BELVEDERE PLANNING COMMISSION
REGULAR MEETING AGENDA
MARCH 16, 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: March 16, 2021 06:30 PM

Join Zoom Meeting
https://us02web.zoom.us/j/81356434594?pwd=NIVOUXc3UEYVNWFnTESIOVBQYU1IQT09

Webinar ID: 813 5643 4594
Passcode: 747264

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
B.

CALL TO ORDER OF REGULAR MEETING
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.

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.

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 January 19, 2021 regular meeting of the Planning Commission.

2. Design Review and Exception to Total Floor Area for modifications to approved plans for an
addition/remodel at 20 Eucalyptus Road. The project proposal includes a bathroom addition
(approximately 66 SF) to the existing pool house, located at the rear of the property. An
Exception to Total Floor Area is required as the property currently exceeds the allowable floor
area and with the proposed project it will further increase the allowable floor area by the
additional square footage (66 SF). Applicant/Property Owner: Elizabeth Mitchell. (Recused
Chair Mark, Commissioners Hart & Slaymaker). Staff recommends that the Commission
adopt the Resolution(s) of approval.

3. Design Review and Variance applications for a remodel at 312 Beach Road. The home
is currently under construction and the project proposal includes a reroof, windows and
doors, lighting, and a remodel. The Variance is required because there is an existing
non-conforming side yard setback, and the project proposes to alter the building wall
in the non-conforming setback. Applicant: David Hamblem- Synetic Design; Property
Owner: Scott L. Robertson. Staff recommends that the Commission adopt the Resolution(s)
of approval.

4. Consideration of Historic Designation of property at 308 Golden Gate Avenue
pursuant to Chapter 21.20 of the Belvedere Municipal Code. CEQA status:
Categorically Exempt pursuant to Section 15301 of the CEQA Guidelines. Applicant
and Property Owners: James and Susan DuMolin AB Living Trust. Staff recommends
that the Commission adopt the Resolution(s) of approval.
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E. PUBLIC HEARINGS

5. Planning Commission consideration of Design Review for two (2) Olive trees located
at the driveway entrance in the city right-of-way at 339 Golden Gate Avenue.
Applicant/Property Owners: David & Julie Flaherty. Staff recommends that the
Commission considers the information & associated Resolution(s) to either approve or deny
the proposal.

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.
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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.

20 Eucalyptus Road
Mark, Slaymaker, Hart

308 Golden Gate
None

312 Beach Road
None

339 Golden Gate Avenue

None



CONSENT 1

BELVEDERE PLANNING COMMISSION
MINUTES
REGULAR MEETING
MEETING HELD VIA ZOOM
JANUARY 19 2021 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, and Larry Stoehr. Absent: None. Staff present: Director of Planning
and Building Irene Borba, Senior Planner Rebecca Markwick, City Attorney Emily Longfellow,
Building Official Brian Van Son 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 Items1-3, as agendized below.
MOVED BY: Nena Hart, seconded by Marsha Lasky.

VOTE: AYES: Peter Mark, Pat Carapiet, Larry Stoehr, Nena Hart, Marsha Lasky,
Claire Slaymaker
NOES: None

ABSTAIN: None
RECUSED: None
ABSENT: None

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.
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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.

Senior Planner Rebecca Markwick presented the staff report. A slide show presentation
accompanied her remarks.! The proposed pool deck height is corrected to be 4’10, The
proposed ADU is included for informational purposes only but will be approved
administratively. Four neighbors have submitted letters of support.

Chair Mark asked if there are any Planning Commission considerations relative to the
access to the ADU?

Ms. Markwick stated that ADU exterior access is required but not subject to any specific
approvals by the Planning Commission.

Ben and Devorah Jacoby, property owners, explained that the project has been planned to
accommodate site and neighbor considerations.

Debra Contreras, Regan Brice Architects, presented the project concept and design. A slide show
presentation accompanied her remarks.

Commissioners asked for clarifications on some of the details for the pool, lighting, and
landscaping.

Ms. Contreras described some of the minor revisions to be made to the pool and pool landing
location, stairs, lighting, all of which may be reviewed with the final landscape plan.

Open public hearing.

Jerome Bellach, 10 Cliff Road spoke about issues of damage by construction projects (current)
and future (this project) one on Cliff Road. The street is being damaged by trucks.

Building Official Brian Van Son explained the process for review of the construction staging plan,
the establishment of the existing street conditions by pre-construction video and inspection, and
the likelihood that a deposit and/or roadway bond that may be required for the project by the Public
Works department.

Mr. Bellach asked whether he reviewed the street conditions at this time with an engineer.

! The slide show presentation is archived with the record of this meeting.
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Mr. Van Son replied the engineer was not available today but he and the contractor from 46 Cliff
Road did walk the street. The Engineer will be out to the street in the future.

Close public hearing.

Commissioners discussed the project. There was general agreement that the project should be
approved and can make the findings for the design and other applications. They expressed
appreciation of how the applicants have taken in great consideration of the neighbors in their
project. Findings were made as to the way the design has mitigated any issues of mass and bulk
by siting, choices of materials, and articulation of the massing of the home. Retention of existing
trees and landscaping and tasteful added landscaping benefits the project.

Commissioner Stoehr supports the design and style of the project in this location. However, the
size of the project seems overly large to him. He stated that the Belvedere Municipal Code
discourages the grant of an Exception to Total Floor Area in Section 19.52.120(B)...” if the
proposed alteration is so extensive as to be deemed a demolition under this Title, the applicant
shall be required to comply with all applicable zoning and design review standards.”

Chair Mark responded that he believes the grant of an Exception to Floor Area addresses this
requirement. He suggested that the applicants look further at their plan for better access to the
ADU. Some adjustments to the project can be approved under the condition of approval for the
review and approval of the final landscape plan by the Chair and Planner.

MOTION:  To adopt the Resolution for demolition of the existing home at 30 Cliff Road.
MOVED BY: Marsha Lasky, seconded by Nena Hart

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

ABSTAIN: None
RECUSED: None

MOTION:  To adopt the Resolution granting no Historical or Cultural Resource at 30 Cliff

Road.
MOVED BY: Marsha Lasky, seconded by Nena Hart
VOTE: AYES: Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky,
Claire Slaymaker
NOES: Larry Stoehr

ABSTAIN: None
RECUSED: None

MOTION:  To adopt the Resolution for Design Review at 30 Cliff Road.
MOVED BY: Marsha Lasky, seconded by Nena Hart

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

ABSTAIN: None
RECUSED: None
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MOTION:  To adopt the Resolution for an Exception to Total Floor Area at 30 Cliff Road.
MOVED BY: Marsha Lasky, seconded by Nena Hart

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

ABSTAIN: None
RECUSED: None

MOTION:  To adopt the Resolution for a Variance for height of a retaining wall and deck at 30

Cliff Road.
MOVED BY: Marsha Lasky, seconded by Nena Hart
VOTE: AYES: Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky,
Claire Slaymaker
NOES: Larry Stoehr

ABSTAIN: None
RECUSED: None

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.

Building Official Brian Van Son presented the staff report. He outlined proposed changes to the
Belvedere Municipal Code and Administrative Policy Manual (APM).

Commissioners asked for clarifications of proposed changes: Is the Planning Commission finding
for Substantial Improvement final?

Mr. Van Son replied that the Planning Commission considers the finding but the final
determination of Substantial Improvement is made by the Floodplain Administrator.

Open Public hearing.
No one wished to speak.
Close public hearing.

Commissioner Stoehr requested that the proposed language be changed to state that the
determination of Substantial Improvement be made prior to the issuance of the Building Permit,
not afterwards. A Demolition is usually determined to be a Substantial Improvement before the
permit is issued; however, should the scope of work in progress increase after issuance of the
Building Permit even to the extent it becomes a ‘Demolition’ the actual determination of
Substantial Improvement would have to be determined based on the new project cost.

Chair Mark agreed that at no point after the issuance of a permit, even if the project should it
become a ‘Demolition’ would that automatically make the project become a Substantial
Improvement. This determination would be determined by the analysis of the increased scope of
work and costs.
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Commissioner Carapiet stated that the Floodplain Administrator is still the one to make the
determination based on cost whether or not the project is defined as a “Demolition.”

Mr. Van Son agreed.

After further discussion Commissioners agree to modify the first sentence of Paragraph 1 in
Section 14.7.2 to stat as follows: (changed language underlined)

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, as determined at the time of building
permit issuance is presumptively a substantial improvement subject to Floodplain regulations,
unless the individual facts and circumstances of the project indicate otherwise.

The Commission discussed other provisions of proposed amendments to the Administrative Policy
Manual and no additional changes were proposed.

MOTION:  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.

MOVED BY: Pat Carapiet, seconded by Claire Slaymaker

VOTE: AYES: Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky,
Claire Slaymaker, Larry Stoehr
NOES: None

ABSTAIN: None
RECUSED: None

MOTION:  Adopt resolution recommending City Council approval of amendments to the
Administrative Policy Manual regarding application of substantial improvement
analysis for floodplain regulation purposes as amended per the discussion at this

meeting.
MOVED BY: Pat Carapiet, seconded by Claire Slaymaker.
VOTE.: AYES: Peter Mark, Pat Carapiet, Nena Hart, Marsha Lasky,
Claire Slaymaker, Larry Stoehr
NOES: None

ABSTAIN: None
RECUSED: None

ADJOURNMENT

The meeting was adjourned at 8:01 pm.
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PASSED AND APPROVED at a regular meeting of the Belvedere Planning Commission on
March 16, 2021 by the following vote:

VOTE: AYES:
NOES:
ABSTAIN:
RECUSED:
APPROVED:
Peter Mark, Planning Commission Chair
ATTEST:

Beth Haener, City Clerk



CITY OF BELVEDERE PLANNING COMMISSION
STAFF REPORT

REPORT DATE:  2/08/2021 CONSENT CALENDAR
AGENDA ITEM: 2
MEETING DATE: 2/16/2020

TO: City of Belvedere Planning Commission
FROM: Irene Borba, Director of Planning and Building

REVIEWED BY:  Emily Longfellow, City Attorney

SUBJECT: Design Review and Exception to Total Floor Area for an addition/remodel
of the existing detached pool house located at 20 Eucalyptus Road

RECOMMENDATION

The applicant is requesting Design Review and Exception to Total Floor Area applications for an
addition/remodel to an existing detached pool house to construct a new bathroom addition to the
pool house. The property is located on the property of 20 Eucalyptus Road. Currently, the main
residence on the property is under construction for an addition/remodel. The applications for the
current proposal are included as Attachment 3 and the project plans are included as Attachment
4,

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

MOTION 1 Adopt the Resolution granting Design Review addition/remodel to an
existing detached pool house for the property located at 20 Eucalyptus
Road, (Attachment 1).

