) fluorescent strips with egg rescent strips with egg tube fluorescent strips, 

crate diffusers. 8' o.c. crate diffusers, 8' o.c. 8' O.C. 

Exterior Face brick Exposed aggregate, some Paint on exposed areas, Paint on exposed 
(8% of total cost) veneer. stone veneer. some exposed aggregate. areas. 
Plumbing 6 good fixtures pe 6 standard fixtures per 4 standard fixtures per 4 standard fixtures per 
(12% of total cost) 5,000 S.F. of floor area, 5,000 S.F. of floor area, 5,000 S.F. of floor area, 5,000 S.F. of floor area 

metal toilet partitions. metal toilet partitions. metal toilet partitions. wood toilet partitions. 
Note: Use the percent of total cost to help identify the correct quality classification. 
The costs on pages 90 to 93, and 95 to 102 include display fronts. The quality of the display front will help establish the quality class of the building as 
a whole. Display fronts are classified as follows: 

Class 1 Class 2 Class 3 Class 4 
Best Quality Good Quality Average Quality Low Quality 

Bulkhead Vitrolite, domestic Black flagstone, terrazzo Average ceramic tile, Roman Stucco, wood or 
(0 to 4' high) marble or stainless steel. or good ceramic tile. brick or imitation flagstone . common brick. 
Window Frame Bronze or stainless steel. Heavy aluminum. Aluminum. Light aluminum with 

with stops. 
Glass 1/4" float glass with 1/4" float glass, some 1/4" float glass. Crystal or 1/4" float 

mitered joints. mitered joints. glass. 
Sign Area Vitrolite , domestic Black flagstone, terrazzo, Average ceramic tile , Roman Stucco. 
(4' high) marble or stainless steel. or good ceramic tile. brick or imitation flagstone. 
Pilasters Vitrolite, domestic Black flagstone, terrazzo Average ceramic tile , Roman Stucco. 

marble. or good ceramic tile. brick or imitation flagstone. 
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Suburban Stores - Masonry or Concrete 

Building Shell Only 

Estimating Procedure 
1. Use these figures to estimate the cost of shell-type buildings without permanent partitions, display fronts or finish material 

on the front wall of the building. 
2. Establish the structure quality class by applying the information on page 89. 
3. Compute the building floor area. This should include everything within the exterior walls and all inset areas outside the 

main walls but under the main roof. 
4. Add to or subtract from the cost below the appropriate amount from the Wall Height Adjustment Table (at the bottom of 

this page) if the wall height is more or less than 16 feet. 
5. Multiply the adjusted square foot cost by the building area. 
6. Deduct, if appropriate, for common walls, using the figures at the bottom of page 91 . 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 to 248: heating and cooling equipment, fire 

sprinklers, display fronts. finish materials on the front wall, canopies, interior partitions, exterior signs, mezzanines and 
basements, loading docks and ramps, yard improvements, and communication '""'r"rr'" 

1, Best 
1 & 2 
2, Good 
2&3 
3, Average 
3&4 
4, Low 

Length of front between 1 and 2 times depth -Square Foot Area 
Quality Class 500 1,000 2,000 3,000 5,000 7,500 10,000 15,000 20,000 25,000 35,000 
1, Best 195.24 163.98 142.05 132.32 122.66 116.48 112.79 108.48 105.96 104.14 101.84 
1 & 2 180.41 151 .60 131.21 122.28 113.24 107.65 104.26 100.26 97.87 96.24 94.04 
2, Good 168.90 141 .89 122.91 114.48 106.03 100.76 97.55 93.87 91.65 90.05 88.09 
2&3 159.85 134.30 116.28 108.35 100.39 95.28 92.36 88.76 86.66 85.28 83.35 
3, Average 153.87 129.27 111 .97 104.31 96.58 91.85 88.90 85.49 83.46 82.12 80.23 
3&4 145.78 122.50 106.07 98.78 91.52 87.03 84.26 80.98 79.09 77.80 76.06 
4, Low 137.54 115.55 100.03 93.14 86.31 82.05 79.47 76.41 74.59 73.30 71.71 

Wall Height Adjustment: Costs above are based on a 16' wall height. measured from the bottom of the floor slab or floor 
joists to the top of the roof cover. Add or subtract the amount listed to or from the square foot cost for each foot more or less 
than 16 feet. 

Area 500 1,000 2,000 2,500 3,000 4,000 5,000 7,500 10,000 12,500 
Cost 2.16 1.97 1.85 1.64 1.45 1.29 1.20 .95 .82 .72 

Area 15,000 20,000 25,000 30,000 35,000 50,000 70,000 75,000 100,000 150,000 
Cost .68 .67 .61 .59 .55 .49 .42 .40 .29 .27 
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Suburban Stores - Masonry or Concrete 

Building Shell Only 

Estimating Procedure 
1. Use these figures to estimate the cost of shell-type buildings without permanent partitions, display fronts or finish material 

on the front wall of the building. 
2. Establish the structure quality class by applying the information on page 89. 
3. Compute the building floor area. This should include everything within the exterior walls and all inset areas outside the 

main walls but under the main building roof. 
4. Add to or subtract from the cost below the appropriate amount from the Wall Height Adjustment Table on page 90 if the 

wall height is more or less than 16 feet. 
5. Multiply the adjusted square foot cost by the building area. 
6. Deduct. if appropriate, for common walls, using the figures at the bottom of this page. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 to 248: heating and cooling equipment, fire 

sprinklers, display fronts, finish materials on the front wall, canopies, interior partitions, exterior signs, mezzanines and 
basements, loading docks and ramps, yard improvements, and communica · n systems. 

en 2 and 4 times depth - Square Foot Area 
Quality Class 1 ,000 2,000 5,000 7,500 10,000 15,000 20,000 30,000 50,000 70,000 
1, Best 170.09 146.72 136.38 126.02 119.45 115.61 111.03 107.97 104.94 101.70 99.90 
1 & 2 156.65 135.07 125.55 116.03 110.03 106.46 102.16 99.66 96.61 93.65 91 .98 
2, Good 145.83 125.79 116.91 108.02 1 02.41 99.14 95.14 92.77 89.96 87.18 85.70 
2&3 138.14 119.15 110.72 102.34 97.05 93.87 90.11 87.91 85.27 82.58 81.13 
3, Average 132.66 114.48 106.49 98.32 93.28 90.15 86.57 84.51 81.88 79.29 77.98 
3&4 126.02 108.74 101.03 93.36 88.55 85.69 82.20 80.17 77.80 75.32 73.99 
4, Low 118.98 102.66 95.36 88.15 83.58 80.87 77.66 75.75 73.38 71 .15 69.96 

Length greater than 4 times depth - Square Foot Area 
Quality Class 2,000 3,000 5,000 10,000 15,000 20,000 30,000 50,000 75,000 100,000 150,000 
1, Best 154.76 143.09 131.41 119.63 114.42 111.32 107.68 103.99 101.69 100.30 98.71 
1 & 2 140.96 130.32 119.65 108.89 104.16 101.43 98.06 94.67 92.57 91.34 89.87 
2, Good 131 .18 121.25 111.30 101.37 96.98 94.36 91.24 88.09 86.13 84.94 83.54 
2&3 124.15 114.75 105.38 95.93 91 .78 89.30 86.34 83.43 81.53 80.39 79.14 
3, Average 119.25 110.30 101.24 92.20 88.15 85.76 82.95 80.15 78.37 77.30 76.03 
3&4 112.74 104.28 95.76 87.15 83.32 81.10 78.41 75.77 74.04 73.06 71.90 
4, Low 106.73 98.72 90.59 82.51 78.87 76.78 74.24 71 .71 70.11 69.19 67.98 

Perimeter Wall Adjustment: A common wall exists when two buildings share one wall. Adjust for common walls by 
deducting $291 per linear foot of common wall from the total structure cost. In some structures one or more walls are not 
owned at all. In this case, deduct $570 per linear foot of wall not owned. 
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Suburban Stores - Masonry or Concrete 

Multi-Unit Buildings 

Estimating Procedure 
1. Use these square foot costs to estimate the cost of stores designed for multiple occupancy. These costs include all 

components of shell buildings plus the cost of display fronts, finish materials on the front of the building and normal 
interior partitions. 

2. Establish the structure quality class by applying the information on page 89. Evaluate the quality of the display front to 
help establish the correct quality class of the building as a whole. See also pages 242 to 245. 

3. Compute the building floor area. This should include everything within the building exterior walls and all inset areas 
outside the main walls but under the main building roof. 

4. Add to or subtract from the cost below the appropriate amount from the Wall Height Adjustment Table (at the bottom of 
this page) if the wall height is more or less than 16 feet. 

5. Multiply the adjusted square foot cost by the building area. 
6. Deduct, if appropriate, for common walls, using the figures at the bottom of page 93. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 to 24 

sprinklers, canopies , exterior signs, mezzanines and basements, loading d 
· heating and cooling equipment, fire 
and ramps, yard improvements, and 

communications systems. 

Quality Class 500 1,000 2,000 2,500 3,000 10,000 12,500 15,000 

1, Best 290.98 237.51 199.81 190.17 149.45 145.22 142.02 
1&2 260.61 212.79 179.00 170.39 139.60 133.94 130.10 127.23 
2, Good 234.23 191 .15 160.83 153.07 125.41 120.33 116.88 114.28 
2&3 221 .61 175.64 147.72 140.64 122.99 115.12 110.53 107.33 105.02 
3, Average 199.01 162.44 136.69 113.75 106.57 102.26 99.35 97.17 
3&4 184.55 150.66 126.69 105.47 98.78 94.80 92.10 90.05 
4, Low 170.00 138.76 116.74 97.23 91 .05 87.34 84.83 83.01 

times depth - Square Foot Area 
Quality Class 500 1,000 5,000 7,500 10,000 15,000 20,000 25,000 35,000 

1, Best 320.11 259.15 177.00 164.71 157.35 148.67 143.47 139.87 135.26 
1&2 284.49 230.31 157.29 146.37 139.85 132.07 127.47 124.29 120.21 
2, Good 252.98 204.85 139.84 130.15 124.33 117.51 113.36 110.57 106.87 
2&3 230.87 186.94 155.62 141 .69 127.65 118.78 113.52 107.23 103.45 100.93 97.50 
3, Average 219.71 177.90 148.11 134.82 121 .50 11 3.10 108.05 102.03 98.51 96.03 92.80 
3&4 207.90 168.34 140.14 127.62 115.01 106.97 102.26 96.55 93.17 90.87 87.87 
4, Low 189.67 153.60 127.86 116.42 104.88 97.62 93.29 88.09 85.02 82.92 80.17 

Wall Height Adjustment: Costs above are based on a 16' wall height, measured from the bottom of the floor slab or floor 
joists to the top of the roof cover. Add or subtract the amount listed to or from the square foot cost for each foot more or less 
than 16 feet. 

Square Foot Area 
Class 2,000 3,000 5,000 10,000 15,000 25,000 35,000 50,000 75,000 100,000 150,000 

1, Best 8.26 6.72 5.21 3.64 3.05 2.34 2 01 1.74 1.48 1.41 1.31 
2, Good 6.16 5.04 3.87 2.70 2.33 1.74 1.48 1.34 1.13 1.06 .94 
3, Average 4.73 3.85 2.98 2.12 1.75 1.40 1.20 1.00 .87 .84 .78 
4, Low 3.72 3.02 2.34 1.62 1.41 1.07 .88 .82 .73 .64 .62 
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Suburban Stores - Masonry or Concrete 

Multi-Unit Buildings 

Estimating Procedure 
1. Use these square foot costs to estimate the cost of stores designed for multiple occupancy. These costs include all 

components of shell buildings plus the cost of display fronts, finish materials on the front of the building and normal 
interior partitions. 

2. Establish the structure quality class by applying the information on page 89. Evaluate the quality of the display front to 
help establish the correct quality class of the building as a whole. See also pages 236 to 248. 

3. Compute the building floor area. This should include everything within the building exterior walls and all inset areas 
outside the main walls but under the main building roof. 

4. Add to or subtract from the cost below the appropriate amount from the Wall Height Adjustment Table (at the bottom of 
page 92) if the wall height is more or less than 16 feet. 

5. Multiply the adjusted square foot cost by the building area. 
6. Deduct, if appropriate, for common walls, using the figures at the bottom of this page. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 t 248: heating and cooling equipment, fire 

sprinklers, canopies, exterior signs, mezzanines and basements, loadi ocks and ramps, yard improvements, and 
communications systems. 

Suburban Store, Class 4 

een 2 and 4 times depth -Square Foot Area 
Quality Class 1 ,000 2,000 5,000 7,500 10,000 15,000 20,000 30,000 50,000 70,000 
1, Best 292.28 239.74 216.34 192.74 177.80 168.88 158.36 151.98 144.53 136.95 132.93 
1 & 2 260.56 213.78 192.91 171.88 158.55 150.59 141 .14 135.55 128.81 122.11 118.50 
2, Good 230.85 189.34 170.84 152.19 140.39 133.35 125.01 120.04 114.10 108.11 104.93 
2&3 209.42 171 .85 155.09 138.18 127.45 121 .07 113.51 108.97 103.51 98.16 95.26 
3, Average 197.27 156.99 141 .69 126.28 116.38 110.60 103.65 99.52 94.64 89.68 87.04 
3&4 176.56 144.87 130.65 116.47 107.39 102.06 95.66 91.86 87.27 82.72 80.34 
4, Low 161 .60 132.55 119.63 106.62 98.34 93.39 87.48 84.04 79.87 75.75 73.50 

Length of front greater than 4 times depth -Square Foot Area 
Quality Class 2,000 3,000 5,000 10,000 15,000 20,000 30,000 50,000 75,000 100,000 150,000 
1, Best 267.98 239.15 210.34 181.66 168.96 161.47 152.59 143.67 138.08 134.72 130.82 
1 & 2 237.02 211.49 186.02 160.61 149.45 142.83 134.99 127.12 122.12 119.16 115.70 
2, Good 209.60 187.02 164.56 142.08 132.22 126.33 119.32 112.42 107.99 105.42 102.32 
2&3 189.86 169.44 149.08 128.69 119.78 114.44 108.10 101.78 97.85 95.50 92.68 
3, Average 173.82 155.10 136.41 117.80 109.64 104.72 98.94 93.17 89.51 87.35 84.83 
3&4 160.48 143.20 125.94 108.78 1 01.21 96.69 91.34 86.02 82.69 80.62 78.31 
4, Low 146.43 130.64 114.94 99.25 92.36 88.24 83.32 78.50 75.47 73.59 71.49 

Perimeter Wall Adjustment: A common wall exists when two buildings share one wall. Adjust for common walls by 
deducting $295 per linear foot of common wall from the total structure cost. In some structures one or more walls are not 
owned at all . In this case, deduct $600 per linear foot of wall not owned. 
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Suburban Stores - Wood or Wood and Steel Frame 

Quality Classification 

Class 1 Class 2 Class 3 Class 4 
Best Quality Good Quality Average Quality Low Quality 

Foundation Reinforced concrete. Reinforced concrete. Reinforced concrete . Reinforced concrete. 
(15% of total cost) 

Floor 6" reinforced concrete 6" reinforced concrete 6" reinforced concrete 4" reinforced concrete 
Structure on 6" rock base. on 6" rock base. on 6" rock base. on 6" rock base. 
(15% of total cost) 

Wall Structure 2" X 6" -16" O.C. 2" X 6" -16" O.C. 2" X 6" -16" O.C. 2" X 4" -16" O.C. 
(15% of total cost) 

Roof Glu-lams or steel beams Glu-lams or steel beams Glu-lams on steel Glu-lams on steel 
(15% of total cost) on steel intermediate on steel intermediate intermediate columns. intermediate columns. 

columns. columns. 
Panelized roof system, Panelized roof system, Panelized roof system, Panelized roof system, 
1/2" plywood sheathing, 1/2" plywood sheathing, 1/2" plywood sheathing, 1 /2" plywood sheath-
5 ply built-up roof 5 ply built-up roof 4 pi ·u-up roof. ing, 4 ply built-up roof. 
with insulation. with insulation. 