MOTION 2 Adopt the Resolution granting an Exception to Total Floor Area to allow
5,721 SF where 4,850 SF is permitted at 20 Eucalyptus Road,
(Attachment 2).

Project Address: 20 Eucalyptus Road

APN: 060-162-16

Project Applicant: Throtmorton Ventures (Elizabeth Mitchell - architect)

Property Owner: Elizabeth Robinson Mitchell 2010 Family Trust

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  subject
property is a large 27,342-square-foot with a
steeply sloping topography from the front of
the property. The site is adjacent to single-
family homes. The property is developed
with an existing single-family residence and
carport with an existing detached pool house
and pool and other site improvements. The
site is developed with mature vegetation.

ZONING PARAMETERS

ELEMENT PRESCRIBED EXISTING PROPOSED
Lot Area 15,000 SF 27,342 SF No Change
Total Floor Area 4,850 SF 5,655 SF 5,721 SF

(66sf addition)
Lot Coverage 30% 20.6% 20.9%
Side Yard Setback - 10 557 No Change
Left
Side Yard Setback - 10° 29’-10”
h
Right No Change
Rear Yard Setback 15’ 34°-2» No Change
Front Yard Setback 10° 14° No Change
Building Height 28’ 23°-5” No Change
(average)
Parking Spaces 2 2 No Change
20 Eucalyptus Road, March 16, 2021, Planning Commission Meeting Page 2



HISTORY/PROJECT ANALYSIS/ DESIGN REVIEW
Planning Commission 2019 Design Review Approval (Resolution Nos. 2019-019 and 2019-020)

In 2019, the Planning Commission approved applications for Design Review and an Exception to
Total Floor Area to repair/replace the existing foundation of the residence and to construct an
addition on the lower level to create a new master bedroom/suite, guest room and media room
(approx., 505 SF) and a new deck (approx., 344 SF). Additionally, an addition at the front entry
of the home was approved for an expansion of the living room and to create a new vestibule
connecting the main house to an existing bedroom (approx., 233 SF). The approval included a
deck expansion on the rear of the main residence and a roof deck on the middle level of the
residence (approx., 246 SF). The approved project submitted by the applicant included two new
fountains, one adjacent to the exiting carport and one in the new deck/patio area at the lower level
of the existing residence and new exterior stairs along the side (north elevation) of the main
residence. This project is currently under construction.

Exemption — February 2020

In February of this year, an Exemption from design review was submitted and approved for a
reduction in scope of work that was approved. The modification in project scope included a
reduction in size for a deck on the west elevation, the elimination of an enclosed covered deck
(middle level), the elimination of a roof deck on the upper level and of the vestibule on the middle
level and lastly the expansion of a concrete deck on the lower level to replace an existing wood
deck.

Planning Commission - May 2020 Design Review Approval (Reso. Nos. 2020-013 and 2020-014)

In May 2020, the Planning Commission approved Design Review and Exception to Total Floor
Area applications for modifications to approved plans for an addition/remodel of the existing
home. The included enclosing the existing lower-level patio under and existing deck,
approximately 470 square feet in area. This project is currently under construction.

Current Proposal

The current proposal by the property owner includes Design Review and Exception to Total Floor
Area applications for an addition/remodel to an existing detached pool house to construct a new
bathroom addition to the pool house. The proposed bathroom addition is approximately 66 SF in
area and the addition would match the existing colors and materials of the existing pool house.
New wood lattice is proposed for screening the understory area of the structure.

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 will also
soften and screen structures and maintain privacy.

The proposed project includes a modification to approved plans on the lower level of the residence
at the rear of the home under an existing deck. The proposed modification to the house is designed
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to be balanced and harmonious with the site and the surrounding areas. In staff’s review, the
requested modifications to the house and to the approved plans comply with Design Review
findings and are aesthetically compatible with the site and with the surrounding properties. The
proposed addition is not monumental or excessively large and would blend into the existing
architecture of the home. Staff can make all the Design Review findings as attached in the draft
Resolution (Attachment 1).

FLOOR AREA EXCEPTION

The applicant requests Planning Commission approval of a floor area of 5,721 SF. The maximum
permitted FAR in the R-15 Zoning District for lots greater than 14,700 square feet in area is 4,850
SF. The lot is large at 27,342 SF, and the existing approved home currently under construction
for a remodel exceeds the maximum allowed floor area at 5,655 SF. The applicant is requesting
to further exceed the maximum allowed floor area with an additional 66 SF for a bathroom addition
to the detached pool house.

ETFA Findings: 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.

In staff’s opinion the required findings for a Floor Area Exception can be made.

First, primary views from adjacent properties, as well as from the street, would not be significantly
impaired by the additional square footage. The additional square footage does not impact views
because the location of the addition is in an area of the detached pool house that is downslope on
the property & the addition is minor at 66SF.

Second, their are unusual characteristics of the parcel that minimize the impact of the greater floor
area in that the home is located on a steep lot. Additionally, the subject parcel is unusually large
and exceeds the maximum lot area for parcels in this zoning district and can accommodate the
additional square footage. The project, therefore, does not add visual mass or bulk.

Third, the addition will not be visually out of place within the context of the neighborhood or the
site. The project is appropriate in mass, bulk, and character for the parcel, the neighborhood, and
the zoning district, and meets all design review criteria

Finally, Staff is able to make the finding that the project does not substantially reduce the privacy
otherwise available to residents of adjoining properties due to the thoughtful design of the addition
in relation to the adjacent neighbors and the surrounding neighborhood, the site, and with the
existing residence. Also, the addition is located in a downslope area of the lot that does not impact
privacy. Staff has provided the Commission with a draft Resolution of approval for the requested
Exception to Floor Area (Attachment 2).

20 Eucalytpus Road - March16, 2021 Planning Commission Meeting Page 4



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 February 8, 2021, the
proposed project was determined to be categorically exempt from CEQA pursuant to Section
15301 Existing Facilities because the proposed project involves no expansion of an existing use
and allows for minor alteration of existing private structures. Additionally, the project is exempt
from CEQA by the Common-Sense Exemption, CEQA Guideline section 15061(b)(3), as it can
be seen with certainty that there is no possibility that the project would have a significant effect on
the environment. City action is required by April 8, 2021, or the project may be deemed approved,
unless the applicant agrees to an extension of the Permit Streamlining Act.

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.
Additionally, there are no unusual circumstances applicable to the project under CEQA.

As mentioned above, the project is exempted from CEQA by the Common-Sense Exemption. If
it can be seen with certainty that a project will not have a significant effect on the environment, it
is exempt from CEQA review. (CEQA Guidelines, § 15061(b)(3).) 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
project is proposed on previously disturbed soil and will be infilling areas under the house. The
subject property is categorized as a Medium Sensitivity site for Tribal Cultural Resources in the
Belvedere 2030 General Plan Historical Resources Map. Additionally, a Cultural Resources
Evaluation was prepared for the subject property by William Roop of Archaeological Resource
Services and the Evaluation concluded that no cultural resources were found within the study area
and therefore no resource-specific recommendations are warranted.

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 writing this report, staff has
received comments in support of the proposed project from the neighboring property owners,
Justin Wickett and Emily Poplawski of 18 Eucalyptus Road.

CONCLUSION

Staff determines that the findings can be made for the Design Review and Exception to Total Floor
and has prepared Resolutions recommending approval.

RECOMMENDATION

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

MOTION 1 Adopt the Resolution granting Design Review for the property located at 20
Eucalyptus Gate Avenue (Attachment 1); and
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MOTION 2 Adopt the Resolution granting an Exception to Total Floor Area to allow
5,721SF where 4,850SF is permitted at 20 Eucalyptus Road. (Attachment

2)
ATTACHMENTS
Attachment 1: Draft Design Review Resolution
Attachment 2: Draft Exception to Total Floor Area Resolution
Attachment 3: Project Applications
Attachment 4: Project Plans
Attachment 5: Correspondence
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CITY OF BELVEDERE

RESOLUTION NO. 2021

A RESOLUTION OF THE CITY OF BELVEDERE GRANTING DESIGN REVIEW
APPROVAL FOR MODIFICATIONS TO APPROVED PLANS FOR AN
ADDITION/REMODEL OF THE EXISTING DETACHED POOL HOUSE
AT 20 EUCALYPTUS ROAD

WHEREAS, a proper application has been submitted for Design Review pursuant to Title 20 of
the Belvedere Municipal Code for an addition/remodel to an existing detached pool house for the
subject property located at 20 Eucalyptus Road; and

WHEREAS, the project been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to pursuant to Section 15301 Class 1 Existing
Facilities because the proposed project includes the construction of an addition/remodel of an
existing detached pool house involving negligible or no expansion of use beyond that existing;
and

WHEREAS, project is exempted from CEQA by the Common Sense Exemption CEQA
Guideline section 15061(b)(3), because it can be seen with certainty that the project will not have
a significant effect on the environment; the property is fully developed with an existing residence
and other site improvements and the proposed modification would be constructed in a developed
area of the property, with minimal displacement or disturbance of soil. The project site is
categorized as a site of Medium Sensitivity for Tribal Cultural Resources. A Cultural Resource
Study was prepared by William Roop of Archaeological Resources, archacological consultants.
The report concluded that there was no evidence of prehistoric archaeological resources
discovered during the course of the study; and

WHEREAS, there is no possibility of an adverse impact to the significance of an historical
resource under CEQA the property does not constitute an historical resource; and

WHEREAS, the Planning Commission held a properly noticed hearing on March 16, 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
20.04.110 to 20.04.120 of the Belvedere Municipal Code.

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 for modifications to approved plans for an addition/remodel of
the existing residence with the following conditions:

a) 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, shall cooperate with the City in the defense of any such action, and shall
indemnify the City for any and all awards of damages and/or attorneys’ fees and
all associated costs that may result; counsel in any such legal action shall be selected by
the City in its sole reasonable discretion.

ATTACHMENT 1



Resolution 2021

20 Eucalyptus Road

March 16, 2021
Page 2

b) Plans submitted to the Building Department for permit issuance shall be consistent with
the approved Planning Commission plans prepared by Throtmorton stamped received by
the City of Belvedere on January 28, 2021.

c) 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.

d) All requirements of the City Engineer shall be met at time of building permit including but
not limited to:

Please provide the revised total impervious surface area for this project. If this
area is 2,500 square feet or more then the project is subject to BASMAA Post
Construction Manual requirements for a “Single Family Home.” This will
require submittal of a Preliminary 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.

Please provide drainage connection details for new roof system under deck.

An Encroachment Permit is required 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.

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.

e) Changes to the existing landscaping and or exterior lighting not granted as part of this
approval shall require additional Planning review/approval.

f) All requirements of the Fire Marshal shall be met at time of building permit including but
not limited to:

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

2. Vegetation on this parcel shall comply with the requirements of the Tiburon Fire
Protection District and the recommendations of Fire Safe Marin. A Vegetation
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management Plan shall be submitted for review and approval by the Tiburon Fire
Protection District.

3. 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

g) The general contractor shall submit a proposal to the City Manager, for review and
approval, addressing the schedule for construction and parking locations for construction
vehicles. Prior to the issuance of a building permit, the applicant shall update the
Construction Management Plan to the satisfaction of the Building Official.

h) Design Review approvals expire twelve (12) months from the date of approval unless a
Building Permit has been issued or an extension has been granted.

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

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

k) 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.

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

m) 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.

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission on
March 16, 2021, by the following vote:

VOTE: AYES:

NOES:

ABSTAIN:

ABSENT:

RECUSED:

APPROVED:
Patricia Carapiet, Planning Vice Commission Chair

ATTEST:

Beth Haener, City Clerk
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DESIGN REVIEW FINDINGS

The following sections are edited versions of Sections 20.04.110 to 20.04.120 of the Belvedere
Municipal Code and the Design Review Criteria. In order for a design review application to be
approved, the Planning Commission must find the project to be in substantial conformance with
these criteria.

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 majority of the site will remain in its natural state. The proposal is for an
addition/remodel of the existing detached pool house on the lower portion & downward slope
of the site. The project has been designed to minimize cut and fill in order to stay in harmony
with the neighborhood.

Relationship between structures and the site. There should be a balance 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 proposal is for an addition/remodel of the existing detached pool house located on the
downward side of the property. The proposed modifications is in keeping with the existing
style, architecture and form of the main residence & with the existing pool house. As
proposed, it is balanced and harmonious with the existing structures on the site and with
adjoining properties. The design elements and materials (to match existing) will complement
existing colors and materials. Additionally, the project as designed conforms to the
topography of the site and integrates into the existing structure.

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 addition to the detached pool house for a bathroom has been designed in such a way that
it will fit well on the site and will be compatible with the existing residence on the property
and other residences in the neighborhood. The proposed modifications would not be massive
or out of scale with the site or surroundings. The proposed improvements fit in with others in
the neighborhood and are not designed to draw attention to it.
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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 project avoids monotony and the impression of bulk. The design includes a mix of
vertical and horizontal elements that will add architectural variety and blend nicely with the
mature landscaping and other properties in the neighborhood. There is no monotony or
impression of bulk, or large expanse of any one material and as designed the additions
provide some articulation and interest to the existing architectural structure. The proposed
addition will match existing materials of the detached pool house and the main residence.

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.

As the colors and materials for the detached pool house addition will match existing colors
and materials they will blend in with the existing neighborhood, therefore minimizing visual
impacts and would not attract attention to the structures themselves.

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.

Not applicable as no new fences are proposed.

Privacy. Building placement, and window size and placement should be selected to give
consideration to the privacy of adjacent buildings.

The addition is placed on the property to avoid privacy impacts to the neighbors. The new
addition to the detached pool house as proposed will not have an impact to the adjacent
neighbors as they are placed far from the neighbor’s properties and oriented away from
neighbors and will be screened by the mature landscaping on the property.

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.

Not applicable as the primary access will remain unchanged.
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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.

All exterior lighting will be required to be shielded and or directed downward.

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 applicant requests an Exception to Total Floor Area that would allow the property to
exceed the maximum allowable floor area in the R-15 zoning district for the size lot. The
existing /property currently exceeds the allowable floor area. Because the findings for a
Floor Area Exception can be made, it is not reasonable or feasible to mitigate or eliminate the
existing or proposed nonconformity.

Landscape plans -- Purpose.

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.

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. Plant materials native to northern
California and Marin County, and those that are drought tolerant, are encouraged.
Because of high water usage, turf areas should be minimized and narrow turf areas, such
as in parking strips, should be avoided.

Not applicable as no landscaping is proposed.



CITY OF BELVEDERE
RESOLUTION NO. 2021

A RESOLUTION OF THE CITY OF BELVEDERE GRANTING AN EXCEPTION
FROM SECTION 19.52.120 OF THE BELVEDERE MUNICIPAL CODE FOR THE
PROPERTY LOCATED AT 20 EUCALYPTUS 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 5,721
square feet where 5,655 square feet currently exists and 4,850 square feet is permitted at 20
Eucalyptus Road; and

WHEREAS, the project has been determined to be exempt from the California Environmental
Quality Act (CEQA), pursuant to Section 15301 of the CEQA Guidelines; and

WHEREAS, the Planning Commission held a duly noticed public hearing on the requested Floor
Area Exception on March 16, 2021; and

WHEREAS, the Planning Commission made each of the 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, as well as from the street, will not be
significantly impaired by the additional square footage. The additional square footage
does not impact views because the location of the addition is in an area of a detached
pool house that is downslope on the property and the addition is minor at 66 square
feet.

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

There are u unusual characteristics of the parcel that minimize the impact of the greater
floor area in that the home is located on a steep lot. Additionally, the subject parcel is
unusually large and exceeds the maximum lot area for parcels in this zoning district
and can accommodate the additional square footage. The project, therefore, does not
add visual mass or bulk.

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 homes in the R-15 Zoning District. The addition to the detached pool house fits in
well to the character of the existing neighborhood. The pool house and the addition to
the pool house will match the main residence.

ATTACHMENT 2
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d. That the additional square footage will not substantially reduce the privacy
otherwise available to residents of adjoining properties.

The project as designed does not substantially reduce the privacy otherwise available
to residents of adjoining properties due to the thoughtful design of the addition in
relation to the adjacent neighbors and the surrounding neighborhood, the site. Also,
privacy is not impacted because the addition is in a downslope area of the property

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
5,721 square feet where 5,655 square feet currently exists and 4,850 square feet is permitted at 20
Eucalyptus Road.

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission on March
16, 2021, by the following vote:

VOTE: AYES:
NOES:
ABSTAIN:
ABSENT:
RECUSED:
APPROVED:
Patricia Carapiet, Planning Vice Commission Chair
ATTEST:

Beth Haener, City Clerk
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18, Associsted projects, such as required grading or staging. W
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Are the following items spplicable to the project or Its effects? Discuss below ell items checked yes
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20. Change in existing features of any bays, tidelands, beaches, or hills, or substantial alteration of
grourid 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 cdors In vicinity.

25. Change in ocean, bay, lake, stream or ground water quality or quantity, or alleration 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.

20. Substantial change in demand for municipal services (police, fire, water, sewage, etc.}.

30. Substantially increase fossil fuel consumption (electricity, oll, 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 soll.
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Environmental Setting

34. Describe the project site as it exists before the project, including Information on topography, soil stabliity,
plants and animals, and any cultural, historical or scenic aspects. Describe any existing structures on the
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35. Describa the surrounding properties, including information on plants and animals and any cultural, historieal
or scenic aspacts, Indicate the type of land use (residential, commercial, ete.), Intensity of land use (one-
family, apartment houses, shops, department stores, elc.), and scals of development (height, frontage, sat-

back, rear yard, etc.). Attach photographs of the vicinity.  Snapshots or Polarcid photos will be accepted.
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For Design Review applications not requiring & buiding permit this section does not apply. Design
Review approvals expire tweive (12} months from the dafe of approval unless granted a longer turation
by the Planning Commission.

This Section advises you of the Time Limit Guidefines that are applied to all Design Review applications
that require a building permit as prescribed by Section 20.04.035 of the Betvedere 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 350,000 or greater, and/or any landscaping project with an estimated construction value of $50,000

or greater that is associated with a buikling permit. As part of any application for design review, the

applicant shall file a reasonable estimate of the cost of the propased project, and based thereon, &
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 pleasa indicate the estimated project valuation.

Estimated cost of construction: $ /9,,:?04?
Based on the above estimated project valuation, check one of the follewing Time Limit Guidelines that shall apply

to your project.

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

0 2. For new construction, the demonstrable value of which is estimated to be mote than $500,000.
Construction shall be completed eighleen (18} months from the vommencement of wark follawing
issuance of the buillding permil.