Floor Finish Terrazzo, sheet vinyl , Resilient tile with Minimum grade tile. 
{5% of total cost) or very good carpet. 50% solid vinyl tile, 

terrazzo, or good carpet. 

Interior Gypsum wallboard or Gypsum wallboard, wallboard , Gypsum wallboard , 
Wall Finish lath and plaster on texture and paper and paint on texture and paint on 
( 5% of total cost) exterior walls and exterior walls a rior walls and interior walls and 

partitions, finished partitions, s e partitions. partitions. 
with vinyl wall covers wall cover 
and hardwood veneers. paneling. 

Ceiling Finish Suspended good grade Suspended acoustical Exposed beams with 
{5% of total cost) acoustical tile with tile with exposed grid ceiling tile or painted. 

gypsum board backing. system. 

Lighting Continuous 3 tube fluo- Continuous exposed 2 
(5% of total cost) rescent strips with tube fluorescent strips, 

egg crate diffusers, 8' o.c. 
8' O.C. 

Exterior Stucco on exposed Stucco on exposed 
{8% of total cost) veneer. areas, some brick trim. areas. 

Plumbing 6 good fixtures per 6 standard fixtures per 4 standard fixtures per 4 standard fixtures per 
(12% of total cost) 5,000 S.F. of floor area, 5,000 S.F. of floor area, 5,000 S.F. of floor area, 5,000 S.F. of floor area 

metal toilet partitions. metal toilet partitions. metal toilet partitions. wood toilet partitions. 

Note: Use the percent of total cost to help identify the correct quality classification 

Strip and Island Suburban Stores 
For estimating purposes, wood frame suburban stores should be divided into 

strip type units or island type units. Strip type buildings have a front wall made up 
of display fronts. The side and rear walls, except for delivery or walk-through 
doors, are made up of solid, continuous wood frame walls. If there are any display 
areas in the sides or rear of these buildings, the cost of the display front must be 
added to the building cost and the cost of the wall that it replaces must be 
deducted from the building costs . 

i···········m··········i 

Island type suburban store buildings have display fronts on the major portion 
of all four sides. Stores may be arranged so that one store fronts on two sides or 
they may be partitioned in such a way that there are two separate stores fronting 
on each side of the building. 
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Suburban Stores - Wood or Wood and Steel Frame 

Building Shell Only, Island Type 

Estimating Procedure 
1. Use these figures to estimate the cost of shell-type buildings without permanent partitions, display fronts or finish material 

on the front wall of the building. 
2. Establish the structure quality class by applying the information on page 94. 
3. Compute the building floor area. This should include everything within the exterior walls and all inset areas outside the 

main walls but under the main roof. 
4. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Table (at the 

bottom of this page) if the wall height is more or less than 16 feet. 
5. Multiply the adjusted square foot cost by the building area. 
6. Deduct, if appropriate, for common walls, using the figures at the bottom of this page. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 to 248: heating and cooling equipment, fire 

sprinklers, display fronts, finish materials on the front wall, canopies, interior partitions, exterior signs, mezzanines and 
basements, loading docks and ramps, yard improvements, and communica · n systems. 

Length less than 1-1/2 times depth-
Quality Class 3,500 5,000 7,500 10,000 ' 00 40,000 50,000 75,000 
1, Best 116.37 114.46 112.55 111.48 108.39 107.83 107.48 106.89 
1 & 2 105.44 103.68 101.96 100.99 98.18 97.69 97.33 96.84 
2, Good 96.08 94.54 92.96 92.07 89.55 89.10 88.81 88.28 
2&3 92.80 89.66 86.71 85.89 83.51 83.06 82.80 82.37 
3, Average 84.77 83.43 82.02 81.23 79.02 78.64 78.33 77.87 
3&4 77.83 76.57 75.28 74.52 72.50 72.11 71.89 71.44 
4, Low 70.74 69.53 68.41 67.77 65.90 65.54 65.35 64.92 

s depth - Square Foot Area 
Quality Class 4,500 20,000 30,000 40,000 50,000 75,000 100,000 
1, Best 115.81 109.53 108.51 108.03 107.66 107.07 106.78 
1 & 2 104.85 99.13 98.30 97.78 97.47 96.94 96.70 
2, Good 95.66 90.42 89.64 89.19 88.91 88.45 88.18 
2&3 89.11 84.27 83.51 83.09 82.86 82.46 82.18 
3, Average 84.27 79.65 78.99 78.62 78.31 77.89 77.71 
3&4 77.33 73.11 72.52 72.11 71.89 71.55 71.27 
4, Low 70.13 66.34 65.75 65.44 65.16 64.86 64.68 

Wall Height Adjustment: Add or subtract the amount listed to or from the square foot costs above for each foot of wall 
height more or less than 16 feet. 

Over 
Area 3,500 5,000 7,500 10,000 12,500 15,000 20,000 
Cost .28 .26 .21 .17 .14 .13 .12 

Perimeter Wall Adjustment: For common wall deduct $64 per linear foot of common wall. For no wall ownership, deduct 
$133 per linear foot of wall. 
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Suburban Stores - Wood or Wood and Steel Frame 

Multi-Unit, Strip Type 

Estimating Procedure 
1. Use these figures to estimate the cost of stores designed for multiple occupancy. These costs include all components of 

shell buildings plus the cost of display fronts, finish materials on the front of the building and normal interior partitions. 
2. Establish the structure quality class by applying the information on page 94. Evaluate the quality of the display front to 

help establish the correct quality class of the building as a whole . The building classes have display fronts as classified 
on page 89. See also pages 242 to 245. 

3. Compute the building floor area. This should include everything within the exterior walls and all inset areas outside the 
main walls but under the main roof. 

4. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Table (at the 
bottom of this page) if the wall height is more or less than 16 feet. 

5. Multiply the adjusted square foot cost by the building area. 
6. Deduct, if appropriate, for common walls, using the figures at the bottom of this page. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 t 

sprinklers, canopies, exterior signs, mezzanines and basements, loadi 
248: heating and cooling equipment, fire 

ocks and ramps, yard improvements, and 
communication systems. 

Length less than 1-1/2 times de 
Quality Class 500 1,000 2,000 10,000 12,500 15,000 

1, Best 266.40 222.09 190.94 154.61 149.41 145.82 143.23 
1 & 2 236.01 196.81 169.11 136.91 132.29 129.16 126.84 
2, Good 208.08 173.50 149.07 120.73 116.67 113.84 111 .81 
2&3 189.43 157.92 135.76 109.88 106.18 103.71 101 .78 
3, Average 173.50 144.66 124.37 100.70 97.28 94.98 93.28 
3&4 159.84 133.24 114.55 92.73 89.60 87.49 85.95 
4, Low 145.25 121 .12 104.06 84.27 81.43 79.54 78.04 

2 times depth - Square Foot Area 
Quality Class 500 7,500 10,000 15,000 20,000 25,000 35,000 

1, Best 297.54 163.97 157.73 150.34 145.92 142.90 138.94 
1 & 2 262.49 144.65 139.14 132.63 128.75 126.04 122.60 
2, Good 230.55 127.03 122.27 116.51 113.07 110.76 107.67 
2&3 209.29 115.33 110.93 105.73 102.57 100.52 97.74 
3, Average 190.58 105.01 101.04 96.85 93.44 91 .56 89.02 
3&4 174.37 121 .61 96.07 92.47 88.01 85.52 83.74 81.43 
4, Low 158.43 110.42 87.24 83.93 80.01 77.68 76.04 73.94 

Wall Height Adjustment: Add or subtract the amount listed to or from the square foot of floor cost for each foot of wall 
height more or less than 16 feet. 

Square Foot Area 
Quality Class 500 1,000 2,000 3,000 5,000 7,500 10,000 15,000 20,000 

1, Best 18.30 12.73 8.98 7.32 5.73 4.64 4.03 3.36 2.88 
2, Good 11 .99 8.36 5.89 4.81 3.69 3.05 2.66 2.19 1.95 
3, Average 8.79 6.12 4.32 3.54 2.78 2.25 1.98 1.59 1.41 
4, Low 6.41 4.41 3.10 2.55 1.99 1.60 1.41 1.18 .96 

Perimeter Wall Adjustment: For a common wall , deduct $218 per linear foot. For no wall ownership, 
deduct $436 per linear foot. 

25,000 35,000 

2.60 2.38 
1.69 1.58 
1.29 1.18 
.86 .83 
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Suburban Stores - Wood or Wood and Steel Frame 

Multi-Unit, Strip Type 

Estimating Procedure 
1. Use these figures to estimate the cost of stores designed for multiple occupancy. These costs include all components of 

shell buildings plus the cost of display fronts, finish materials on the front of the building and normal interior partitions. 
2. Establish the structure quality class by applying the information on page 94. Evaluate the quality of the display front to 

help establish the correct quality class of the building as a whole. The building classes have display fronts as classified 
on page 89. See also pages 242 to 245. 

3. Compute the building floor area. This should include everything within the exterior walls and all inset areas outside the 
main walls but under the main roof. 

4. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Table (at the 
bottom of this page) if the wall height is more or less than 16 feet. 

5. Multiply the adjusted square foot cost by the building area. 
6. Deduct, if appropriate, for common walls, using the figures at the bottom of this page. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of the appropriate additional components from page 236 to 24 

sprinklers, canopies, exterior signs, mezzanines and basements, loading d 
· heating and cooling equipment, fire 
and ramps, yard improvements, and 

communication systems. 

Quality Class 1 ,000 2,000 3,000 5,000 7,500 30,000 50,000 70,000 
1, Best 282.62 234.70 213.52 192.29 149.18 142.57 139.01 
1 & 2 249.06 206.84 188.19 169.50 131.53 125.65 122.48 
2, Good 218.05 181 .05 164.77 148.35 115.13 109.97 107.23 
2 & 3 197.45 163.93 149.13 134.35 104.28 99.61 97.11 
3, Average 178.97 148.61 135.17 121 .74 94.48 90.25 88.00 
3&4 163.75 135.95 123.71 111.34 86.46 82.57 80.48 
4, Low 148.22 123.06 112.02 100.8 78.36 74.75 72.91 

Quality Class 2,000 3,000 20,000 30,000 50,000 75,000 100,000 150,000 
1, Best 257.92 232.11 163.58 155.75 148.02 143.16 140.27 136.80 
1 & 2 227.12 204.41 144.01 137.18 130.35 126.08 123.50 120.48 
2, Good 198.60 178.73 125.98 119.98 114.02 110.24 108.03 105.39 
2&3 173.39 155.99 109.97 104.76 99.50 96.29 94.36 91 .96 
3, Average 162.49 146.22 103.07 98.15 93.28 90.18 88.37 86.22 
3&4 149.55 134.58 94.80 90.36 85.83 83.01 81.32 79.40 
4, Low 136.17 122.56 86.40 82.28 78.17 75.61 74.16 72.29 

Wall Height Adjustment: Add or subtract the amount listed to or from the square foot cost above for each foot of wall 
height more or less than 16 feet. 

Square Foot Area 

Quality Class 2,000 3,000 5,000 10,000 15,000 20,000 30,000 50,000 75,000 
1, Best 8.71 7.10 5.55 3.98 3.33 2.86 2.35 1.96 1.59 
2, Good 5.59 4.60 3.54 2.55 2.09 1.84 1.56 1.24 1.02 
3, Average 4.11 3.40 2.61 1.92 1.57 1.38 1.16 .87 .77 
4, Low 3.07 2.47 1.96 1.38 1.17 1.04 .82 .68 .58 

Perimeter Wall Adjustment: For a common wall , deduct $218 per linear foot. For no wall ownership, 
deduct $436 per linear foot. 
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Supermarkets - Masonry or Concrete 

Quality Classification 
Class 1 Class 2 Class 3 Class 4 

Best Quality Good Quality Average Quality Low Quality 

Foundation Reinforced concrete. Reinforced concrete. Reinforced concrete. Reinforced concrete. 
(15% of total cost) 

Floor Structure 4" reinforced concrete 4" reinforced concrete 4" reinforced concrete 4" reinforced concrete 
(12% of total cost) on 6" rock fill. on 6" rock fill. on 6" rock fill. on 6" rock fil l. 
Wall Structure 6" concrete tilt-up or 6" concrete tilt-up, colored 6" concrete tilt-up or 8" 6" concrete tilt-up or 8" 
(15% of total cost) ornamental block or brick. concrete block or brick. concrete block. concrete block. 
Roof Structure Glu-lams or steel "I" Glu-lams or steel "I" Glu-lams or steel "I" Glu-lams or steel "I" 
(1 0% of total cost) beams on steel intermediate beams on steel intermediate beams on steel inter- beams on steel inter-

columns, 2" x 12" columns, 2" x 12" mediate columns, 2" x 12" mediate columns, 3" x 
purlins 16" o.c., 1/2" purlins 16" o.c., 1/2" purl ins 16" o.c., 1/2" 12" purlins 3' o.c., 1/2" 
plywood sheathing. plywood sheathing. plywood sheathing. plywood sheathing. 

Floor Finish Terrazzo in sales area. Resilient tile in sales Composition tile in Minimum grade tile in 
(5% of total cost) Sheet vinyl or carpet area. Terrazzo, solid sales area. sales area. 

in cashiers' area. vinyl tile or carpet in 
cashiers ' area. 