1 3. Foradditions, alterations, modifications and repairs, the demonstrable value of which is estimated at
Jess than $100,000. .
Construction shaif be completed six {6) months from the commencemant of wark following the

issuance of the bullding permit.
b 4. Foradditions, alterations, modifications anxd repairs, the dsmonatrable vaius of which It estimated at

less than $600,000.
Construction shall be complelex! twelve (12) months from the communcement of work followirg the
Issuance of the building permit.

O &  Foradditions, aiterations, modifications and repairs, the demonstrable value of which is estimated st

mere than $500.000.
Consinretion shall be completed eighteen (18) montha from the commencement of work following the
lssuance of the buliding perrmit.
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For those projects that do net falf 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, conditionaily 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 commitiee shall consist 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
commitiee shall review the extension request within 10 working days of receiving &
complete application. Within 10 working days of receiving the decision, the applicant
may appeal the extension committee’s decision to the Planning Comtnission and the
Pianning Commission’s decision to the City Council. All appeals shaili be scheduled
within a reasonable time of the receipt of the appeal.

4. An appilication 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 8 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 wotk, which was approved
as part of a farger 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 fina!
building inspection approval, Issuance of an occupancy permit, or expiration of the 80-
day landscaping time limit granted per Subsection C2 above, whichever occurs later.
The City Manager shall grant gald extension only if, in his or her opinion, such extension
is warranted bacause 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: _

Site topography

Site access

Gevlogical issues

Neighborhood consideretions

Other unusual factors

Extreme weather events

Unanticipated discovery of archeclogica! resources

Other conditions that could not heve been reasonably
anticipated at the time of project application :

Focoaoow
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Project Address: 700 BHCALYpUs £F

This Section advises you of the costs that may be invoived in processing Planning-related applications
and/for ?ppeals. You are hereby requested to acknowledge this information and agree to be
responsibie for all expenses incurred in the processing of your application(s)/appeal(s).

As the property owner/appellant, you agree o 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 $ 685.00
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

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 sepresentative 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 subrmitied 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 fo 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 deemad 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 alf work on
the project. _

4. If such a STOP WORK ORDER is issued, the City may initiate proceedings to impose
administrative penalities 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: Beivedere Municipal Code
Chapters 1.14 and 8.12)

Design Review Application  Page 6 of 9 = City of Belvedere
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Project Address; 20 E4AGIHHS FL7

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 whlph
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 (10) 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(B)(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 elther 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 tweive
(12) month perlod, 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 approvai, 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
underiying Design Review approval, or the building permit construction time limit if a building
permit has been issued for the project.

All property owners must complete and sign the saction below which is applicable to your property.
Street address of subject property; 2%’ FUH IS KL

Assessor's Parcsl Nots). of sublact property: 2 & ~ /& ~ /&

.y

Froperties Uwned o

Pisase provide proof of ewnership and of the sianer’s authority to enter into contracts regarding this
property. One or more of the following documants may contain the necessary information.
« For Teystsy: the Trust Document or a Certificate of Trust, including anv attachments thereio:
Proparty Deed; Certlficate 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 accaptable. To ensure privacy, documentation will be shredded in a timely manner,
©r, Upon request, retu t}t applicant. '
WAt : . state under panalty of perjury under the laws of
the State of Californla that the above-described subject property is owned by & Trust, LLC, Corporation,

Design Review Application » Page 7 of 9 » City of Belvedere
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Project Address: Z2 LAY s £L°

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.

| hereby make application {or approval of the design review requested. 1 have read this application and
hereby certify that the statements fumished above and in the attached exhibits present the data and
information required for the design review and initial environmenta! 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 beliet

| agree to be responsible for all costs incurred in connection with the processing of my application and
appeals, if any. And | 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, | agree that, upon approval by the City Council of the
revocable license requested, 1 will promptly execute a license drafted by the City, have it notarized, and
return it to the City so that it may be recorded.

| 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 _ S2%7 _day of LUZEMBRE. , 202 Dt Belveders, California.

ma(s)__W . Title{s)

AITrusiee(s) 1 Partners: (I Limited or I General &1 Cormporation 1 Other

Signature

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

> Properties Owned by Individuals

i , state under penalty of petjury under the laws of
the State of Califomia that | am the record owner of the above-tiescribed subject property.

| hereby make application for approval of the design review requested. | have read this application and
hereby cerlify 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 { agree to be bound by Secﬁon. 5, "Acknowledgement of Responsibilities,” above
and representations one through four contained therein.

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

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

Signed this day of , 20___, at Belvedere, California.

Signature
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brciect Addeess: TP LHLRY RIS L

ative (Optional)

| hereby authorize_ to e on my behaff any apphcations, plars,
pepers, data, or documents necessasy to obtain approvals required o complete my project and further
authorize said person to appear on my behalf before the Planning Commission andlor City Council.
mm&wmmmmwmmmmmmum

the designation is rescinded in writing.
Signatre of Owner- _ Date:
 Signahwe of Representative: - Date;
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Project Address: ﬁ ﬁ ﬁ()’ﬁ&’5 ,EP

a APPLICATION FOR EXCEPTION
. TO TOTAL FLOOR AREA
CiITY OF BELVERERE * PLANNING COMMISSION
./ 450 SAN RAFAEL AVE « BELVEDERE, CA 94920-2336
PIL 415-435-3838 » FAX 415-435-0430 » wWW.CITYOFBELVIDERE.ORG

_Forsmmussony |

Date: Rec'd. by: Amount; Receipt No..
Assessors Parcel No: Zone:

Address of Property: & ﬁ/é'ﬁé’)’ﬁ?fﬁ

Type of Property.  _SMGLE SHMLY EELHYBAY /A
ECEINE DN

Record Owner of Property: JZ/ /356704 /YHeHlel a0 /Ay 7E457
Maiing _Z& fUyyrtrs /2L Daytime Phone: _ %% - 5/6-25.2F
Address: Fax:
Email: _EAMIMNZLL L PPN TN ¥
Owner's Representative: Z£/Z0004 9 7eite L

Maiting & FuLiLy s 242 Daytime Phone: 255 562527

Address: Fax:

Email. LAUEHEL (@ pleofurorrops £

ORDINANCE REQUIRES: 7 55 sq. ft. YOUR APPLICATION HAS: 2497 sq. ft E

As provided in Belvedere Municipal Code Section 19.52.120(1), | hereby apply for an exception to the
floor area requirements in the Zoning Ordinance. | 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: £ Ll f2 B fAE
BAHZO] 15 [UHEL A1 TE SI1PE. OF THE ExXist J7al Hadet .
XS] RELAIMLE PIUL (8 1) Lolibl LLEY 4N THE X5
WA e AL
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Project Address: 242 LA VLS

2. That there are unusual characteristics applicable to the parcel which minimize the impact of a

greater floor area, because ///ﬁ,é’ LN /5 LUEISELY. S A peZas ) VE
As [ b E Gl SR pani

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:

spf #Z

4. That the additional square-footage will nof substantially reduce the privacy otherwise available to
residents of adjoining properties, because: /ﬁ’ﬁ LT 6?/5' Yo 2 Ty
BOMEOR IS VEE 15 FEN HEIHEENS PEOPFELY
[P EARYTIUS _IRIP (S _FH #PIEL T o AT 2ONLE Flf L
SN LN ool AUEF,

in addition, Section 18.52.120(2) includes guidelines that the Planning Commission must follow. |
propose thal 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:

Exception to Total Floor Area Application « Page2 of 3 » City of Belvedere
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Project Address: £ &2 LU Y I2SUE.

(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 exce:p{ion 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 fo 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:

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 | hereby cerify that the facls, statements and
information presented herein and in the attached exhibit(s) are true and correct fo the best of my

knowiledge and belief

Signature: M “ %//
Name: ‘%M S ppeltee”
Date: %Z- ;/ 2D
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DocuSign Envelope ID: FF5D6059-FF 10-4D34-8A62-6B6243756EB3

January 30, 2021

Irene Borba

City of Belvedere
450 San Rafael Ave
Belvedere, CA 94920

RE: Pool House Bathroom
Mitchell Residence
20 Eucalyptus Road

Dear Irene,

Emily Poplawski and | are both the owners of 18 Eucalyptus Road. We are writing to state that
we have no objections to Elizabeth Mitchell's proposal to add a bathroom to her pool house as
described in greater detail in the attached Exhibit A1.0 and Exhibit A2.0. Our approval is based
on our understanding that the residents of 20 Eucalyptus will continue to maintain adequate
privacy screen trees and shrubbery to minimize the view into this proposed pool house
bathroom from 18 Eucalyptus Road. It is also based on minimal light being emitted from the
proposed pool house bathroom, specifically in the direction of 18 Eucalyptus Road. It is our
opinion that Elizabeth Mitchell has adequately addressed these concerns through her proposal
which includes the addition of: (i) one (1) single dark-sky compliant exterior wall sconce from
Modern Forms, {ii) a mutually-agreed to opaque film on the bathroom door as manufactured by
Solyx and marketed as “most private” to block all light emissions, and (jii) three (3) low-voltage
exterior path lights from Selara.

Thank you for your careful consideration of these matters. We greatly appreciate your attention
to detail and all that you do to ensure the very best for our community. Please do not hesitate to
contact us with any further questions.