Interior Wall Inside of exterior walls Paint on inside of Paint on inside of 
Finish furred out with gypsum exterior walls, gypsum exterior walls, 
(5% of total cost) wall board and paint or wallboard and paint or wallboard and paint on 

interior stucco, interior vinyl wall cover on partitions. 
stucco or gypsum partitions. 
wallboard and vinyl wall 
cover on partitions. 

Ceiling Finish Suspended acoustical Ceiling tile on roof Open. 
(5% of total cost) tile, dropped ceiling purlins, dropped ceiling 

over meat and produce 
departments. 

over meat department. 

Front of float A moderate amount of Stucco or exposed 
(7% of total cost) aluminum float glass in average aggregate with a small 

8' high for quality aluminum frames amount of float glass 
i , brick or (12'-16' high for 2/3 in an inexpensive 

stone veneer on remainder, of width), exposed aluminum frame 
1 pair of good automatic aggregate on remainder, (6'-1 0' high for 1/2 of 
doors per 1 0,000 S.F. 1 pair average automatic width), 6' canopy 
of floor area, 8' doors per 10,000 S.F. of across front, 6' 
canopy across front, 1 0' floor area, 6' canopy ground I eve I walk 
raised walk across front. across front, 8' raised across front. 

walk across front. 

Exterior Finish Large ornamental rock Large ornamental rock Paint, some exposed Paint. 
(8% of total cost) or brick veneer. or brick veneer. aggregate. 

Roof Cover 5 ply built-up roofing 5 ply built-up roofing 4 ply built-up roofing. 4 ply built-up roofing. 
(5% of total cost) with large rock. with tar and rock. 

Plumbing 2 rest rooms with 3 2 rest rooms with 3 2 rest rooms with 2 1 rest room with 2 fix-
(8% of total cost) fixtures, floor piping and fixtures each, floor piping fixtures each, floor piping lures, floor piping and 

drains to refrigerated and drains to refrigerated and drains to refrigerated drains to refrigerated 
cases, 2 double sinks with cases, 2 double sinks with cases, 2 double sinks. cases. 
drain board. drain board. 

Electrical Conduit wiring, recessed Conduit wiring, 4tube Conduit wiring, 3 tube Conduit wiring, double 
(5% of total cost) 4tube fluorescent fluorescent fixtures with fluorescent fixtures, 8' tube fluorescent 

fixtures 8' o.c., diffusers 8' o.c., 30-40 o.c., 5 or 10 spotlights. fixtures, 8' o.c. 
30-40 spotlights. spotlights. 

Note: Use the percent of total cost to help identify the correct quality classification. 
Square foot costs include the following components: Foundations as required for normal soil conditions. Floor, wall, and roof 
structures. Interior floor, wall and ceiling finishes. Exterior wall finish and roof cover. Display fronts. Interior partitions. Entry and delivery doors. A 
canopy and walk across the front of the building as described in the applicable building specifications. Basic lighting and electrical systems. Rough and 
finish plumbing. All plumbing, piping and wiring necessary to operate the usual refrigerated cases and vegetable cases. Design and engineering fees. 
Permits and hook-up fees. Contractor's mark-up. 
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Supermarkets - Masonry or Concrete 

Estimating Procedure 
1. Establish the structure quality class by using the information on page 1 03. 
2. Compute the building floor area. This should include everything within the building exterior walls and all insets outside the 

main walls but under the main building roof. 
3. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Row 

(at the bottom of this page) if the wall height is more or less than 20 feet. 
4. Multiply the adjusted square foot cost by the building area. 
5. Deduct, if appropriate, for common walls , using the figures at the bottom of this page. 
6. Multiply the total cost by the location factor listed on page 7 or 8. 
7. Add the cost of heating and cooling equipment, fire sprinklers, exterior signs, yard improvements, loading docks, ramps 

and walk-in boxes if they are an integral part of the building . See pages 236 to 248. 

Quality Class 5,000 7,500 0,000 25,000 30,000 35,000 40,000 50,000 

Exceptional 187.61 174.46 151 .60 147.71 144.88 142.68 140.89 138.14 
1, Best 178.79 166.27 144.46 140.79 138.06 135.98 134.27 131.61 
1&2 165.77 154.11 133.88 130.50 127.98 126.00 124.44 122.10 
2, Good 153.48 142.73 124.07 120.88 118.55 116.74 115.29 113.06 
2&3 143.22 133.14 115.72 112.77 110.56 108.85 107.53 105.43 
3, Average 134.60 125.21 108.81 105.96 103.94 102.35 101.05 99.06 
3&4 122.11 113.49 98.66 96.12 94.27 92.79 91 .70 89.91 
4, Low 109.02 101 .34 88.07 85.80 84.18 82.90 81.82 80.24 
Wall Height 
Adjustment* 2.03 1.62 1.42 1.31 1.20 1.00 .88 .80 .77 .74 .64 

*Wall Height Adjustment: Add or subtract the amount listed in this row to or from the square foot of floor cost for each foot 
of wall height more or less than 20 feet. 

Perimeter Wall Adjustment: A common wall exists when two buildings share one wall. Adjust for common walls by 
deducting the linear foot costs below from the total structure cost . In some structures one or more walls are not owned at all. 
In this case, deduct the "No Ownership" cost per linear foot of wall not owned. For common wall, deduct $357 per linear foot. 
For no wall ownership, deduct $7 45 per linear foot. 
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Supermarkets - Wood and Steel Frame 

Quality Classification 

Foundation 
(1 5% of total cost) 

Floor Structure 
(12% of total cost) 

Wall Structure 
(10% of total cost) 

Roof Structure 
(1 0% of total cost) 

Floor Finish 
{5% of total cost) 

Interior Wall 
Finish 
{7% of total cost) 

Ceiling Finish 
(5% of total cost) 

Front 
(10% of total cost) 

Exterior Finish 
{8% of total cost) 

Roof Cover 
{5% of total cost) 

Plumbing 
{8% of total cost) 

Electrical 
{5% of total cost) 

Class 1 
Best Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 
2" X 6" -16" D.C. 

Glu-lams or steel "I" 
beams on steel interme-
diate columns, 2" x 12" 
purl ins 16" o.c., 1/2" 
plywood sheathing. 
Terrazzo in sales area. 
Sheet vinyl or carpet in 
cashiers' area. 

Gypsum wallboard and 
vinyl wall cover or 
interior stucco on inside 
of exterior walls and 
on partitions. 
Suspended acoustical 
tile, dropped ceiling over 
meat and produce 
departments. 

A large amount of float 
glass in good aluminum 
frames (18'-22' high for 
3/4 of width) , brick or 
stone veneer on remai ·- ··- ..... 

Class 2 
Good Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 
2" X 6" -16" D.C. 

Glu-lams or steel "I" 
beams on steel interme-
diate columns, 2" x 12" 
purl ins 16" o.c. , 1/2" 
plywood sheathing. 
Resilient tile in sales 
area. Terrazzo , solid 
vinyl tile or carpet in 
cashiers ' area. 
Gypsum wallboard, texture 
and paint or vinyl 
wall cover on inside of 
exterior walls, and on 
partitions. 
Suspended ac 
or gypsum ~ an 
acoustica ture, 
ceil in 
prod 

1 pair good automatic ---.• ;, 
doors per 7,000 F. 
of floor area d 
aluminum 
over glass .Jjl.ifc!l'i 
across front , - 2' 
raised walk aero 
Large ornamental rock 
or brick veneer. 
5 ply built-up roofing 
with large rock. 
2 rest rooms with 3 fixtures 
each, floor piping and 
drains to refrigerated 
cases, 2 double sinks 
with drain board. 

Conduit wiring, recessed 
4 tube fluorescent fixtures, 
8' o.c., 30 to 40 
spotlights. 

Good wood siding, some 
masonry veneer. 
5 ply built-up roofing 
with tar and rock. 
2 rest rooms with 3 fixtures 
each, floor piping and 
drains to refrigerated 
cases, 2 double sinks 
with drain board. 

Conduit wiring, 4 tube 
fluorescent fixtures with 
diffusers, 8' o.c., 30 to 
40 spotlights. 

Note: Use the percent of total cost to help identify the correct quality classification. 

Class 3 
Average Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 
2" X 4" -16" D.C. 

Glu-lams or steel "I" 
beams on steel interme-
diate columns, 2" x 12" 
purl ins 16" o.c., 1/2" 
plywood sheathing. 
Composition tile in 
sales area. 

iling tile on roof pur-
ins, dropped ceiling over 

meat department. 

Moderate amount of float 
glass in average quality 
aluminum frames (12'-
16' high for 2/3 of width) , 
wood siding on remainder, 
1 pair average automatic 
doors per 10,000 S.F. 
of floor area, 6' 
canopy across front, 8' 
raised walk across front. 

Stucco or wood siding. 

4 ply built-up roofing. 

2 rest rooms with 2 fixtures 
each, floor piping and 
drains to refrigerated 
cases, 2 double sinks. 

Conduit wiring, 3 tube 
fluorescent fixtures, 8' 
o.c., 5 or 10 spotlights. 

Class 4 
Low Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 
2" X 4" -16" D.C. 

Glu-lams or steel "I" 
beams on steel inter-
mediate columns, 3" x 
12" purl ins 3' o.c., 1/2" 
plywood sheathing. 
Minimum tile or inex-
pensive composition 
tile in sales area. 

Gypsum wallboard and 
paint on inside of 
exterior walls, and on 
partitions. 

Open. 

Stucco with small 
amount of float glass 
in an inexpensive 
aluminum frame 
(6'-1 0' high for 1/2 
of width), 6' canopy 
across front, 6' 
ground level walk 
across front. 

Stucco. 

4 ply built-up roofing . 

1 rest room with 2 
fixtures, floor piping 
and drains to 
refrigerated cases. 

Conduit wiring, double 
tube fluorescent 
fixtures, 8' o.c. 

Square foot costs include the following components: Foundations as required for normal soil conditions. Floor, wall, and roof 
structures. Interior floor, wall and ceiling finishes. Exterior wall finish and roof cover. Display fronts. Interior partitions. Entry and delivery doors. A 
canopy and walk across the front of the building as described in the applicable building specifications. Basic lighting and electrical systems. Rough and 
finish plumbing. All plumbing, piping and wiring necessary to operate the usual refrigerated cases and vegetable cases. Design and engineering fees. 
Permits and hook-up fees. Contractor's mark-up. 
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Supermarkets - Wood and Steel Frame 

Estimating Procedure 
1. Establish the structure quality class by using the information on page 1 05. 
2. Compute the building floor area. This should include everything within the building exterior walls and all insets outside the 

main walls but under the main building roof. 
3. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Row 

(at the bottom of this page) if the wall height is more or less than 20 feet. 
4. Multiply the adjusted square foot cost by the building area. 
5. Deduct, if appropriate, for common walls, using the figures at the bottom of this page. 
6. Multiply the total cost by the location factor listed on page 7 or 8. 
7. Add the cost of heating and cooling equipment, fire sprinklers, exterior signs, yard improvements, loading docks, ramps 

and walk-in boxes if they are an integral part of the building . See pages 236 to 248. 

Quality Class 5,000 7,500 20,000 25,000 30,000 35,000 40,000 50,000 
Exceptional 169.20 159.44 142.40 139.53 137.40 135.80 134.50 132.38 
1, Best 161.42 152.10 135.83 133.13 131.13 129.52 128.27 126.32 
1 & 2 148.30 139.80 124.81 122.32 120.48 119.01 117.81 116.05 
2, Good 136.09 128.14 114.50 112.22 110.46 109.19 108.09 106.45 
2&3 127.12 119.81 107.03 104.90 103.29 102.02 101 .05 99.54 
3, Average 119.72 112.83 100.75 98.68 97.20 96.05 95.05 93.63 
3&4 109.65 103.33 92.28 90.42 89.06 87.97 87.15 85.79 
4, Low 98.78 93.09 83.12 81.43 80.18 79.23 78.45 77.27 
Wall Height 
Adjustment* 1.06 .89 .79 .71 .66 .60 .58 .57 .54 .53 .47 

*Wall Height Adjustment: Add or subtract the amount listed in this row to or from the square foot of floor cost for each foot 
of wall height more or less than 20 feet. 

Perimeter Wall Adjustment: A common wall exists when two buildings share one wall. Adjust for common walls by 
deducting the linear foot costs below from the total structure cost . In some structures one or more walls are not owned at all . 
In this case, deduct the "No Ownership" cost per linear foot of wall not owned. For common wall, deduct $240 per linear foot. 
For no wall ownership, deduct $480 per linear foot. 
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Small Food Stores - Masonry Construction 

Quality Classification 

Foundation 
(15% of total cost) 

Floor Structure 
(12% of total cost) 

Wall Structure 
(1 0% of total cost) 

Roof Structure 
(1 0% of total cost) 

Floor Finish 
{5% of total cost) 

Interior Wall 
Finish 
(7% of total cost) 

Ceiling Finish 
{5% of total cost) 

Front 
(1 0% of total cost) 

Exterior Finish 
{8% of total cost) 

Roof Cover 
{5% of total cost) 

Plumbing 
{8% of total cost) 

Electrical 
(5% of total cost) 

Class 1 
Best Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 

6" concrete tilt-up or 
ornamental block or brick. 
Glu-lams or steel "I" 
beams on steel interme-
diate columns, 2" x 12" 
purl ins 16" o.c., 1/2" 
plywood sheathing. 
Resilient tile in 
sales area. 
Paint on inside of 
exterior walls, gypsum 
wallboard, texture and 
paint or vinyl wall 
cover on partitions. 
Suspended acoustical 
tile or gypsum board 
and acoustical texture. 
A large amount of float 
glass in good aluminum 
frames (1 0'-12' high 
for 2/3 of width), brick 
or stone veneer on 
remainder, 1 pair 
aluminum and glass 
doors per 3,000 S.F. of 
floor area, 8' 
across fro 
walk acros 

5 ply built-up roofing 
with tar and rock. 

2 rest rooms with 3 
fixtu res each, floor 
piping and drains to 
refrigerated cases. 
Conduit wiring, 4 tube 
fluorescent fixtures with 
diffusers, 8' o.c., 5 
spotlights. 

Class 2 
Good Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 
6" concrete tilt-up, colored 
concrete block or brick. 
Glu-lams or steel "I" 
beams, 2" x 12" purl ins 
16" o.c., 1/2" plywood 
sheathing. 

Composition tile in 
sales area. 
Paint on inside of 
exterior walls, gypsum 
wallboard, texture and 
paint on partitions. 

aggregate 
, 1 pair 

uminum and 
rs per 

3,000 S.F. of floor area, 
6' canopy across front, 
8' raised walk across front. 

Paint. 

4 ply built -up roofing . 

1 rest room with 3 
fixtures, floor piping 
and drains to 
refrigerated cases. 

Conduit wiring, 3 tube 
fluorescent fixtures, 8' 
D.C. 