Regards,

DocuBigned by:

Justin Wickedt

Justin Wickett
18 Eucalyptus Road

Bocutignad by:
[E‘Fﬁﬁ?‘ﬁé‘ﬁiawski
18 Eucalyptus Road
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Copyright © 1999 by THROTMORTON VENTURES

MITCHELL RESIDENCE

POOL HOUSE BATHROOM PLANNING SUBMITTAL
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PROJECT INFORMATION

CONDITIONED/ UNCONDITIONED
CHART - (MEASUREMENTS TO OUTSIDE OF WALL)

VICINITY MAP

SHEET INDEX

SITE INFORMATION

EXISTING CONDITIONED AREA

WROJECT SITE

BELVEDERE, CA

&S

ARCHITECTURAL SYMBOLS

BUILDING ELEVATION NUMBER
SHEET NUMBER

@

BUILDING SECTION NUMBER
SHEET NUMBER

DETAIL NUMBER
SHEET NUMBER

?®@H§@5

p o \s— INTERIOR ELEVATION NUMBERS
n SHEET NUMBER

FLOOR ELEVATION OR
DIMENSION POINT

REVISION

LIGHT FIXTURE ROUGH-IN
REFERENCE

ROOM NAME
ROOM NUMBER

DOOR MARK

WINDOW OR LOUVER MARK

REFERENCE NOTE

CODES

4,353 sqft
ZONE DISTRICT R-15
BUILDING AREA EXISTING S.F. PROPOSED S.F. ADDED CONDITIONED AREA
0 sqft
MAIN RESIDENCE — 3 STORY BUILDING >
LOWER LEVEL 1,846 S.F. — Conditioned 1,846 S.F. — Conditioned ADDED&NSO}\ITDITIONED AREA
MIDDLE LEVEL 1,498 S.F. — Conditioned 1,498 S.F. — Conditioned PROPOSED C%OTAL CONDITIONED AREA
UPPER LEVEL 1,009 S.F. — Conditioned 1,009 S.F. — Conditioned 4353 + 0 = 4,353 sqft
SUB TOTAL 4,353 S.F. — Conditioned 4,353 S.F. — Conditioned PROPOSED TOTAL UNCONDITIONED AREA
P00L HOUSE BATHROOM 0 SF. — Unconditioned 66 SF. — Unconditioned 1,080 + 66 = 1,146 sqft
CARPORT 437 SF. — Uncond!t!oned 437 SF. — Uncond{t{oned IMPERVIOUS SURFACE AREA
STORAGE 445 S.F. — Unconditioned 445 S.F. — Unconditioned
POOL HOUSE 198 S.F. — Unconditioned 198 S.F. — Unconditioned
(NOT INCLUDED — POOL EQUIPMENT — LESS THAN 6" CLO) TOTAL IMPERVIOUS SURFACE — 4,193 sqft
(41 S.F. — Unconditioned) (41 S.F. — Unconditioned) —  Main House Building Footprint 1,846
— — —  Pool House 198
SUB TOTAL 1,080 S.F. — Unconditioned 1,146 S.F. — Unconditioned —  Carport 437
TOTAL: 5.433 SF. 5.499 SiF. 4.850 S.F. - ;‘;ﬂ Bzct’lko 1;;;3 (pool is 592)
EXISTING S.F. PROPOSED S.F. MAX ALLOW cov | —  Pool House Bathroom 66
LOT COVERAGE AREA EXISTING PROPOSED REQUIRED
LOT AREA 27,342 SF. 27,342 SF. 15,000 S.F.
LOT COVERAGE
BUILDING AREA 5,433 S.F. (19.8%) 5,499 S.F. (20%)
COVERED DECK— UPPER ENTRANCE 222 S.F. (.81%) 222 S.F. (.81%)
TOTAL LOT COVERAGE: 5,655 S.F. (20.6%) 5,721 S.F. (20.9%) 8,203 S.F. (30%)
NOT INCLUDED IN LOT COVERAGE CALCULATION
(ROOF DECKS —MIDDLE LEVEL — ENCLOSED)
(175 S.F.) (175 S.F.)
(ROOF DECKS —MIDDLE LEVEL — NOT ENCLOSED)
(246 S.F.) (246 SF.)
(UNCOVERED DECKS — MIDDLE LEVEL WEST DECK — 15" ABOVE GRADE)
(219 S.F.) (219 S.F.)
UNCOVERED / UNENCLOSED DECKS: 0 SF. 0 SF. 13,671 S.F. (50%)
EXISTING PROPOSED REQUIRED
SETBACK ALL BUILDINGS ON SITE
FRONT YARD SETBACK 14’ 14’ 10’
LEFT SIDEYARD SETBACK 5-5" 5'-5" 10
RIGHT SIDEYARD SETBACK 29'—10” 29'-10" 10’
REAR YARD SETBACK 34 -9" 34-9" 15’
BUILDING HEIGHT—MAIN HOUSE 9'—6” FRONT, 23'—5" REAR 9'—6” FRONT, 23'-5" REAR 8’
PARKING SPAC 2 IN CARPORT 2 IN CARPORT 2
SETBACK ON POOL HOUSE BATHROOM
FRONT YARD SETBACK 160 EXTERIOR LIGHTING AND LANDSCAPING
LEFT SIDEYARD SETBACK 55’ /N
RIGHT SIDEYARD SETBACK 45 NOTE — (1) NEW EXTERIOR WALL SCONCE
REAR YARD SETBACK 35 (4) NEW PATH LIGHTS
- NOTE — (5) SCREENING SHRUBS HAVE BEEN PLANTED TO
BUILDING HEIGHT—POOL HOUSE BATHROOM 107

SCREEN PROPOSED POOL HOUSE BATHROOM

COPE OF WORK

POOL HOUSE BATHROOM:

- New unconditioned 66 sqft Pool House Bathroom with toilet, sink and shower.

- General Notes
- Electrical Notes:

- Bathroom to be supplied by separate 20-amp circuit.
- New outlets in bathroom to be GFCI.
- All new electrical will be to current code and all bathroom fixtures will be high efficiency.

- LED lighting is required to be certified to the Energy Commission before it can be classified as high efficiency. Manufacturer's tech sheet for each

LED fixture to confirrm compliance at final inspections.
- UFER ground is to be installed in the new foundation.
- New outlets on new interior wall, spaced 6' apart.

- All receptacles shall be tamper resistant - CEC 210.52

- New outlets for appliances and 2 separate 20 amp circuits are to be provided in the Kitchen for small appliances.

- All small appliance receptacles to be GFCI protected pe 2016 CEC

- All Bathrooms to be supplied by separate 20-amp circuit.

- All 120 Volt, single phase, 15 and 20 AMp branch circuits supplying outlets installed in Dwelling Unit (Family Room, Dining Room,
Living Room, Dens, Bedrooms, Closets, Hallways or similar rooms or areas) will be AFCI protected

- Mechanical/ Plumbing Notes:

- Bathroom to be mechanically vented

- The 2016 CBC, 2016 CRC, 2016 CMC, 2016 CPC, 2016 C Elect C,

2016 C Energy C, and the 2016 CFC are to be used for the design of the project.

- CalGreen is also included as a governing code.

- Building located in Wildland-Urban Interface area and shall comply with the

provisions of Chapter 7A of CBC

%
)
A0.1  COVER SHEET ®, o Biit
A02  VEGETATION MANAGEMENT PLAN 2 2 s
Uamg)
AL0  SITE PLAN = 5 i3
A2.0 EXISTING AND PROPOSED Q > ‘:é
FLOOR PLANS AND ELEVATIONS m
T,
-
2 ﬁ
O =22
— DS &
r O O
= \O
) I —
1| 553 ¢
M2 < =
O o
Lu & Uj 8
A m ;J m I
D<o Z
— _REa A
O)s m <
)| = 2>
S -
m — N [
O 8 ~
>
CLIENT Elizabeth Mitchell Phone Date -+ LLAAED
wn By
20 Eucalytus Road 415-816—2929 Checked By
Belvedere, CA 94920 emitchell@throtmorton.com Project No. 20161
ARCHITECT OF RECORD Date Issue
Elizabeth Mitchell, AlA Office 012821 /2N Permit Rev
Throtmorton Ventures 415-816—-2929
20 Eucalytus Road emitchell@throtmorton.com
Belvedere, CA 94920
License # C—26551
STRUCTURAL SMITHWORKS ENGINEERING Office
Bob Smith 415-559-9721
706 View Point Road E—mail
Mill Valley, CA 94941 robert@sworksengineering.com
License # 5679
SURVEYOR ALBION SURVEYS, INC Office
J. Sullivan 707-963-1217
1113 Hunt Avenue Fax COVER
St. Helena, CA 94574 707-963-1829
License # 6709 SHEET
GEOTECHNICAL  RGH CONSULTANTS Office
Travis Whitted 707-987-4602
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MIDDLETOWN, CA 95461 travis@rghgeo.com :
CIVIL TARNOFF ENGINEERING Office
Michael Tarnoff 415-279-3996
1442 A. Walnut St., #428 E—mail
Berkely, CA 94709 michael@tarnoffengineering.com
License # 48596
TITLE 24 ENERGY CALC CO. Office
Westly Keister 415-457-0990 °
45 Mitchell Blvd, #16 E—mail

San Rafael, CA 94903
#R16-18-20113

jobs@energycalcco.com
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CALGREEN MANDATORY MEASURES: NOTES

— CONSTRUCTION WASTE REDUCTION — REUSE AND/OR SALVAGE FOR , m
22 EUCALYPTUS' DRIVEWAY

22 EUCALYPTUS' GARAGE

REUSE A MIN OF 65% OF THE NON HAZARDOUS CONSTRUCTION AND
DEMOLITION WASTE IN ACCORDANCE WITH EITHER SECTION 4.408.2,
4.408.3 OR 4.408.4 OR MEET A MORE STRINGENT LOCAL CONSTRUCTION
AND DEMOLITION WASTE ORDINANCE. EXCEPT EXCAVATED SOIL AND
LAND CLEARING DEBRIS.
- SUBMIT A CONSTRUCTION WASTE MANAGEMENT PLAN MEETING ITEMS 1
THROUGH 5 IN SECTION 4.408.2
~  SEE CALGREEN MANDATORY MEASURE ON SHEETAO.6 AND AO.7.
— AT FINAL INSPECTION, A MANUAL WHICH COVERS 10 SPECIFIC SUBJECT
AREAS SHALL BE PLACED IN BUILDING. -~
~  ENVIRONMENTAL QUALITY 4 N\ SITE PLAN
~  ADHESIVES, SEALANTS AND CAULKS USED ON THE PROJECT SHALL .
MEET THE REQUIREMENTS OF SECTION 4.504.2.1. e \ (E) TREE TO BE REMOVED
—  ARCHITECTURAL PAINTS AND COATINGS SHALL COMPLY WITH VOC LIMITS e N /
IN TABLE 1 OF THE AIR RESOURCES BOARD ARCHITECTURAL SUGGESTED «x\ze & /
CONTROL MEASURE, AS SHOWN IN TABLE 4.504.3, UNLESS MORE 3
° NOTE: SEE FLOOR PLANS A2.0 & A2.1

STRINGENT LOCAL LIMITS APPLY.
—  AEROSOL PAINTS AND COATINGS SHALL MEET THE PRODUCT-WEIGHTED FOR LOT COVERAGE AREA FOR ALL (E) & SCALE © 1'=10-0"
(N) DECKS :

(E) TREE TO REMAIN PROPOSED
ARCHITECTURAL

MR LIMITS AS PER SECTION 4.504.2.3

— NO CARPETS ARE INCLUDED IN THIS PROJECT.