Note: Use the percent of total cost to help identify the correct quality classification. 

Class 3 
Average Quality 

Reinforced concrete . 

4" reinforced concrete 
on 6" rock fill. 

6" concrete tilt-up or 8" 
concrete block. 
Glu-lams, 3" x 12" 
purlins 3' o.c., 1/2" 
plywood sheathing. 

Painted concrete block 
with a small amount of 
float glass in an inex-
pensive aluminum frame 
(6' to 8' high for 1/2 of 
width), 6' canopy across 
front, 6' ground level 
walk across front. 

Paint. 

4 ply built-up roofing. 

1 rest room with 2 
fixtures, floor piping 
and drains to 
refrigerated cases. 

Conduit wiring, double 
tube fluorescent fixtures, 
8' D.C. 

Class 4 
Low Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 

6" concrete tilt-up or 8" 
concrete block. 
Glu-lams, 3" x 12" 
purl ins 3' o.c., 1/2" 
plywood sheathing. 

Concrete. 

Paint on inside of 
exterior walls, gypsum 
wall board and paint 
on partitions. 

Open. 

Painted concrete 
block with small 
amount of crystal 
glass in wood frames, 
wood and glass 
doors, small canopy 
over entrance, 6' 
ground level walk at 
entrances. 

Paint. 

4 ply built-up roofing . 

1 rest room with 2 
fixtures, floor piping 
and drains to 
refrigerated cases. 

Conduit wiring, in can-
descent fixtures, 1 0' 
o.c. or single tube 
II uorescent fixtures, 
8' D.C. 

Square foot costs include the following components: Foundations as required for normal soil conditions. Floor, wall, and roof 
structures. Interior floor, wall and ceiling finishes. Exterior wall finish and roof cover. Display fronts. Interior partitions. Entry and delivery doors. A 
canopy and walk across the front of the building as described in the applicable building specifications. Basic lighting and electrical systems. Rough and 
finish plumbing. All plumbing, piping and wiring necessary to operate the usual refrigerated cases and vegetable cases. Design and engineering fees. 
Permits and hook-up fees. Contractor's mark-up. 
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Small Food Stores - Masonry Construction 

Estimating Procedure 
1 . Establish the structure quality class by using the information on page 1 07. 
2. Compute the building floor area. This should include everything within the building exterior walls and all insets outside the 

main walls but under the main building roof. 
3. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Row 

(at the bottom of this page) if the wall height is more or less than 12 feet. 
4. Multiply the adjusted square foot cost by the building area. 
5. Deduct, if appropriate, for common walls, using the figures at the bottom of this page. 
6. Multiply the total cost by the location factor listed on page 7 or 8. 
7. Add the cost of heating and cooling equipment, fire sprinklers, exterior signs, yard improvements, loading docks, ramps 

and walk-in boxes if they are an integral part of the building . See pages 236 to 248. 

Small Food Store, Class 1 & 2 

Quality Class 500 1,000 1,500 3,500 4,000 4,500 5,000 6,000 

1, Best 276.53 209.53 146.78 142.58 139.24 136.41 131 .98 
1 & 2 254.69 193.41 135.90 132.18 129.03 126.49 122.40 
2, Good 234.81 178.82 126.13 122.64 119.75 117.42 113.68 
2&3 221 .83 170.11 119.03 115.55 112.69 110.27 106.43 
3, Average 209.56 160.33 112.51 109.34 106.65 104.41 100.87 
3&4 173.53 146.21 104.94 101 .57 98.60 96.09 91 .91 
4, Low 161.67 135.26 96.70 93.51 90.74 88.45 84.63 
Wall Height 
Adjustment* 6.35 4.48 3.65 3.17 2.78 2.62 2.41 2.22 2.10 2.03 1.90 

*Wall Height Adjustment: Add or subtract the amount listed in this row to or from the square foot of floor cost for each foot 
of wall height more or less than 12 feet. 

Perimeter Wall Adjustment: For common wall, deduct $187 per linear foot. For no wall ownership, deduct $369 per linear 
foot. 
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Small Food Stores - Wood Frame Construction 

Quality Classification 

Foundation 
(15% of total cost) 

Floor Structure 
(12% of total cost) 

Wall Structure 
(1 0% of total cost) 

Roof Structure 
(1 0% of total cost) 

Floor Finish 
(5% of total cost) 

Interior Wall 
Finish 
(7% of total cost) 

Ceiling Finish 
(5% of total cost) 

Front 
(1 0% of total cost) 

Exterior Finish 
(8% of total cost) 

Roof Cover 
(5% of total cost) 

Plumbing 
(8% of total cost) 

Electrical 
(5% of total cost) 

Class 1 
Best Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 

2" X 6" - 16" O.C. 

Glu-lams or steel "I" 
beams on steel interme-
diate columns, 2" x 12" 
purl ins 16" o.c., 1/2" 
plywood sheathing. 

Resilient tile in 
sales area. 

Gypsum wallboard, texture 
and paint or vinyl 
wall cover on inside of 
exterior walls, and on 
partitions. 

Suspended acoustical 
tile or gypsum board 
and acoustical texture. 

A large amount of float 
glass in good aluminum 
frames (1 0'-12' high 
for 2/3 of width), brick 
or stone veneer on 
remainder, 1 pair good 
aluminum and glass 
doors per 3,00Q.if. of 
floor area, 8' 
across fro 0' rai 
walk acros 

Stucco and pain 
wood siding. 

5 ply built-up roofing 
with tar and rock. 

2 rest rooms with 3 fixtures 
each, floor piping and 
drains to refrigerated 
cases. 

Conduit wiring, 4 tube 
fluorescent fixtures with 
diffusers, 8' o.c., 5 
spotlights. 

Class 2 
Good Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 

2" X 6" - 16" O.C. 

Glu-lams or steel "I" 
beams on steel inter-
mediate columns, 2" x 
12" purl ins 16" o.c., 1/2" 
plywood sheathing. 

Resilient tile in 
sales area. 

Gypsum wallboard, texture 
and paint on inside 
of exterior walls, and on 
partitions. 

rames 
to /3 of 
ntal 

block on remainder, 
..,-.....,..r rage aluminum 

an ass doors per 
3,000 S.F. of floor 
area, 6' canopy across 
front, 8' raised walk 
across front. 

Stucco and paint. 

4 ply built-up roofing. 

1 rest room with 3 
fixtures, floor piping and 
drains to refrigerated 
cases. 

Conduit wiring, 3 tube 
fluorescent fixtures, 8' 
O.C. 

Note: Use the percent of total cost to help identify the correct quality classification. 

Class 3 
Average Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 

2" X 4" - 16" O.C. 

Glu-lams, or steel "I" 
beams, 3" x 12" purl ins 
3' o.c., 1/2" plywood 
sheathing. 

Painted stucco with a 
small amount of float 
glass in an inexpensive 
aluminum frame (6' to 
8' high for 1/2 of width) 
6' canopy across front. 
6' ground level walk 
across front. 

Stucco. 

4 ply built-up roofing. 

1 rest room with 2 
fixtures, floor piping and 
drains to refrigerated 
cases. 

Conduit wiring, double 
tube fluorescent fixtures, 
8' O.C. 

Class 4 
Low Quality 

Reinforced concrete. 

4" reinforced concrete 
on 6" rock fill. 

2" X 4" -16" O.C. 

Glu-lams, 3" x 12" 
purl ins 3' o.c. 1/2" 
plywood sheathing. 

Concrete. 

Gypsum wallboard and 
paint on inside of 
exterior walls and on 
partitions. 

Open. 

Stucco with small 
amount of crystal 
glass in wood 
frames, wood and 
glass doors, small 
canopy over entrance, 
6' ground level 
walk at entrances. 

Stucco. 

4 ply built-up roofing. 

1 rest room with 2 fix-
tures, floor piping and 
drains to refrigerated 
cases. 

Conduit wiring, incan-
descent fixtures, 1 0' o.c. 
or single tube fluores-
cent fixtures, 8' o.c. 

Square foot costs include the following components: Foundations as required for normal soil conditions. Floor, wall, and roof 
structures. Interior floor, wall and ceiling finishes. Exterior wall finish and roof cover. Display fronts. Interior partitions. Entry and delivery doors. A 
canopy and walk across the front of the building as described in the applicable building specifications. Basic lighting and electrical systems. Rough and 
finish plumbing. All plumbing, piping and wiring necessary to operate the usual refrigerated cases and vegetable cases. Design and engineering fees. 
Permits and hook-up fees. Contractor's mark-up. 
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Theaters - Wood Frame 

Length Less Than Twice Width 

Estimating Procedure 
1. Establish the structure quality class by applying the information on page 191 . 
2. Compute the building floor area. This should include everything within the main walls and all insets outside the main walls 

but under the main roof. 
3. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Table on 

page 195 if the wall height is more or less than 20 feet. 
4. Multiply the adjusted square foot cost by the building floor area. 
5. Deduct, if appropriate, for common walls, using the figures on page 195. 
6. Multiply the total cost by the location factor listed on page 7 or 8. 
7. Add the cost of heating and air conditioning systems, fire extinguishers, exterior signs, paving and curbing. See the 

section beginning on page 236. 

Quality Class 3,000 3,500 6,000 7,000 8,000 10,000 12,000 15,000 20,000 
1, Best 138.31 133.92 122.07 119.38 117.36 114.33 112.25 109.95 107.44 
1&2 134.00 129.73 118.21 115.62 113.63 110.72 108.67 106.45 104.02 
2, Good 132.19 128.00 116.59 114.11 112.18 109.29 107.19 105.05 102.68 
2&3 127.99 123.90 11 2.86 110.46 108.58 105.75 103.74 101.66 99.35 
3, Average 125.35 121.43 110.57 108.24 106.39 103.66 101 .68 99.65 97.41 
3&4 121 .61 117.79 107.29 105.00 103.17 100.55 98.63 96.63 94.45 
4, Low 118.12 114.37 104.18 101.95 100.20 97.59 95.79 93.85 91 .74 
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Theaters - Wood Frame 

Length Between 2 and 4 Times Width 

Estimating Procedure 
1. Establish the structure quality class by applying the information on page 191 . 
2. Compute the building floor area. This should include everything within the main walls and all insets outside the main walls 

but under the main roof. 
3. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Table on 

page 195 if the wall height is more or less than 20 feet. 
4. Multiply the adjusted square foot cost by the building floor area. 
5. Deduct, if appropriate, for common walls, using the figures on page 195. 
6. Multiply the total cost by the location factor listed on page 7 or 8. 
7. Add the cost of heating and air conditioning systems, fi re extinguishers, exterior signs, paving and curbing. See the 

section beginning on page 236. 

Quality Class 3,000 6,000 7,000 8,000 10,000 12,000 15,000 20,000 
1, Best 
1 & 2 
2, Good 
2&3 
3, Average 
3&4 
4, Low 

147.39 130.05 127.22 125.04 121.79 119.50 117.08 114.41 
142.67 125.87 123.15 121.02 117.87 115.67 113.32 110.73 
140.74 124.13 121.44 119.35 116.26 114.08 111.73 109.24 
136.17 120.07 117.52 115.50 112.50 110.38 108.09 105.65 
133.59 117.82 115.30 113.33 110.43 108.30 106.07 103.69 
129.53 121.08 114.23 111 .79 109.83 107.01 105.05 102.78 100.55 
125.54 118.49 110.72 108.35 106.49 103.72 101 .73 99.71 97.45 
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Theaters - Wood Frame 

Length More Than 4 Times Width 

Estimating Procedure 
1. Establish the structure quality class by applying the information on page 191. 
2. Compute the building floor area. This should include everything within the main walls and all insets outside the main walls 

but under the main roof. 
3. Add to or subtract from the square foot cost below the appropriate amount from the Wall Height Adjustment Table on 

page 195 if the wall height is more or less than 20 feet. 
4. Multiply the adjusted square foot cost by the building floor area. 
5. Deduct, if appropriate, for common walls, using the figures on page 195. 
6. Multiply the total cost by the location factor listed on page 7 or 8. 
7. Add the cost of heating and air conditioning systems, fire extinguishers, exterior signs, paving and curbing. See the 

section beginning on page 236. 

Square Foot Area 
Quality Class 3,000 3,500 6,000 7,000 8,000 10,000 12,000 15,000 20,000 
1, Best 156.79 151.76 138.28 135.28 132.91 129.57 127.11 124.54 121.64 
1 & 2 151.80 147.02 133.93 131.09 128.80 125.47 123.14 120.61 117.87 
2, Good 149.83 145.06 132.15 129.33 127.11 123.83 121.46 119.07 116.37 
2&3 145.04 140.41 127.94 125.21 123.02 119.83 117.67 115.26 112.64 
3, Average 142.34 137.75 125.57 122.83 120.70 117.67 115.43 113.05 110.50 
3&4 137.91 133.53 121 .64 119.07 117.00 113.92 111.83 109.51 107.07 
4, Low 134.71 130.41 118.88 116.27 114.28 111.40 109.29 107.03 104.59 
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Service Garage - Masonry or Concrete 

Quality Classification 

Class 1 Class 2 Class 3 Class 4 
Best Quality Good Quality Average Quality Low Quality 

Foundation Reinforced concrete or Reinforced concrete or Reinforced concrete or Unreinforced concrete 
(25% of total cost) masonry. masonry. masonry. or masonry. 

Floor Structure 6" rock fill, 4" concrete 6" rock fill. 4" concrete 4" rock fill. 4" concrete Unreinforced 4" 
(15% of total cost) with reinforcing mesh. with reinforcing mesh. with reinforcing mesh. concrete. 

Walls 8" reinforced concrete 8" reinforced concrete 8" reinforced concrete 8" unreinforced 
(15% of total cost) block, 12" common brick. block, 6" reinforced block, 6" reinforced concrete block or 8" 

concrete. concrete or 8" common brick. clay tile. 

Roof Structure Glu-lams or steel trusses Glu-lams or steel trusses Glu-lams or wood trusses Glu-lams or light wood 
(12% of total cost) on heavy pilasters 20' o.c. on pilasters 20' o.c., 2" x 1 0" with 2" x 8" purl ins 16" trusses, 2" x 8" rafters 

2" x 1 0" purl ins 16" o.c. purl ins 16" o.c. D.C. 24" D.C. 

Roof Cover 5 ply built-up roof on 4 ply built-up roof on 4 ply built-up roof on 4 ply built-up roof on 
(8% of total cost) wood sheathing, with wood sheathing, with wood sheathing. wood sheathing. 

smal l rock. smal l rock. 

Restrooms Two rest rooms with three Two rest rooms with two One rest room with 
(1 0% of total cost) average fixtures each. average fixtures each. two low cost fixtures. 