— NO RESILIENT FLOORING IS INCLUDED IN THIS PROJECT.

— COMPOSITE WOOD PRODUCTS — HARDWOOD PLYWOOD, PARTICLEBOARD
AND MEDIUM DENSITY FIBERBOARD COMPOSITE WOOD PRODUCTS USED
ON THE INTERIOR OR EXTERIOR OF THE BLDG SHALL MEET THE
REQUIREMENTS FOR FORMALDEHYDE AS SPECIFIED IN THE AR
RESOURCES BOARD'S AR TOXICS CONTROL MEASURE FOR COMPOSITE
WOOD AS PER SECTION 4.504.5.
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CITY OF BELVEDERE PLANNING COMMISSION
STAFF REPORT

REPORT DATE: March 9, 2021 CONSENT CALENDAR
AGENDA ITEM: 3
MEETING DATE: March 16, 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: Design Review and Variance for a remodel located at 312 Beach Road

RECOMMENDATION

The applicant requests approval of Design Review and a Variance for a remodel to the existing
single-family home. The application is included as Attachment 3 and project plans are included
as Attachment 4.

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

MOTION 1 Adopt the Resolution granting Design Review for the property located at
312 Beach Road, (Attachment 1);
MOTION 2 Adopt the Resolution granting a Variance for the property located at 312

Beach Road, (Attachment 2)

PROPERTY SUMMARY

Project Address: 312 Beach Road

APN: 060-233-081

Project Applicant: David Hamblen-Synetic Design

Property Owner: Scott L Robertson

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
located on the east side of Belvedere Cove
and is surrounded by residential properties,
private piers, floating docks and open waters
of Belvedere Cove. The lot is 12,250-square-
feet, steeply down-sloping, in the R-15 Zone.
The site affords views of Belvedere Cove,
Raccoon Straits, and Angel Island. The
subject property abuts City property the BLC

“The Strip”.

ZONING PARAMETERS

ELEMENT PRESCRIBED EXISTING PROPOSED
Lot Area 15,000 SF 12,250 SF No Change
Total Floor Area 4,042 SF 3,249 SF 3,706 SF
Lot Coverage 30% Structures 19% Structures No Change
Left Side Yard Setback 10° 2’7 No Change
Right Side Yard 10° 5°2.75” No Change
Setback
Rear Yard Setback 20° 3857 No Change
Front Yard Setback 15> or 0’ 3°6” 3°6”
Building Height 28’ or 36’ if slope 24°6” No Change
Maximum at footprint is over

30 percent

Parking Spaces 2 2 2

PROPERTY HISTORY

1977- Design Review Exception approval to build a tool storage room under the existing garage.

1978- Revocable License approved for the existing dock. The Revocable License was approved

jointly with the owners of 310 and 312 Beach Road.

2003- Staff Design Review approval to replace an existing floating dock and gangway with a new
floating dock and gangway.

2004- Staff Design Review approval to replace the existing roof with a new light grey composition

shingle roof.

2013- Design Review Exception approval to repair the existing deck, and to install windows where

doors were located.
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2018- Planning Commission approval of Demolition, Design Review, Exception to Total Floor
Area and Revocable License applications to demolish the existing house and construction of a new
home. A building permit was not pulled for this project and the new home was not built.

2020- Planning Exemption approved for an interior remodel.
2020- Building permit for an interior remodel of the home.
PROJECT DESCRIPTION

The applicant requests Planning Commission review and approval of Design Review and a
Variance for a remodel to the existing single-family dwelling and garage. In September of 2020,
the building department issued a building permit for an interior remodel of the kitchen, main floor
bathroom and second floor bathroom, as well as the installation of hydronic heating throughout
the house. As the project was under construction the homeowners realized that a few more interior
changes would improve the flow of the home. The project includes an interior remodel, including
an addition at the rear in an area counted towards the total floor area as well as a small addition in
the front under an existing overhang. The project also includes new shingle siding, a new roof,
replacement of the windows and doors and new windows at the rear of the home. The Variance is
required because the existing left side (North) building wall encroaches into the setback. The
project proposes to alter the wall and rebuild it. According to section BMC 19.76.030, alterations
to non-conforming structures shall conform in its entirety to all current laws and regulations. The
new building wall will not meet the required setbacks.

The applications are included as Attachment 3. Project Plans are included as Attachment 4.

The applicant proposes to reroof the existing house with composition shingle roofing in “cool
black.” The shingle siding will be replaced with shingles to match the existing. The new railings
at the deck at the rear will match the existing. There are no other changes proposed to the exterior
of the home.

A 243 SF addition is proposed on the lower level of the home, at the rear under the existing upper-
level deck. The addition will accommodate a new bathroom. Additionally, there are new windows
and a door proposed at the rear that will lead out to a new deck. The upper floor includes a 23 SF
addition at the front. All the windows and doors are either being replaced in the home or are
proposed in new locations to accommodate the remodel. The total existing glazing is 697 SF and
the proposed is 702 SF. There are 17 new lights proposed on the exterior of the home spread out
over the south, west, and east elevations of the existing home.

PROJECT ANALYSIS

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.
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In summary, staff is able to make the required findings for Design Review because the project
minimizes cut and fill areas, and grade changes, and the project is in harmony with the
neighborhood. As noted above, the entire property has been developed with structures, hardscape,
planted landscape areas, and other site improvements and the proposal is to renovate the entire
home. There is a balanced and harmonious relationship between the structures on the site and
adjoining properties that relate to the natural landforms and minimize bulk and mass.

Exterior lighting will not create glare, hazard, or annoyance to neighboring property owners or
passersby; the lights as proposed are downward facing lights. The colors and materials will blend
well into the neighborhood as there is a mix of modern and traditional homes in the neighborhood.

The existing landscaping is compatible with the character of the site and surroundings to soften
the structure and provide privacy between the neighbors and is not proposed to change.

Staff is able to make the required findings for Design Review as stated in the draft resolution of
approval (Attachment 1).

VARIANCE SIDEYARD

The applicant requests Planning Commission consideration and approval of a Variance from
Sections 19.26.040 of the Belvedere Municipal Code (BMC) to encroach into the required side
yard setback in the R-15 zone. Key provisions of the BMC that relate to this Variance request are
below:

The applicants have applied for a Variance for encroachment into the ten-foot side yard setback.
The existing building wall currently sits 2’7 inches from the side property line. As mentioned
above, the Belvedere Municipal Code allows:

Section 19.76.030 Alterations and additions to nonconforming structures. A. A nonconforming
structure may be repaired or otherwise maintained, or portions thereof replaced in order to
keep the structure in good condition.

B. A nonconforming structure may be enlarged, extended to occupy a greater volume of space
or different area of land than is occupied at the time it first became nonconforming, or its
exterior design altered, where such enlargement, alteration or extension conforms in its
entirety to all current laws and regulations, so long as the total floor area added during any
ten -year period does not exceed fifty percent of the existing gross floor area of the building.

The applicants are doing an interior remodel which will affect the building wall that encroaches
into the side yard setback. The remodel includes demolishing a portion of the wall and
reconstructing it in the same location of the existing wall. To grant the Variance the Planning
Commission must make the following findings:

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.

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.
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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.

Staff finds that the proposed Variance for encroachment into the side yard setback would not
constitute the granting of a special privilege inconsistent with the limitations upon other properties
in the vicinity and zone because the Variance will allow the applicant to maintain the existing
house with a more cohesive interior floor plan. Given the scope of work that will allow the
applicant to maintain the existing house, the requested small change to the existing building would
not be considered a special privilege inconsistent with limitations upon other properties in the area.
The special circumstance applicable to the property is that the lot is very steep, and the building
wall has existed in the same location since the house was built in 1909. The strict application of
the setback requirements of the Zoning Code would deprive the owners of the ability to enjoy a
moderate size home similar to that enjoyed by other properties in the vicinity under identical
zoning classifications and similar to what currently exists. 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.

Staff recommends that the findings for the Variance can be made as reflected in the attached draft
Resolution (Attachment 2).

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 March 8, 2021, the
proposed project was determined to be categorically exempt from CEQA pursuant to Section
15301 Existing Facilities because the proposed project consists of a renovation of the existing
single-family dwelling. City action is required by May 8, 2021, or the project may be deemed
approved.

As explained more fully above, 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 Low Sensitivity site
for Tribal Cultural Resources.

Also 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.

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 not received any comments from the neighbors.