Lighting One incandescent fixture One incandescent fixture One incandescent 
(1 0% of total cost) per 300 square feet of per 300 square feet of fixture per 300 square 

floor area. floor area. feet of floor area. 

Windows 3% to 5% of wall area. 3% to 5% of wall area. 
(5% of total cost) 

Square foot costs include the cost of the folio n : Foundations as required for normal soil conditions. Floor, wall 
and roof structures. Exterior wall finish and roof cover. Entry door . g and electrical systems. Rough and finish plumbing. Permits and fees. 
Contractor's mark-up. 

The in-place cost of these extra compon 
structure cost. See page 236 to 2 ating 
through doors. Canopies and walks. Exterio ns. P · 
listed in the section "Additional Costs for S · 

208 Commercial Structures Section 

be added to the basic building cost to arrive at the total 
air conditioning systems. Fire sprinklers. Interior finish costs. Interior partitions. Drive-
urbing. Miscellaneous yard improvements. Hoists, gas pump and compressor costs are 

e nning on page 204. 
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Service Garage - Masonry or Concrete 

Length Less Than Twice Width 

Estimating Procedure 
1. Use these figures to estimate buildings designed primarily for motor vehicle repair. Sales area should be figured 

separately. Use the costs for urban stores beginning on page 75. 
2. Establish the building quality class by applying the information on page 208. 
3. Compute the floor area. 
4. If the wall height is more or less than 18 feet, add to or subtract from the square foot costs below the appropriate amount 

from the Wall Height Adjustment Table on page 212. 
5. Multiply the adjusted square foot cost by the floor area. 
6. Deduct for common walls or no wall ownership. Use the figures on page 212. 
7. Multiply the total cost by the location factor on page 7 or 8. 
8. Add the cost of heating and air conditioning systems, fire sprinklers, interior finish and partitions, drive-thru doors, 

canopies and walks , exterior signs, paving, curbing, and yard improvements. See page 236 to 248. Add the cost of 
hoists, pumps and compressors beginning on page 204. 

Square Foot Area 
Quality Class 2,000 2,500 3,000 4,000 5,000 6,000 7,500 10,000 15,000 20,000 30,000 

1, Best 
1 & 2 
2, Good 
2&3 
3, Average 
3&4 
4, Low 

77.58 70.45 65.40 58.64 54.18 51 .03 47.59 43.86 39.67 37.19 34.44 
74.47 67.68 62.75 56.28 52.00 48.94 45.71 42.19 38.07 35.73 33.02 
72.94 66.26 61.49 55.11 50.93 47.92 44.76 41.29 37.24 34.98 32.36 
69.38 63.06 58.52 52.46 48.49 45.65 42.63 39.27 35.48 33.34 30.79 
67.41 61.21 56.79 50.92 47.04 44.29 41.36 38.09 34.43 32.33 29.90 
63.77 57.87 53.70 48.15 44.52 41 .93 39.13 36.05 32.52 30.52 28.25 
60.38 54.89 50.94 45.71 42.23 39.71 37.06 34.21 30.89 28.97 26.83 

Commercial Structures Section 209 
TO BUY THIS COMPLETE REFERENCE GUIDE, GO TO www.Craftsman-Book.com 



TO BUY THIS COMPLETE REFERENCE GUIDE, GO TO www.Craftsman-Book.com 

Alternate Costs for Steel Buildings 

These costs are to be added to the basic building cost 

Skylights, Polycarbonate, with curb 

Single dome 
Double dome 
Triple dome 
Double, ventilating 

2' X 2' 4' X 4' 

$170 
202 
250 
486 

$449 
510 
588 
834 

4' x8' 

$566 
657 
951 

1,082 

Partitions, Interior, 26 gauge steel, cost per 
square foot of partition with two sides finished 

Painted drywall finish 
Painted plywood, fire retardant 

$4.06 
5.93 

Ventilators, round type, includes screen (gravity type), cost each 

Stationary 
Diameter Galvanized Colored Aluminum 

12" $230 $249 $411 
16" 321 335 480 
20" 386 410 550 
24" 417 441 611 

Ventilators, ridge type, includes screen and damper 
Throat Size 
Cost per linear foot, galvanized 
Cost per linear foot, colored 

Ventilator-Dampers, cost each 
Diameter 
Damper only 
Dampers with 
cords and pulleys 

12" 
$85 

169 

16" 
$115 

212 

Steel Sliding Windows, 

20" 

screens, cost per window -....-... 
3' X 2'6" $436 
6' X 2'6" 539 
6' X 3'8" 623 

4" 
$62 
64 

Aluminum Industrial Windows, includes 
glass and screens, cost per window 
Size and Type 
3' X 2'6" 
2' X 2'8" 
6' X 2'6" 
6'x3'8" 

Project Out 
$424 

454 
628 
761 

Fixed 
$310 
340 
416 
529 

Rotary 
Galvanized Colored Aluminum 

$366 $411 $517 

Size & 
Type 
9" throat 
10" throat 
12" throat 

458 
559 
6 

First 10' 
Galvanized Color 

$878 $1,004 
1,004 1,105 

647 1,448 

502 641 
589 730 
662 834 

14" 
$134 

144 

Each Additional 1 0' 
Galvanized Color 

$828 $931 
893 1,004 

1,190 1,260 

Smoke and Heat Vents, automatic control, 
cost per 1 0 foot unit 
Size & First 10' Each Additional10' 
Type Galvanized Color Galvanized Color 

9" ridge 
mounted $3,233 $3,417 

9" slope 
mounted 3,335 3,580 
Add for operators: 

One or two 1 0 foot sections 
Two to seven 1 0 foot sections 

$2,672 $2,744 

2,744 2,876 

Add $107.00 
Add $224.00 

Aluminum Sliding Windows, includes glass and screens, cost per window 
Height 

Width 2' 2'6" 3' 3'6" 4' 

2' $323 $353 $360 $380 $402 
3' 353 375 379 402 416 
4' 394 416 416 463 
5' 417 432 530 549 
6' 461 530 571 614 

If window is fixed, deduct $5.55 per window. For mullions add $11 .00 each. 
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Commercial, Industrial, and Public Structures 

Typical Physical Lives in Years by Quality Class 

Masonry or Concrete Wood or Wood and Steel Frame 

Building Type 1 2 3 4 5 6 1 2 3 4 5 
Public Buildings 70 70 70 60 60 60 70 60 60 60 
Urban Stores 70 70 70 60 60 60 70 60 60 60 
Suburban Stores 70 60 60 60 60 60 50 50 45 
Supermarkets 70 60 60 60 60 50 50 45 
Small Food Stores 60 60 60 60 50 50 45 45 
Discount Houses 70 60 60 60 60 50 50 45 
Banks and Savings Offices 70 70 70 60 60 60 60 60 50 50 
Department Stores 70 60 60 60 60 50 50 45 
General Office Buildings 60 60 60 60 60 50 50 45 
Medical-Dental Buildings 60 60 60 50 60 50 50 45 
Convalescent Hospitals 60 60 60 50 55 50 50 45 
Funeral Homes 70 70 70 60 60 60 60 60 50 50 
Restaurants 70 60 60 60 60 50 50 45 
Theaters 50 50 50 50 50 45 45 40 
Service Garages 60 60 50 50 45 45 40 40 
Auto Service Centers 50 50 45 45 
Warehouses 55 55 50 50 
Light Industrial Buildings 55 55 50 50 
Factory Buildings 40 40 35 35 

Service Stations located on main highways or in high land value areas can be expe to become obsolete in 20 years. Other service 
stations can be expected to become obsolete in 25 years. Reinforced Concrete Dep ent S es have a typical physical life of 80 years for 
class one structures and 70 years for lower quality class structures. Steel Buildings aty physical life of 50 years 

20 Years 25 Years 30 Years 35 Years 55 Years 60 Years 70 Years 
Rem. % Rem. %Rem. %Rem. % Rem. % Rem. % Rem. % 

Age Life Good Life Good Life Good Life Good Age Life Good Life Good 

0 20 100 25 100 30 100 35 5 100 50 100 55 100 0 60 100 70 100 
1 19 95 24 97 29 98 34 99 48 99 53 99 2 58 99 68 99 
2 18 90 23 93 28 96 33 4 97 46 98 51 98 4 56 99 66 99 
3 17 85 22 90 27 93 32 9 39 95 44 97 49 97 6 54 98 64 99 
4 16 79 21 86 26 90 31 90 37 93 42 95 47 96 8 52 97 62 98 
5 15 73 20 82 25 88 30 6 35 90 40 93 45 95 10 50 96 60 98 
6 14 67 19 78 24 85 29 82 33 87 38 91 43 94 12 48 95 58 97 
7 13 61 18 74 23 82 28 78 31 84 36 88 41 92 14 46 94 56 96 
8 12 56 17 70 22 79 27 73 29 81 34 85 39 90 16 44 93 54 96 
9 11 51 16 65 21 75 18 68 27 77 32 82 37 88 18 42 92 52 95 

10 10 49 15 60 20 72 20 63 25 73 30 80 35 86 20 40 89 50 94 
11 9 48 14 56 19 68 22 58 23 69 28 77 33 83 22 38 87 48 93 
12 9 46 13 52 18 65 24 53 21 65 26 73 31 80 24 36 85 46 92 
13 8 44 12 50 17 61 26 50 20 60 24 69 29 77 26 34 83 45 91 
14 7 43 11 48 16 58 28 48 18 55 23 65 27 74 28 32 81 42 89 
15 6 43 10 47 15 54 30 47 17 50 21 61 26 71 30 30 78 40 87 
16 6 41 9 46 14 50 32 45 15 49 20 57 24 67 32 29 75 39 85 
17 5 39 8 45 13 49 60 34 44 14 48 18 53 22 63 34 27 72 37 83 
18 5 38 8 44 12 48 57 36 43 13 47 17 50 21 59 36 25 69 35 81 
19 5 37 7 43 12 47 54 38 42 12 46 16 48 19 55 38 24 66 33 79 
20 4 35 7 42 11 47 51 40 40 11 44 14 47 18 52 40 22 63 31 76 
21 4 34 6 41 11 46 50 42 39 10 43 13 46 17 50 42 21 60 30 73 
22 4 33 6 40 10 45 49 44 38 9 42 12 45 16 49 44 20 56 29 70 
23 3 32 5 39 10 44 48 46 36 8 41 11 44 15 48 46 18 52 27 67 
24 3 30 5 38 9 43 47 49 35 7 40 10 43 14 47 48 17 49 26 64 
25 3 29 5 37 9 43 47 50 34 7 38 10 42 13 45 50 16 48 25 61 
26 3 28 4 36 8 42 46 52 32 6 37 9 41 12 44 52 15 47 23 58 
27 2 27 4 35 8 41 45 54 4 31 6 36 8 40 11 43 54 14 46 22 56 
28 2 25 4 34 7 40 44 56 3 30 5 35 8 39 10 42 56 13 46 21 54 
29 2 24 4 33 7 39 43 58 3 29 5 34 7 38 9 41 58 12 45 20 52 
30 2 22 3 32 6 38 43 60 3 27 4 32 7 37 9 40 60 11 44 19 50 
31 2 21 3 31 6 37 42 62 2 26 4 31 6 36 8 39 64 10 42 17 48 
32 1 20 3 30 5 36 42 64 2 25 4 30 6 35 8 38 68 9 40 15 46 
33 3 29 5 35 41 66 2 24 3 29 5 34 7 37 72 8 38 13 44 
34 3 28 5 35 40 68 2 22 3 28 5 33 7 36 76 7 36 12 43 
35 2 27 5 34 39 70 2 21 3 27 4 32 6 36 80 6 35 11 41 
36 2 26 4 33 38 72 1 20 3 25 4 31 6 35 86 5 32 9 39 
38 2 24 4 32 37 74 2 24 4 30 5 34 92 4 29 8 36 
40 2 22 3 30 36 76 2 23 3 28 5 32 100 3 25 6 33 
42 1 20 3 28 34 82 1 20 3 26 4 30 108 2 22 4 29 
45 2 26 32 84 2 24 4 29 112 1 20 3 27 
48 2 23 30 88 2 22 3 27 122 2 24 
52 1 20 27 92 1 20 2 25 130 1 20 
56 24 96 2 23 
62 20 102 1 20 
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Additional Costs for 
Commercial, Industrial, and Public Structures 

Section Contents 
Additional Structure Costs 
Basements 
Communications Systems 
Public Address Systems 
Burglar Alarms 
Canopies 
Docks 
Doors 
Draperies 
Dumbwaiters 
Elevators 
Escalators 
Fill 
Fire Escapes 
Fire Extinguishers 
Fire Sprinklers 
Fireplaces 
Heating and Cooling Systems 
Kitchen Equipment 
Mezzanines 
Partitions 
Pneumatic Tube Systems 
Seating 
Skylights 
Ventilators 
Walk-in Boxes 
Material Handling Systems 

Display Fronts ~ 
Display Front lllustrati s 
Display Fr~n ific and Costs 
Bulkhead s 
Ceiling 
Entrances 
Glass 
Lighting 
Platforms 
Wall Finish 
Satellite Receiver Systems 

Signs 
Post Mounting Costs 
Rotators 

Yard Improvements 
Asphaltic Concrete Paving 
Concrete Paving 
Curbs 
Gates 
Striping 
Lighting 
Chain Link Fences 
Wood Fences 
Drainage Items 
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Additional Structure Costs 

Basements 
Cost includes concrete floor and walls, open ceiling, minimum lighting, no plumbing, and no wall finish . Cost per square foot 
of floor at 12' wall height. 

Area 500 1,000 1,500 2,000 3,000 4,000 5,000 7,500 10,000 15,000 20,000 

Cost 58.19 52.12 45.41 41.14 40.08 34.85 33.70 32.56 28.61 27.35 25.71 

Add or subtract the amount listed in the table below to or from the square foot of floor cost for each foot of wall height more 
or less than 12 feet. 

Wall Height Adjustment 
Square Foot Area 

Area 500 1,000 1,500 2,000 

Cost 3.90 2.86 2.53 2.06 

Canopies, per S.F. of canopy area 

Canopy Lights, per S.F. based on one w of 
lights for 5' canopy 
Recessed spots (1 each 6 linear feet) 
Single tube fluorescent 
Double tube fluorescent 

Public Address Syst 
attached to building. No con 
Base cost, master control 
Per indoor speaker 
Per outdoor speaker 

Sound Systems, cost per unit 
Voice only, per unit 
Music (add to above), small units 
Music (add to above), large units 
Larger installations cost the least per unit. 

$101 to $171 
101 to 131 
131 to 394 

Docks for unloading trucks. Cost per S.F. 
of dock at 4' height 
L X w 1 0' 20' 30' 50' 1 00' 200' 

5' 35.21 31.29 28.53 25.77 23.87 22.17 
10' 31.29 27.15 23.75 21.32 19.73 19.09 
15' 27.47 23.02 20.36 17.61 16.33 15.16 
20' 24.60 19.73 17.07 15.80 14.74 13.89 
Cost includes compacted fill , three concrete walls, 
concrete floor, and rock base. 