CONCLUSION

Staff can make all of the required findings for Design Review Permit and Variance applications.
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RECOMMENDATION

MOTION 1 Adopt the Resolution granting Design Review for a remodel at the property
located at 312 Beach Road (Attachment 1);
MOTION 2 Adopt the Resolution granting a Variance for the property located at 312

Beach Road (Attachment 2)

ATTACHMENTS

Attachment 1: Draft Resolution for Design Review Resolution
Attachment 2: Draft Variance Resolution

Attachment 3: Project Applications

Attachment 4: Project Plans
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CITY OF BELVEDERE
RESOLUTION NO. 2021-

A RESOLUTION OF THE CITY OF BELVEDERE GRANTING DESIGN REVIEW
APPROVAL FOR A REMODEL AND ADDITION TO
THE RESIDENCE AT 312 BEACH ROAD

WHEREAS, a proper application has been submitted for Design Review pursuant to Title 20 of
the Belvedere Municipal Code for a remodel & addition to the existing residence at 312 Beach
Road; and

WHEREAS, the project been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301, Existing Facilities; and

WHEREAS, CEQA categorical exemption Section 15301 is appropriate because the proposed
project involves no expansion of an existing use and allows for minor alteration of existing private
structures and there is no potential that the project would cause a substantial adverse effect on any
Tribal Cultural Resources that may, or may not, exist on the site because proposed project will be
constructed on previous disturbed soil and therefore there is no resource integrity; and

WHEREAS, the Planning Commission held a properly noticed hearing on March 16, 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.

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 renovate the existing residence, and an addition to the house and
garage, with the following conditions:

a) 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, shall cooperate with the City in the defense of any such action, with counsel
selected by 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

b) Plans submitted to the Building Department for permit issuance shall be consistent with the
approved Planning Commission plans and shall conform to the drawings prepared by
Synectic Design stamped received by the City of Belvedere on February 11, 2021.

c) Within five (5) days of approval a Notice of Exemption shall be filed with the County of
Marin County Clerk by the City of Belvedere Planning Department. A $50.00 filing fee is
required. A check shall be provided to the City of Belvedere Planning Department and
made payable to the County of Marin.

d) 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.

ATTACHMENT 1



Resolution 2021
312 Beach Road
March 16, 2021
Page 2

e)
f)

2)

h)

)

k)

D

All requirements of the City Engineer shall be met.

An Encroachment Permit is required 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.

An updated Revocable License will be required for private improvements within the public
right-of-way, City-owned parcels and lanes.

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 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 Plan & 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:

http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/~/media/Files/De
partments/PW/mcstoppp/GuidanceforApplicantsv_2508.pdf

m) 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.
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n)

0)

p)
q)

The project will require a Utility Plan (if not shown on the Site Plan) showing the existing
site utilities and their alignment and locations, along with any proposed new locations or
alignments for sewer, water, irrigation, gas, electrical, telephone, cable TV, etc.

The project will require 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/De
partments/PW/mcstoppp/development/MECM _final 2009.pdf

All requirements of the Fire Marshal shall be met including but not limited to the following:
Any new exterior lighting requires Design Review approval.

The general contractor shall submit a proposal to the City Manager, for review and approval,
addressing the schedule for construction and parking locations for construction vehicles.
Prior to the issuance of a building permit, the applicant shall update the Construction
Management Plan to the satisfaction of the Building Official.

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

Design Review approvals expire twelve (12) months from the date of approval.

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

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 t at shall be undertaken.

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

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

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.

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission on March
16, 2021, by the following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:
RECUSED:

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.

No changes to the existing landscaping are proposed. There will be no cut and fill as part
of this project.

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 small additions to the
house have been designed to relate to and fit in with the existing house and topography of
the site. The additions are designed to minimize the bulk and mass. The addition are
designed to integrate with the existing house and garage as well as integrating into the
existing neighborhood. The additions are designed to fit into the natural land forms and the
landscaping will provide screening to help minimize the mass and bulk.

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 additions are designed to avoid appearing monumental or excessively large in size.
The additions are small and will not add bulk or mass as they are proposed under an eve in
the front and the back. The entire remodel will blend into the neighborhood and is in
character with the surrounding dwellings.

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 entire house and garage will be appear the same. updated, there is not a large expanse
of one material and there are no retaining walls proposed. The new exterior materials will
add architectural variety and will break up building walls to avoid monotony.
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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 proposed materials: a new composition shingle roof, cedar shingles and railings to
match the existing are proposed for the exterior of the home. The materials are appropriate
for the residence in that they are quality materials that blend in well with the surrounding
properties and match the existing dwelling.

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, garbage areas or mechanical equipment proposed with this
project.

Privacy. Building placement, and window size and placement should be selected to give
consideration to the privacy of adjacent buildings.

Building placement, and window and door size and placement has been selected to consider
the privacy of adjacent buildings. All of the existing windows and doors are proposed to
be replaced, and there are some reconfiguration of windows and doors to accommodate the
remodel. The windows and doors on the addition have been placed in a manner that there
will be no privacy impacts to the adjacent neighbors as they will not be visible.

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.

There are no changes proposed to the existing garage.

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.

There are 17 new light fixtures proposed on the exterior of the home. All lighting will be
down lit and have covered bulbs.
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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.

Because the findings for a Variance can be made, it is not reasonable or feasible to
condition the project upon the mitigation or elimination of nonconformities. Although the
existing house does not conform to the side yard setback, it is not feasible or reasonable to
require that the structures be moved to conform to the setbacks. The house was built in
1909 and it is not reasonable to require the applicant to demolish the house so that it
conforms to the setbacks. The project proposes a Variance to construct a new portion of
the home in the side yard setback, exactly where the building wall is now.

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.
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.

There are no changes proposed to the existing landscaping.



CITY OF BELVEDERE
RESOLUTION NO. 2021

A RESOLUTION OF THE CITY OF BELVEDERE GRANTING A
VARIANCE FROM THE SIDE YARD SETBACK REQUIREMENTS OF
THE BELVEDERE MUNICIPAL CODE FOR THE PROPERTY
LOCATED AT 312 BEACH ROAD

WHEREAS, a proper application has been submitted for a Variance from 19.26.040 of the
Belvedere Municipal Code to allow for the home to encroach into the side yard setback at 312
Beach Road; and

WHEREAS, the Planning Commission held a duly noticed public hearing on the requested
Variance on March 16, 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.

Granting a side yard setback variance and allowing the home to encroach into the side yard
of the property does not grant a special privilege to this particular lot because the project
will allow the property owners to enjoy an interior remodel to an existing home which will
make their home more functional, similar to improvements enjoyed by homes in the
vicinity and zone. Given where the existing residence is sited on the property it is infeasible
to require the structures to be moved to accommodate the required setback in the R-15
zoning district. Due to the size and the location of the existing house on the lot, it is not
feasible to require the homeowners to reconfigure the house so that the building wall is
outside of the setbacks. Granting a Variance to allow the building wall to be built in the
setbacks is not considered a special privilege given the circumstances described above.

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.

Due to the special circumstance of the location of the existing structures on the lot, the
strict application of the setback code sections would deprive the owners of a functional
interior floor plan. The special circumstances applicable to the property include the
existing siting and location of the home. The building wall currently sits in the side yard
setback and the project proposes to replace the wall in the same location, which was
constructed in 1909. It is infeasible to require the property owner to move the dwelling so
that the wall would be out of the setbacks. Given the location of the dwelling the strict
application of the zoning ordinance would be unnecessary hardship on the property owner.

ATTACHMENT 2
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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.

The granting of the Variance for the building wall in a setback 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.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Belvedere does hereby grant a Variance from the requirements of Title 19 of the Belvedere
Municipal Code to allow the house to encroach into the side yard setback at 312 Beach Road.

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission on March
16, 2021, by the following vote:

AYES:
NOES:
ABSENT:
RECUSED:

APPROVED:
Peter Mark Planning Commission Chair

ATTEST:
Beth Haener, City Clerk







s Project Address: 312 Beach Road

APPLICATION FOR DESIGN REVIEW

CITY OF BELVEDERE * PLANNING DEPARTMENT
450 SAN RAFAEL AVE » BELVEDERE, CA 94920-233¢
PH. 415-435-3838 » FAX 415-435-0430 * WWW.CITYOFBELVEDERE.ORG

FOR STAFF USE ONLY

Date: Rec'd. by: Ptanning Comm. Approval O
Design Review Exception [1

Amaount: Receipt No.: Staff Approval O

Parce! No.: Zone:

Located in Flood Zone [ AE OVE  [ONA

- | SECTION 1 * PROJECT SUMMARY
Does this project have an active building permit? No 0 Yes X Permit No.: 20200389

Is this property adjacent to a City Owned Lane? No X Yes @1

Is there an Existing Revocable License for this property? No X Yes [0 Lic#
Does this project have Planning Commission approval? No # Yes B In process 3/16/2010

Address of Property: 312 Beach Road, Beivedere, California 94920
Record Owner of Property: Scott L Robertson
Mailing 10525 E Rimrock Drive Daytime Phone: 415-559-1238

Address: Scottsdale, AZ 85255 Fax:

Email: slr@vanmac.com

Owner's Representative: Architect: DPavid Hamblen — Synetic Design

Mailing: 1111 West University Drive, #104 Daytime Phone: 480-948-9766
Address: Tempe, AZ 85281 Fax: 480-948-9211

Email: dhamblen@sdiaz.us

Project Description: Non-structural remodel to include: exterior shingle siding, new roofing material,
replacement of windows & doors, new interior stairs, (foundation work for interior stairs approved by Brian
w/building dept.), kitchen remodel, bathroom remodel. insulation and hydronic in floor heat, exterior
decarative lighting. items included in packet for reference; architectural plans, existing exterior photos,
sample board for exterior shingle stain color & roof shingle material and exterior lighting spec sheet.