3,000 

1.69 
4,000 5,000 7,500 

1.55 1.45 1.12 
10,000 

.92 
15,000 20,000 

.71 .67 

$20.09 to $21.62 

$22.43 to $30.38 
$23.44 to $32.70 
$20.29 to $30.38 

tercommunication Systems 
Master control, base cost 
Cost per station 
Nurses call system, per station 

Security Systems 
Control panel 
Each door or window secured 
Heat detectors, each 
Smoke detectors, each 
Motion detectors, each 

$1,896 to $5,708 
145 to 217 
217 to 397 

$155 to 
31 to 
10 to 
20 to 
20 to 

$309 
69 
51 

101 
41 

Loading Ramps, cost per S.F. of ramp 
Size 
Under 300 S.F. 
Over 300 S.F. 

$9.65 
9.25 

Dock Levelers and Lifts, cost each 
Dock leveler, manual $7,802 
Dock leveler, mechanical 3,798 
Powered platform dock leveler 
6' x 6' recessed 
6' x 8' recessed 

Electro-hydraulic, pit recessed scissor lift 
5,000 lb. capacity, 6' x 8' 

10,000 lb. capacity, 8' x 1 0' 
20,000 lb. capacity, 8' x 12' 

3,386 
3,829 

10,144 
17,934 
29,607 
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Additional Structure Costs 

Doors, with hardware 
Exterior, commercial, cost per door 
Glass in wood (3' x 7') $943 to $1,474 

1,525 to 2,473 
7,253 to 11,023 

1/4" plate in aluminum (3' x 7') 
Automatic, tempered glass (3' x 7') 
Residential type (3' x 7') 359 to 660 

Interior, commercial and industrial, cost per S.F. 
Hollow core wood $15.25 to $15.97 
Solid wood 15.35 to 19.88 
Hollow core metal 33.48 to 39.63 

Fire, cost per S.F. 
Hollow metal, 1-3/4" 
Metal clad, rolling 
Metal clad, swinging 

$52.82 to $69.99 
43.23 to 70.80 
61.81 to 88.38 

Elevators, Freight, Electric, car and 
equipment, per shaft, car speed in feet per minute, 
2 stop 
Capacity 50 to 75 100 to 150 200 
2,500 lbs $63,276 
3,000 66,780 $76,500 $88,455 
3,500 80,240 80,189 90,040 
4,000 74,935 83,430 96,450 
5,000 80,140 91,470 103,232 
6,000 88,330 100,110 111,300 
8,000 100,050 111 ,440 126,495 

10,000 114,902 126,445 144,990 
For manual doors, add $5,560 for each stop. For power 
operated doors, add $8,430 for each additional stop. 
Add $8,430 per car for self-leveling cars . Add for double 
center opening doors, per stop $355. Add for deluxe cab 
(raised panel, interior, drop ceiling) $4,220. 

Elevators, Freight, 
Hydraulic, 100 F.P.M. 
Shaft, car, machinery 
2,500 lb. capacity 
6,000 lb. capacity 
Cost per stop 

Manual doors 
Automatic doors 

Roll-Up Metal Warehouse Door with 
chain operator, cost each 
1 0' X 1 0' 
12' X 12' 
14' X 14' 
Fusible link (add to above) 
Motor controlled (add to above) 

$2,677 
3,553 
3,900 

580 
293 

Draperies, cost per square yard of opening 
54" high 68" high 96" high 

Minimum 
Good quality 
Better quality 

$22.90 $23.00 $25.80 
51.60 52.80 61 .80 
62.90 68.80 84.50 

Total Rise 
10' to 13' 

14' 
15' 
16' 
1 
1 

48"W 
$152,440 
159,650 
165,830 
165,830 
168,920 
168,920 
169,950 
175,100 
179,220 

mbwaiters, includes door, traction type 
Add'l. 

1st Two Stops Stops 
Hand operated, 25 fpm (no doors) 
251b. $2,420 to $4,410 
75 lb. 3,260 to 5,460 

Electrical, with machinery above, floor loading 
100 lb., 50 fpm $9,100 to $14,590 
300 lb. , 50 fpm 9,460 to 14,560 
500 lb., 50 fpm 9,950 to 15,770 
500 lb., 100 fpm 14,560 to 23,500 

$1 ,840 
1,840 

$3,470 
3,470 
3,470 

(5 stop) 

Elevators, Passenger, Electric, car and machinery cost, per shaft* 
Capacity 200 F.P.M., 5 Stops 350 F.P.M., 5 Stops 
2,000 lbs. $123,900 $110,500 
2,5001bs. 127,300 117,800 
3,000 lbs. 128,620 125,900 
3,500 lbs. 129,330 132,360 
4,000 lbs. 130,130 140,210 
4,000 lbs (Hospital) 131 ,800 143,900 

500 F.P.M., 5 Stops 
$237,000 
244,900 
247,100 
248,600 
251,900 
259,000 

*Add for each additional stop: 200 or 350 F.P.M. units, $7, 180; 500 F. P.M. units, $11,816. Deduct for multi-shaft 
applications, $3,393 to $7,180 per additional shaft. Add for rear-opening door: $10,200 to base cost, plus $7,360 per door. 
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Additional Structure Costs 

Fill, compacted under raised floor, includes 
perimeter retaining wall but not slab, per C.F. 
Up to 1 0,000 S.F. $1 .06 to $1.70 
Over 10,000 to 50,000 S.F .90 to 1.32 

Fire Extinguishers, cost each 
Fire hose and cabinet $371 to $733 
Extinguisher cabinets 98 to 216 
Extinguishers, chemical 78 to 192 
Extinguishers, carbon dioxide 221 to 436 

Fire Escapes 
Type 
Second story 
Additional floors 

Unit 
Each 
Per story 

Cost 
$4,222 to $5,767 
2,485 to 3,727 

Fire Sprinklers, cost per S.F. 
of area served 

Area 
to 2,000 
2,001 to 4,000 
4,001 to 1 0,000 
Over 10,000 

Area 
to 2,000 
2,001 to 4,000 
4,001 to 10,000 
Over 10,000 

Wet Pipe System 
Normal 

$4.53 
3.15 
2.79 
2.45 

*Special hazard systems are custom engineered to meet 
code or insurance requirements and are usually so 
identified by a metal plate attached to the riser. 

Overhead Suspended Heaters, per unit 

25 MBTU 
50 
75 

100 
150 
200 
250 

$1,091 to $1,318 
1 ,270 to 1 ,410 
1,410 to 1,555 
1 ,609 to 1 ,830 
1,968 to 2,111 
2,272 to 2,379 
2,51 0 to 2,545 

Fireplace 
1 Story 2 Story 

Freestanding wood burning heat 
circulating prefab fireplace, with 
interior flue, base and cap. $1,662 

Zero-clearance, insulated prefab 
metal fireplace, brick face. 2,376 $3,132 

5' base, common brick, 
on interior face . 3,162 3,550 

6' base, common brick, used brick, 
face brick or natural stone on interior 
face with average wood mantle. 4,930 5,284 

8' base, common brick, used brick 
or natural stone on interior face, 
raised hearth. 6,8890 7,730 

oot $15.75to $31 .50 
42.00 

2.38 to 3.06 
52.50 to 105.00 

Heating and Cooling Systems 
Cost per S.F. of Floor Area** 

Type and Use Heating Only 
Elementary schools $7.43 to $11 .54 
Secondary schools 7.95 to 12.32 
Government offices 12.87 to 19.98 
Libraries 8.80 to 16.05 
Fire stations 7. 79 to 14.13 
Urban stores 4.90 to 7.58 
Suburban stores 3.92 to 6.06 
Small food stores 4.16 to 6.4 7 
Supermarkets 4.87 to 7.52 
Discount houses 3.59 to 5.60 
Bank and savings 6.56 to 1 0.18 
Department stores 4.60 to 7.12 
Reinforced concrete 5.79 to 8.99 

General offices 
Forced air 
Hot & chilled water 

Medical-Dental 
Forced air 

5.73 to 

6.23 to 
Hot & chilled water 

Convalescent hospitals 

8.90 

9.69 

Forced air 5.79 to 8.99 
Hot & chilled water 

Funeral homes 8.35 to 12.90 
Ecclesiastic buildings 6.44 to 1 0.01 
Restaurants 8.59 to 13.36 
Theaters 5.75 to 8.94 
Industrial buildings 2.48 to 6.17 
Interior offices 2.82 to 3.95 

Heating 
& Cooling 

$13.45 to $21 .04 
14.46 to 22.42 
23.44 to 36.28 
16.05 to 24.72 
12.24 to 19.03 
8.91 to 13.81 
7.11 to 11 .06 
7.58 to 11.74 
8.87 to 13.72 
6.54 to 10.19 

11 .89 to 18.43 
8.37 to 13.00 

10.57 to 16.36 

10.44 to 16.20 
12.07 to 18.74 

11 .34 to 17.69 
12.78 to 19.90 

10.57 to 16.35 
12.42 to 19.29 
15.16 to 23.45 
11 .71 to 18.04 
15.75 to 24.31 
10.49 to 16.25 

5.11 to 7.95 

**Use the higher figures where more heating and cooling 
density is required. 
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Additional Structure Costs 

Kitchen Equipment, cost per linear foot of 
stainless steel fixture 
Work tables 
Serving fixtures 

$837 to$1 ,017 
347 to 1,939 

Mezzanines, cost per S.F. of floor 
Unfinished (min. lighting and plumbing) 2.60 to 31 .10 
Store mezzanines 43.10 to 54.70 
Office mezzanines (without partitions) 46.60 to 60.50 
Office mezzanines (with partitions) 60.50 to 95.00 

Costs include floor system, floor finish, stairways, lighting, 
and partitions where applicable. 

Seating, cost per seat space 
Theater, economy 
Theater, lodge 
Pews, bench type 
Pews, seat type 

$168 
308 

81 
113 

Partitions, cost per S.F. of surface 
Gypsum on wood frame, (finished both sides) 
2" x 4" wood studs, 24" on center with 1/2" 
gypsum board, taped, textures and painted. $5.82 

Plaster on wood frame (finished both sides) 
2" x 4" wood studs, 24" on center with 2 coats 
plaster over gypsum lath, painted with primer 
and 1 coat enamel. $10.80 

Pneumatic Tube Systems 
Twin tube, two station system 
2-1 /4" round, 500 to 1 ,500 feet 
3" round, 500 to 1 ,500 feet 
4" round, 500 to 1,500 feet 
4" x 7" oval , 500 to 1,500 feet 

$19,988 to $36,360 
20,604 to 39,663 
21 ,432 to 45,743 
34,098 to 56,762 

Automatic System, twin tube, cost per station 
4" round , 500 to 1,500 feet $25,452 to $33,795 
4" x 7" oval, 500 1 ,500 feet 34,098 to 36,885 

Skylights, Plastic Rectangular Domes, cost per unit 

ylight With 4" or 9" 
Size Only Insulated Curb 
16" X 16" $232 $342 
16" X 24" 262 359 
16" X 48" 342 508 
24"x 24" 367 387 
24"x 32" 401 508 
24"x 48" 423 576 
28"x 92" 825 956 
32"x 32" 367 508 
32"x 48" 49 470 584 
32" x 72" 697 766 884 
39" x 39" 492 492 578 
39"x 77" 774 956 1,026 
40" x 61" 697 766 1,041 
48" x 48" 576 576 710 
48" x 64" 858 858 1,026 
48"x 72" 987 987 1,160 
48"x 92" 1,063 1,272 1,616 
48" X 122" 1,404 1,606 1,873 
58" x 58" 873 1,026 1 '181 
60" x 72" 1,063 1,237 1,415 
60" x 92" 1,293 1,538 1,316 
64" x 64" 1,026 1 '115 1,772 
77" x 77" 1,460 1,873 2,052 
94" x 94" 2,408 3,378 3,745 

Triple dome skylights cost about 30% more than double dome skylights. 
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Additional Structure Costs 

Plastic Circular Dome Skylights, cost each 
Single Plastic Panel Double Plastic Panel Additives 

Size 4" Curb 9" Curb 4" Curb 9" Curb Ceiling Dome Wall Liner 
30" $760 $775 $900 $942 $365 $365 
36" 775 811 942 1,014 465 390 
48" 1,029 1,125 1,316 1,383 623 465 
60" 1,304 1,359 1,749 1,772 909 479 
72" 1,951 1,929 2,598 2,709 1 '160 578 
84" 2,675 2,854 3,745 3,946 1,661 683 
96" 3,935 4,114 5,483 5,864 1,818 811 

The above costs are for single skylights. For three or more, deduct 20%. 

Plastic Pyramid Skylights, cost each 
Installed Cost 

Size Height 2 or Less 
39" X 39" 34" $1,212 
48" X 48" 42" 1,715 
58" X 58" 49" 1,905 

Plastic Continuous Vaulted 
Skylights, cost per L.F. 

Width 
16" 
20" 
24" 
30" 
36" 
42" 
48" 
54" 
60" 
72" 
84" 

3 or More 
$1,009 

1,432 
2,077 

Ventilators, Roof, Power Type, 
cost each 
Throat 2 or 3 or Add for 

Dia. Less More Insulated Curb 
6" $544 $528 $97 
8" 878 794 136 

10" 1,059 981 166 
12" 1,177 1 '145 171 
18" 1,284 1,210 184 
24" 1,457 1,348 225 
30" 2,508 2,282 239 
36" 2,679 2,325 245 
48" 5,904 5,251 302 

Above costs are for a single-speed motor installation. 
Dampers and bird screens are included. Add: Explosive-
proof units, add $390 each . Two-speed motors, add $679 
to $1 ,004 each. Plastic coating, depending on size of unit, 
add $139 to $211 each. 

Plastic Ridge Type Skylights, 
cost per linear foot 
Width* Single Panel Double Panel 
18" $285 $425 
24" 316 513 

30" ~ 394 584 36" 499 678 
42" 524 818 
48" 540 1 ,052 
*Width is rid curb following slope of roof. 

s Skylights, 
uminum Frame, cost each 

$437 
527 
703 
711 
872 

1,057 

Ventilators, Roof, Gravity Type, 
cost each 
Throat 2 or 3 or Add for 
Dia. Less More Insulated Curb 

8" $237 $223 $115 
12" 259 237 129 
18" 398 389 182 
24" 473 452 195 

Heat and Smoke Vents, cost each 
Aluminum 

Size Plastic Dome Lid Covered Lid 
32" X 32" $1,090 $1,236 
32" X 48" 1,298 1,329 
50" X 50" 1,474 1,525 
50" X 62" 1,675 1,916 
50" X 74" 1,535 1,999 
50" X 92" 2,019 2,225 
50" X 98" 2,359 2,380 
62" X 104" 2,998 3,070 
74" X 104" 3,358 3,689 
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Additional Structure Costs 

Walk-In Boxes, cost per S.F. of floor area 
Temperature 
Range 50 100 200 300 400 500 600 
Over 45° 175 119 92 78 75 68 67 
25.50 o to 45 o 195 139 109 93 83 78 75 
oo to 25 ° 232 172 125 109 93 86 82 
-25.50 ° to oo 253 206 165 138 119 111 102 
Cost Includes: 
Painted wood exterior facing, insulation as required for temperature, interior plaster, one 4 x 7 door per 300 S.F. of floor area. 
Costs are based upon 8' exterior wall height. Costs do not include machinery and wiring. Figure refrigeration machinery at 
$2,000.00 per ton capacity. 

Material Handling Systems 
Belt type conveyors, 24" wide. 
Horizontal sections, per linear foot 
Elevating, descending sections, per flight 

Mail conveyors, automatic, electronic. 
Horizontal, per linear foot 
Vertical , per 12' floor 
Mail chutes, cost per floor, 5" x 14", aluminum 
Linen chutes, 18 gauge steel, 30" diameter, per 1 0' floor 
Disinfecting and sanitizing unit, each 

$226 
377 

1,793 
23,200 

1 '1 

--!--Pilaster 

Vestibule floor 

Display front costs may be estimated by calculating the in-place cost of each component or by estimating a cost per linear 
foot of bulkhead and multiplying by the bulkhead length. This section contains data for both methods. For most fronts , the 
cost per linear foot method is best suited for rapid preliminary estimates. 

Bulkhead length is the distance from the inside of the pilaster and following along the bulkhead or glass to the inside of the 
opposite pilaster. This measurement includes the distance across entryways. 

The cost per linear foot of bulkhead is estimated using the storefront 
specifications and costs in this section. This manual suggests linear 
foot costs for four quality types: low cost, average, good, and very 
good . Costs are related for each quality type in terms of flat or 
recessed type fronts. 

Recessed type fronts include all components described in the 
specifications. Flat front costs do not include the following 
components: vestibule floor, vestibule and display area ceiling framing, 
back trim, display platform, lighting. The cost of automatic door 
openers is not included in front costs. 
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Display Fronts 

Display Front, Best Display Front, Best 

Display Front, Average Display Front, Average 

Display Front, Low Cost Display Front, Low Cost 
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Display Fronts 

All front costs are based upon a height of 10 feet from the floor level to the top of the display window. Variations from this 
standard should be adjusted by using the display window height adjustment costs shown with the front foot costs. These 
amounts are added or deducted for each foot of variation from the standard. 

Bulkhead height variations will not require adjustment. Cost differentials, due to variations in bulkhead height, will be 
compensated for by equal variations in display window height if overall heights are equal. 

Sign areas are based upon 4 foot heights. Cost adjustments are given for flat type and for recessed type fronts. A cost range 
is given for recessed type fronts because deeply recessed fronts will have lower linear foot costs for sign area components 
than will moderately recessed fronts because this cost is spread over a longer distance when recesses are deep. 

Display island costs are estimated by applying 60 to 80 percent of the applicable linear foot cost to the island bulkhead 
length. Window height adjustments should be made, but sign height adjustments will not be necessary. 

Components Best Good Average Low Cost 

Bulkhead Vitrolite domestic Black Carrera flagstone , Average ceramic tile, Stucco, wood or 
(0 to 4' high) marble or stainless terrazzo or good Roman brick or imitation common brick. 
(1 0% of total cost) steel. ceramic tile . flagstone. 
Window Area Bronze or stainless steel. Heavy aluminum. Light aluminum with 
(30% of total cost) 1/4" float glass with 1/4" float glass, some wood stops. Crystal 

mitered joints. mitered joints. or 1/4" float glass. 

Sign Area (4' high) Vitrolite, domestic Black Carrera flagstone, Stucco. 
(1 0% of total cost) marble or stainless terrazzo or good 

steel. ceramic tile. 

Pilasters Vitrolite, domestic Stucco. 
(5% of total cost) marble. 

Vestibule Floor* Decorative terrazzo. Concrete. 
(5% of total cost) 
Vestibule and 
Display Area Stucco or gypsum Stucco or gypsum Gypsum wallboard 
Ceilings* wall board and texture. wall board and texture. and texture. 

(1 0% of total cost) 

Back Trim* None. None. 
(5% of total cost) 

Display Platform 
Cover* Excellent c Average carpet. Plywood with tile. 

(10% of total cost) 

Lighting* 1 recessed spot per 1 exposed spot per 2 1 exposed spot per 4 
(1 0% of total cost) linear foot of bulkhead. linear feet of bulkhead. linear feet of bulkhead. 

Doors 3/4" glass double doors. Good aluminum and Average aluminum and Wood and glass. 
(5% of total cost) glass double door or 

si ngle 3/4" glass door. 
glass double door. 

Note: Use the percent of total cost to help identify the correct quality classification. 

Costs, Flat Fronts $1, 142/linear foot. $766/linear foot. $492/linear foot. $430/linear foot. 

Costs, Recessed 
Fronts $1 ,213/linear foot. $1 ,033/linear foot. $586/linear foot. $4 76/1 i near foot. 

Display Window $52.30/linear foot. $48.60/linear foot. $46.20/linear foot. $45.20/linear foot. 
Adjustment per Foot of Height 

Flat Front, 
Sign Area $51.90/linear foot. $32.70/1 in ear foot. $12.99/linear foot. $4.32/1 i near foot. 

Adjustment per Foot of Height 

Recessed Front, $18.30 to $24.35/ $11.20 to $14.28/ $4.88 to 6.98/ $2.59 to $2.87 I 
Sign Area linear foot. linear foot. linear foot. linear foot . 
Adjustment per Foot of Height 

*Not included in flat front costs. 
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Display Fronts 

Lighting, cost per fixture 
Open incandescent 
Recessed incandescent 
Fluorescent exposed, 4' single 
Fluorescent recessed, 4' single 

$60.14 to $86.92 
86.72 to 174.93 

188.29 to 278.49 
200.59 to 356.80 

Bulkhead Walls, cost per S.F. of wall 
Up to 5' high, nominal 6" thick 
Concrete 
Concrete block 
Wood frame 

Ceiling, cost per S.F. of floor 
Dropped ceiling framing 
Acoustical tile on wood strips 
Acoustical plaster including lath 
Gypsum board, texture and paint 
Plaster and paint including lath 

Entrances, cost per entrance 
Aluminum and 1/4" float glass 

$16.48 to $24.44 
11 .51 to 17.10 
7.10 to 12.56 

$2.39 to $3.35 
3.71 to 4.61 
3.43 to 5.02 
2.67 to 3.94 
3.82 to 5.25 

Single door, 3' x 7' $1,785 to $2,950 
Double door, 6' x 7' 3,160 to 4,360 
Stainless steel and 1/4" float glass 
Single door, 3' x 7' 3,520 to 
Double door, 6' x 7' 4,850 to 
3/4" tempered glass 
Single door, 3' x 7' 3,690 to 
Double door, 6' x 7' 6,180 t 

Exterior Wall Finish, cost per S.F. of wall 
Aluminum sheet baked enamel finish 
Brick veneer 
Common brick 
Roman 
Norman 
Glazed 
Carrera glass 
Black 
Red 

Flagstone veneer 
Imitation 
Natural 

Marble 
Plain colors 
With color variations 
Stucco 
Terrazzo 
Tile, ceramic 

$4.85 to $7.85 

$9.56 to $12.48 
12.39 to 18.21 
12.39 to 18.21 
15.09 to 22.68 

23.92 to 36.93 
25.70 to 39.01 

16.33 to 20.91 
25.18 to 40.05 

36.97 to 48.82 
67.36 to 79.40 
3.74 to 4.88 

24.56 to 33.71 
15.50 to 22.68 

$7.43 to $11.53 
4.48 ·to 7.31 
2.99 to 4.12 

$9.12 to $12.66 
12.00 to 16.12 
9.38 to 16.12 

Store front, 1/4" glass in aluminum frame 
Anodized, 8' high 30.24 to 41.37 
Anodized, 6' high 36.44 to 48.41 
Anodized, 3' high 44.99 to 56.85 
Satin bronze, 6' high 42.32 to 55.46 
Satin bronze, 3' high 51 .66 to 64.68 

Satellite receiver systems are common in mountain and rural areas, where TV reception is limited. They are also often 
installed in residential or commercial areas, for homes, motels or hotels, restaurants and businesses. Installed cost for an all-
automatic, motorized system, including wiring to one interior outlet. 

Exterior disk plus electronics $190 to $500 
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Signs 

Lighted Display Signs, Cost per S.F. of sign area 
Painted sheet metal with floodlights 
Porcelain enamel with floodlights 
Plastic with interior lights 
Simple rectangular neon with painted sheet metal faces 
and a moderate amount of plain letters 
Round or irregular neon with porcelain enamel faces and 
more elaborate lettering 

Channel letters - individual neon illuminated metal 
letters with translucent plastic faces, (per upright inch, per letter) 

$93.00 
99.10 

112.30 

118 60 

175.00 

14.90 

to $119.50 
to 134.80 
to 175.00 

to 214.00 

to 256.00 

to 22.40 

All of the above sign costs are for double-faced signs. Use 2/3 of those costs for single-faced signs. Sign costs include costs 
of installation and normal electrical hookup. They do not include the cost of a post. If signs are mounted on separate posts, 
post mounting costs must be added . These costs are for custom-built signs (one-at-a-time orders) . Mass-produced signs will 
have lower costs . 

Horizontally Mounted Cantilever 

Post Mounting Costs 

Pole Diameter at Base 
Post Height 4" 6" 8" 10" 12" 14" 

15 $1,343 $1,598 $2,353 $3,170 $4,934 $4,984 
20 1,592 1,899 2,719 3,288 5,870 6,602 
25 1,825 2,147 2,817 3,912 6,530 7,211 
30 1,988 2,554 2,922 4,270 6,899 7,983 
35 2,778 3,288 4,764 7,805 8,524 
40 2,949 4,015 5,038 8,118 9,563 
45 4,702 5,737 8,861 9,898 
50 5,038 6,541 9,431 10,846 
55 6,900 9,893 11,809 
60 7,301 10,619 12,350 
65 12,412 13,125 

If signs are mounted on separate posts, post mounting costs must be added. Post mounting costs include the installed cost 
of the post and foundation. On horizontally mounted signs, post height is the distance from the ground to the bottom of the 
sign. On vertically mounted signs, post height is the distance to the top of the post. For cantilevered posts, use one and one-
half to two times the conventional post cost. 

All of the above post costs are for single posts. Use 90% of the single post costs for each additional post. 
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Agricultural Structures Section 
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General Purpose Barns 

Quality Classification 

General Purpose Barn, Class 1 

Class 1 Class 3 
Component Good Quality Low Quality 

Foundation Continuous concrete. Redwood or cedar 
(20% of total cost) mudsills. 
Floor Concrete. Dirt, leveled & compacted. 
(5% of total cost) 

Wall Structure Good wood frame, 1 0' eave Light wood frame, 
(25% of total cost) height. 1 0' eave height. 
Exterior Wall ndard gauge corrugated Light aluminum or low 
Cover iron, aluminum or average cost boards. 
(25% of total cost) wood siding. 
Roof Medium to hi Medium to high pitch, Medium to high pitch, 
Construction wood trusses. average wood trusses. 2" x 4" rafters 24" to 36" 
(9% of total cost) a. c. or light wood 

trusses. 
Roof Cover Wood shingles. Standard gauge corrugated Light aluminum. 
(5% of total cost) iron or aluminum. 
Electrical Four outlets per 1 ,000 S.F. Two outlets per 1 ,000 S.F. None. 
(8% of total cost) 

Plumbing Two cold water outlets. One cold water outlet. None. 
(3% of total cost) 

Note: Use the percent of total cost to help identify the correct quality classification. 

Square Foot Area 

Quality Class 1,000 2,000 3,000 4,000 5,000 6,000 7,000 8 ,000 9,000 10,000 11,000 

1, Good 44.58 41 .07 38.03 36.50 35.02 33.46 32.38 31 .65 31.03 30.42 29.89 
2, Average 33.08 29.85 27.65 26.56 25.51 24.61 23.89 23.46 23.06 22.68 22.31 
3, Low 21.56 18.63 17.30 16.56 16.07 15.74 15.42 15.23 15.02 14.90 14.73 
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Poultry Houses 

Conventional Lay Cage Type 

Basic Building 
Component Good Quality Average Quality Low Quality 

Floors 2" concrete. Dirt, leveled and compacted. 
(20% of total cost) 

Foundations Thickened slab. Concrete piers. Wood piers. 
(15% of total cost) 

Frame Light steel or average Light wood frame. 
(20% of total cost) wood frame. 

Roof Cover Aluminum or Light aluminum 
(5% of total cost) corrugated iron. or composition. 

Exterior Plywood. Wood lath. 
(8% of total cost) 

Lighting Good system, Minimum system, 
(20% of total cost) automatic controls. manual controls. 

Plumbing Good system. Fair system. 
(1 0% of total cost) 

Insulation Roof only. None. None. 
(2% of total cost) 

Basic Building 
Cost Per S.F. $10.70to$14.35 $9.20 to $10.75 

Note: Use the percent of total cost to help identify the correct quality classification. 

Equipment 
Component Best Quality Good Quality Average Quality Low Quality 

Cages 12" x 20" double deck. 12" x 20" single deck. 12" x 20" single deck. 12" x 12" single 
(35% of total cost) deck. 

Water System Automatic cup system. Automatic cup system. Simple "V" trough. Simple "V" trough. 
(20% of total cost) 

Feed System Automatic system. "V" trough. "V" trough. "V" trough. 
(30% of total cost) 

Egg Gathering Manual. Manual. Manual. Manual. 

Cooling Pad and fan system. Pad and fan system. Simple fogging system. Simple fogging 
(15% of total cost) system. 

Cost Per S.F. $24.44 to $2573 $14.92 to $17.91 $10.70 to $13.84 $9.09 to $12.66 

Note: Use the percent of total cost to help identify the correct quality classification. 
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A 
Adjustment factors, live load ...... 229 
Adjustments, wall heights ............... 5 
Adjustments for area ...................... 7 
Administrative office (military) .. .. 272 
A-frame ............................. .......... 32 
A-frame cabins ............. .......... 38-41 

4 corners .................................. 39 
6 corners .................................. 40 
8 corners .................................. 41 

A-frame restaurants ............ 183-184 
Age factors .................................... 9 
Agricultural structures ......... 249-269 
Air and water service .................. 205 
Air compressors .. .................... .. 206 
Air conditioning .............. 18, 28, 266 
Aircraft avionics shop (military) ... 272 
Aircraft machine shop (military) ... 272 
Aircraft operations (military) ....... 272 
Ambulatory clinic (military) ........ . 272 
Appliances .. .. .. .... .............. .......... . 29 
Applied instruction building 

(military) .... .............. ................ 272 
Area modification factors .. ...... 6, 7-8 
Area of buildings ........................... .4 
Auto service centers .. .......... 218-221 
Automatic teller .......................... 125 
Average Life ................................. 43 

B 
Balconies ..................................... 28 
Banks and savings offices ... 115-125 
Barns ........ .. .... .. .. .250-252, 256-260 

dairy ................................ 257 -260 
feed ................................ ........ 252 
general purpose ...................... 250 
hay storage ............................. 251 
herringbone .............. ................ 260 
low cost... ................. ............... 257 
pole ........................... .............. 256 
stanchion .. .. .. .......................... 258 
walk-through ........................... 259 

Barracks, dormitory (military) .... . 272 
Baseboard units ........................... 28 
Basement garages ....................... 31 
Basements ................................. 237 
Basements, residential .. ............... 27 
Bathrooms, multi-family 
residential .................................. 30 

Block, concrete ............................ 42 
Bowling alley (on military base) ... 272 
Boxes, walk-in ........................... 242 
Brick .............. ............................ .. 42 
Buffet hutch .. .. .. ........ .. ........... ...... 18 
Building classes .. .. .............. .... ....... 4 
Building quality ............................... 4 
Building shapes .............................. 4 
Built-ins ....................................... 18 
Bulkheads .................. 242, 244, 245 
Bumpers .................................... 247 

c 
Cabins .............. ................ 32, 38-42 
Cages, poultry ........... 262, 263, 264, 

265,266 
Canopies .. ................. 204, 232, 237 
Canopy lights ............................. 237 
Carports ........ ................... 18, 29, 42 
Cash boxes ........ ........................ 205 
Catch basin ................................ 248 
Ceilings ...................................... 245 
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Central air ............................ .. 18, 28 
Chain link fence .......................... 248 
Chapel center (on military base) .... 272 
Child development center 

(on military base) ................ ..... 272 
Churches ............................ 172-173 
City hall.. ................................ 56, 59 
Classes, quality ......... 11, 16, 19, 23, 

33, 38, 44, 47, 50, 53, 56, 59, 76, 82, 
89, 94, 103, 105,107,109, 111,113, 
115,120,126,129,132,135,143,151, 
159,167,169,171,173,175,178, 
181,183, 185,191 , 195-196,198, 
200,202,208,213,218,223,227, 
244, 250-255, 257-260, 262-265, 267, 
268 

Classrooms, temporary ............ .. .. 55 
Coffee shop restaurants ...... 178-180 
Commercial structures .......... 7 4-248 
Commissary (military) .............. .. 272 
Compressors, refrigeration ......... 261 
Concrete block ........................ .. ... 42 
Concrete decks, uncovered .......... 27 
Concrete paving ......................... 247 
Concrete walls .......................... ... 42 
Contents ........................................ 3 
Convalescent hospitals ........ 167 -169 
Conventional recreational dwellings 

4 corners ................................. 34 
6 corners ................................. 35 
8 corners .... .. ........................... 36 
10 corners ................................ 37 

Conventional restaurants ..... 181-182 
Coolers ..................... .............. . 
Coolers, evaporative .................. . 
Cooling ...... .. ..... .. ....................... .. 
Cooling pads............ .. .. .. . 2 
Corral, holding .............. 6 
Cost tables, explanation .... .. 
Counters ........ ~.. .......... j25 
Covered porch ..... .. .. ... 7 
Curbing.... .......... .... .... 206 
Curb ......... .. .. .. ......... 247 
Cu ar cost .... .. .... .......... 9 

D 
Dairy b .................. ... 257-260 
Dampers .................................... 234 
Deck roofs ................................... 18 
Decks .... .......................... .. .. ........ 42 

concrete .... .. ............................. 27 
Decks and porches .......... 18, 27, 42 
Dental clinic (on military base) ... 272 
Department stores .... .. ......... 126-134 
Depreciation .. ........................ ... 6, 43 
Dining facility (on military base) ... 272 
Discount houses ................. 111-114 
Dishwasher. .. ............................... 18 
Dispensers ................................. 204 
Display fronts ................ ..... 242- 245 
Display platforms ....................... 245 
Display signs .......... .. .............. ... 246 
Dock levelers ............................. 237 
Docks ........................................ 237 
Domes, skylights ........ .. ............. 240 
Door hoods .. ........ .. .. ................ .. 233 
Doors 

exterior ................................... 238 
fire ............... ........................... 238 
hollow metal ............... ............ 232 
interior .................. .................. 238 
roll-up ..................................... 238 
sidewall, sliding ...................... 232 

walk-thru ........ ......................... 232 
warehouse ......... .. ............. ....... 238 

Downspouts .............................. 233 
Drainage .................................... 248 
Draperies ................................... 238 
Dumbwaiters .............................. 238 

E 
Ecclesiastic buildings .......... 173-17 4 
Economic obsolescence ................ 6 
Education center (on 
military base) ........................... 272 

Effective age ............ ...................... 6 
Electric heating .......................... 239 
Elementary school (military 

dependents) ......... .................... 272 
Elementary schools .. .............. .44-49 
Elevators .................... .......... 30, 238 
Entrances .. ...... .. .. 136-141 , 144-149, 
152-157, 160-165, 245 

Equipment room .... .... .. ... 258, 259 
Equipment shed...... . .. ... 254, 260 
Escalators.. .. .. .. ... .......... .. .. 238 
Evaporative coo ........ 18 
Explanation of tali 
External access ........ . 
EXtern ffices ............. ... 227 
Extingu s, fire ...... ............... 239 

buildings ........................ 226 
housing (on military 
............ .... .. .. .................. 272 

mil rvice center (military) ... 272 
.. ...................... .................. 266 

Feed barns .. ...................... .. ....... 252 
Feed tanks, bulk ......................... 269 
Feeders, automatic ..................... 266 
Fence 
cable ........................ ............. .. 261 
chain link ................................. 248 
metal rail. .............................. ... 261 
wood ........................ .......... ..... 248 

Fencing ...................................... 206 
Fi11 ............................................. 239 
Finishes, wall ............................. 245 
Fire and rescue station 

(on military base) ..................... 272 
Fire escapes ............................... 239 
Fire extinguishers ....................... 239 
Fire sprinklers ............................ 239 
Fire stations ...... .... .. .. .................. 68 

on military base ....................... 272 
Fireplaces .... .. .... ...... 18, 29, 42, 239 
Fixtures ............... ....................... 125 
Flatwork ............................... 42, 261 
Floor furnaces .... .. .... .... ................ 28 
Foggers ..................................... 266 
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Funeral homes .................... 171-172 
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Garages ........................... 29, 31, 42 

basement... .......... .. .. .................. 31 
ground level ............ .. ................. 31 
separate structure .... ................ .. 31 

Garbage disposal ...... .. .. ............... 18 

Gasoline storage tanks .. ............. 205 
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General purpose barns ............... 250 
Glass ......................................... 245 
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Greenhouses ......................... ..... 267 
Gutters ...................... .... .. .... ..... .. 233 

H 
Half classes ................ ................... 4 
Half -baths ............ .... ...... .. .. .......... 18 
Half-story costs .......... .... .. ..... 30, 42 
Hangars (military) ...................... 272 
Hay shelters ........ .................. ..... 261 
Hay storage barns ............. .. .... ... 251 
Heat and smoke vents .. ............. . 241 
Heaters 

baseboard ............................... 239 
electric .. ............................ 28, 239 
suspended .. .................... ........ 239 

Heating ................................ 42, 266 
Heating and cooling ............. 28, 239 
Herringbone barns .. .. .................. 260 
High school (military 

dependents) .......... .. .... .. ........... 272 
Historical index .................... .. ........ 9 
Holding corral .............. .............. 261 
Holding tanks .......................... ... 261 
Hospitals, convalescent... .... 167-170 
How to use this book ........ ......... .4-6 

Index, historical. ........ .. .................. . 9 
Industrial buildings ..................... 223 

light ................................. .. .... . 225 
Industrial structures ............. 222-248 
Installation maintenance shop 

(military) ............. ............. ........ 272 
Instructions .. .................................. 4 
Insulation ................................... 233 
Intercom ................. .......... .. ....... 237 
Internal offices ........................... 227 
Island lighters ............ .. .......... ..... 205 
Island office ............................... 204 

J 
Jr. high/middle school (military 

dependents) .................... ......... 272 

K 
Kitchen equipment ..................... 240 

L 
Laundry sinks .. .. .. .......... .... .......... 18 
Libraries, public .................... ....... 62 
Library (on military base) ........... 272 
Lifts ........................................... 237 
Light industrial buildings ............ . 225 
Lighting .. ........................ .... 245, 248 
Limitations .. ...................... .. ...... ..... 6 
Livestock scales ........ .. .............. 269 
Loading ramps .............. .. .......... . 237 
Loafing sheds .......................... .. 261 
Local modifiers .. .................... ..... 7-8 
Location adjustments .. .. ............ .. ... 6 
Lube room equipment ................ 205 
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M 
Machinery and equipment sheds ... 254 
Main Exchange (military) ............ 272 
Manholes ................................... 248 
Manufactured housing ............. 16-18 
additional costs ........................ .. 18 

Material handling ..... .......... ......... 242 
Medical clinic (on military base) ... 272 
Medical facility (on military 
base) ... .................................... 272 
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Mezzanines ........... ......... .. .. 125, 240 
Microwave ...................... ... .. ........ 18 
Migrant worker housing .... .......... 268 
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Mobile home parks .............. 195-197 
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Night deposit vault ................... .. 125 
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Offices, external and internal.. .... . 227 
Offices, government... ........ ... .. 56-61 
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Overhead heaters ........... ............ 239 
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PA systems ........ ... .................... 237 
Parachute and dinghy 
shop (military) ......................... 272 

Partitions ..................... .............. 240 
interior ..................................... 234 

Paving ............ .............. .. .. .. ....... 206 
asphaltic .................. .... ......... ... 247 
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Post mounting ................ .... 207, 246 
Posts .. ...... .. ......... .. ... ................. .. 42 
Poultry houses .................... 262-266 
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conventional ............................ 262 
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CITY OF BELVEDERE FLOODPLAIN CONSTRUCTION 
COST EVALUATION WORKSHEET 

The City of Belvedere Building Dept. utilizes the latest edition of the Craftsman National Building Cost 
Manual (CNBM) to establish an average cost, per square foot, of construction within the City. Due to 
the quality of construction performed in the City of Belvedere, the price per square foot number is 
based on the CNBM designation of Luxury Quality Class 1. Additionally, the price per square foot is also 
based on the size and shape ofthe structure and the proposed construction. 

Remodel projects are discounted on a percentage basis based on the extent oft he scope of work. 

CNBM Average $/sqft: 2400 sqft home $388.89 
Local Area Multiplier 27% 

Belvedere Average $/sqft $493.89 

Project Address: 2309 Country Rd. Anytown, Ca 

Project Description: Complete residential remodel & addition 

Total Project Sq Ft: 1945 sf 

Types of Proposed Construction 

New Construction: 
75% Renovation: 
50% Renovation: 
25% Renovation: 

Total: $673,297.72 

346 
871 
728 
NONE 

$493.89 
$370.42 
$246.95 

Est. Cost 

$170,885.94 
$322,635.82 
$179,775.96 

Per the information provided, the proposed construction cost, as determined by the City of Belvedere 
Building Department Cost Evaluation Worksheet totals $673,297.72 

-New Construction represents new additions and/or portions of the proposed scope of work to be built from the ground up. 
-7S% Renovation represents portions of the proposed scope of work containing higher than average renovation cost (kitchens/baths). 
-50% Renovation represents portions of the proposed scope of work which are simple room renovation without high cost finishes 
-25% Renovations represent portions of the proposed scope of work which can be identified as minimal cost renovation . 

City of Belvedere Building Department 
450 San Rafael Ave., Belvedere, Ca 94920 

Brian Van Son, CBO: bvanson@cityofbelvedere.org 

ATTACHMENT 5 



1/19/2021 
 
Good morning, 
I am sending you two emails from Debra, the project architect for 30 Cliff regarding the story pole for 
the pool.  It her review yesterday, it turns out the pool deck pole measures at 5’ and it is actually going 
to be 4’10”, shorter than the pole that is on site due to a discrepancy from interpreting the grade 
elevation (on the plans) prior to having the point marked by the surveyor.   
   
Additionally, it has been determined that the pool and pool deck as proposed are closer than 3’ to the 
property line, which is not allowed under section 19.48 of the BMC.  Attached is a revised  plan showing 
the pool in conformance with 19.48.  The design review resolution has a condition of approval that a 
final landscape plan shall be reviewed by the PC Chair and Director of Planning and Building.  
Thanks, 
Rebecca 
 
Rebecca Markwick 
Senior Planner 
City of Belvedere 
(415) 435‐8931 office 
(415) 404‐2932 mobile 
rmarkwick@cityofbelvedere.org 
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐ 
 Hi Rebecca, 
 
I should further clarify that when we applied for the variance, the high point of the wall was 
determined by interpreting the survey.  After submitting the application, the surveyor marked the 
location of the story poles and provide grade elevations for those points.  The height represented on 
site is true to the elevation of the pool.   I am happy to amend the variance application to represent 
the pool retaining wall as 4’‐10”.  This wall would exceed the allowable height of 4’‐0” by 10” rather 
than 16”. 
 
Please let me know if that would be helpful, 
Debra 
 
From: debra@reganbice.com <debra@reganbice.com>  
Sent: Monday, January 18, 2021 1:51 PM 
To: Rebecca Markwick ‐ Senior Planner <AssociatePlanner@cityofbelvedere.org> 
Subject: 30 Cliff Road Story Poles 
 
Hi Rebecca,  
 
I wanted to follow up with you regarding the validity of the story pole heights.  The grade at the base of 
the story poles were located by the surveyor, Charles Allen.  The top of the poles were determined by 
the elevations called out on the drawings.  The elevation of the pool wall in the southwest corner is 
90.5’, and the grade is 85.6’.  The story pole should be 4’10”. We measure the pole as 5’‐0” tall.  I believe 
the discrepancy comes from interpreting the grade elevation prior to having the point marked by the 
surveyor.   
 
I am attaching the grade elevations for the base of the story poles for your reference. 
 
Please let me know if you have any other questions. 
 
Thanks, 
Debra 
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