Design Review Application * Page 1 of 9 « City of Belvedere
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Project Address: 312 Beach Road

ZONING PARAMETERS:

Required Existing Proposed
Lot Area 15,000.00 SF 12.250.00 SF 12,250.00 SF
Lot Coverage 3.375.00 SF 2.316.00 SF 2.316.00 SF
Total Floor Area 4,402.50 SF 3,249.00 SF 3.706.00 SF
Front Yard Setback 15 38'5" 36'5"
Left Sideyard Setback 1€ 27" 27"
Right Sideyard Setback 10’ 5'2.75" 5275
Rear Yard Setback 10 85" 385"
Building Height Maximum 36" 24'g” 248"
Building Height Average 28’ 17'5" 178
Parking Spaces 2 2 2

" SECTION 2 » ENVIRONMENTAL INFORMATION REQUIRED By CEQA

Date Filed: 02-10-2021

{To Be Comipleted by Applicant)

General Information

L Narne and address of developer or project sponsor: _Scoft L. Roberison
2. Address of project: 312 Beach Road, Belvedere, California 94920

3. Name, address, and telephone number of person o be contacted concerning this project:_Scott L Robertson
10525 E Rimrock Drive, Scoitsdale, AZ 85255

415-559-1238

4 Indicate number of the permit application for the project to which this form pertains: 20200389

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:

6. Existing Zoning District: R-15

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

8.Year built:_1909-1911

Original architect:

Project Description
9. Site size. 12250 S.F.

10. Square footage. _ 3,706.00 S.F.
11. Number of floors of construction.

Residence

Albert Farr

3

12. Amount of off-street parking provided. 2

13. Plans attached? Yes

14. Proposed scheduling. Currently in progress with building permit #20200389

Design Review Application « Page 2 of 9 » City of Belvedere
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15.

16.
17.

18.

19.

Project Address: 312 Beach Road

Associated projects, such as required grading or staging. Staging for interior staircase foundation work,

Anticipated incremental development. N/A

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

household size expected. N/A

af

If commercial, indicate the type, whether neighborhood, city or regionaily oriented, square footage of sales

area, and loading facilities. N/A

If the project involves a variance, conditional use or rezoning application, state this and indicate clearly why
the application is reguired. Variance for north side of house elevation change. No increase to existing footprint

Are the following items applicable to the project or its effects? Discuss below all items checked yes
{attach additional sheets as necessary).

20.

21.
22.
23.
24.
25.

26.
27.
28.

29.
30.
31
32.
33.

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

Change in scenic views or vistas from existing residential areas or public lands or roads. O
Change in pattern, scale or character of general area of project. O
Significant amounts of solid waste or litter. 0
Change in dust, ash, smoke, fumes or odors in vicinity. O
Change in ocean, bay, lake, stream or ground water quality or quantity, or alteration of existing O
drainage patierns.

Substantial change in existing noise or vibration leveis in the vicinity. O
Site on filled land or on slope of 10 percent or more. G
Use of, or disposal of potentially hazardous materials, such as toxic substances, flammables or O
explosives.

Substantiai change in demand for municipal services {police, fire, water, sewage, efc.). O
Substantially increase fossil fuel consumption {electricity, oil, natural gas, efc.). O
Relationship to a larger project or series of projects. ]
Changes to a structure or iandscape with architectural or historical value. O
Changes 1o a site with archeological or cultural value such as midden soif. O

Environmental Setting

34.

35.

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. Photos of the existing residence are attached for reference.

Describe the surrounding propetties, 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, efc.), and scale of development (height, frontage,
setback, rear yard, sic.). Attach photographs of the vicinity.  Snapshots or Polaroid photos wilt be
accepled. Adiacent residential properties to both the south and north side. Both neighboring houses are
three stories in height. All three properties are landscaped with mature trees and plantings.

Design Review Application « Page 3 of 9 « City of Belvedere
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Project Address: 312 Beach Road

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 2 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 {ime 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 shal! also be
indicated on the building permit.

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

Estimated cost of construction: $ 518,000.00

Based on the above estimated project valuation, check one of the following Time Limit Guidelines that shall apply to
your project:

3 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.
[ 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 folfowing the
issuance of the building permit,

" 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 commencernent of work following the issuance of the
building permit.

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.

X 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: 312 Beach Road

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
consist of the City Building Official, the Director of Planning and Building, and the Pubilic
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
commitiee's decision to the Planning Commission and the Planning Commission’s
decision to the City Councii. 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 90day 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:
Site topography
Site access
Geological issues
Neighborhood considerations
Other unusual factors
Extreme weather events
Unanticipated discovery of archeological resources
Other conditions that could not have been reasonably

anticipated at the time of project application

S@me oo oD
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Project Address: 312 Beach Road

SECTION 4 « ACKNOWLEDGEMENT OF HOURLY BILLING COSTS

This Section advises you of the cosis 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 ail expenses incurred in the processing of your application(s)/appeal(s).

As the property owner/appeilant, you agree to be responsible for the payment of all costs, both direct and
indirect, asscciated 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 submitial, with the amounts
determined by City Council resolution. In addition to the initiai 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 RESPONSIBILITY -

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 1o 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 jdentical 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 shali 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 ali work on the
project.

4. I 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 o 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)

Design Review Application = Page 6 of 9 « City of Belvedere

PAPlanning Forms\PLANNING FORMS - LATEST EDITIONAWord Versions\APPLICATION FOR DESIGN REVIEWrev7-25-18.doc




Project Address: 312 Beach Road

SECTION 6 * ADDITIONAL INFORMATION FOR APPLICANTS

Story Pole Requirement

Preliminary Story Poles sufficient to indicate the height and shape of the proposed structure or additions
shali 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 (10} days following the final city action on the project application.
Story poles shall be connected at their fops 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(B)(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 mtay 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 underiying 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 OWNERSH]P, 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: 312 Beach Road, Belvedere, CA 94920

Assessor's Parcel No(s). of subject property:  060-233-08

> 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.
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Project Address: 312 Beach Road

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

[ hereby make application for approval of the design review requested. | 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 | agree to be bound by Section 5, "Acknowiedgement of Responsibilities,” above
and representations one through four contained therein.

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

| 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)

O Trustee(s) d Partners: 0O Limited or O General O Corporation 0 Other

Name of trust, LLC, corporation, or other entity: N/A

» Properties Owned by Individuals

|, Scott L. Roberison , state under penalty of perjury under the laws of the State of California that | am
the record owner of the above-described subject property.

| hereby make application for approval of the design review requested. | 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.

| agree to be responsible for all costs incurred in connection with the processing of my application and
appeals, if any. And | 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, | agree that, upon approvai by the City Council of the
revocable license requested, | will promptly execute a license drafted by the City, have it notarized, and
return it to the City so that it may be recorded.

| understand that the contents of this document are a Public Record.
Design Review Application « Page 8 of 9 « City of Belvedere
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Ft HusearbTON FORGE.

PRODUCT SPECIFICATIONS

Henry Small Dark Sky Friendly Outdoor
Sconce

Base ltem #302711
Configured ltem #302711-1000

FINISH LAMPING
Coastal Black - 10 Incandescent

OPTIONS

FINISH LAMPING

Coastal Black - 1C incandescent

Coastal Natural Iron - 20

Coastal Gold - 70

Coastal Mahogany - 73

Coastal Bronze - 75

Coastal Dark Smoke - 77

Coastal Burnished Steel - 78

SPECIFICATIONS

Henry Small Dark Sky Friendly Cutdoor Sconce Incandescent Lamping

Base ltem #: 302711 Socket: Medium

Configured ftem #: 302711-1000 Bulp: Par20 (wet location), 50W Max

Number of Bulbs: 1 (not included)
IES Files Available: Y
Aluminum direct wire exterior goosenack walt sconce with finish

options. includes a bulb shield which focuses the light downwards. Location Rating
Designed and built to Dark Sky standards. Cutdoor Wet

¢ Handorafted to order by skilled artisans in Vermaont, USA .

&« Lifetime Limited Warranty when installed in residential setting gif%tt,f l?stt!gg

e Features our robust Coastal Outdoor finish specifically
formuiated to resist some of the harshest environmental

conditions.
Dimensions
Height 10.50"
Width 9.20"
Projection 10.40”
Product Weight 1.40 Ibs
Backplate 5.50" x 4.80"
Vertical Mounting Height 3.907
Packed Weight 4.00 Ibs
Shipping (Dik) Weight 17.00 Ibs

Copyright © 2021 Hucbardton Forge. Al Rights Reserved. 800-826-4766 | https://www.hubbardtonforge.com
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ROBERTSON RESIDENCE DESIGN
REVIEW SUBMITTAL

WINDOW SCHEDULE EXISTING AREAS

Base Constraint # HEIGHT WIDTH Area
LOWER LEVEL X101 4'-0" 3'-4" 13.33 SF
LOWER LEVEL X102 4'-0" 3-4" 13.33 SF
LOWER LEVEL X103 4'-0" 3-4" 13.33 SF
LOWER LEVEL X104 4'-0" 3-4" 13.33 SF
LOWER LEVEL X105 4'-0" 3-4" 13.33 SF
LOWER LEVEL X106 4'-0" 3-4" 13.33 SF
LOWER LEVEL X107 4'-0" 3'-4" 13.33 SF
LOWER LEVEL X108 4'-0" 2'-111/4" [11.75 SF
LOWER LEVEL X215 10'-1" 2'-6" 26.73 SF
LOWER LEVEL X216 6-7" 4'-0" 29.96 SF
LOWER LEVEL X217 6'-0" 4'-0" 27.39 SF
MAIN LEVEL X201 5-2" 3-6" 18.08 SF
MAIN LEVEL X202 5'-2" 3-6" 18.08 SF
MAIN LEVEL X203 5-2" 3-6" 18.08 SF
MAIN LEVEL X204 5'-2" 3-6" 18.08 SF
MAIN LEVEL X205 5-2" 3-6" 18.08 SF
MAIN LEVEL X206 5'-2" 5-2" 26.69 SF
MAIN LEVEL X207 5'-2" 3-6" 18.08 SF
MAIN LEVEL X208 5-2" 3-6" 18.08 SF
MAIN LEVEL X209 5'-2" 3-6" 18.08 SF
MAIN LEVEL X210 5-2" 3-6" 18.08 SF
MAIN LEVEL X211 3'-8" 3'-6" 12.83 SF
MAIN LEVEL X212 4'-8" 3-6" 16.33 SF
MAIN LEVEL X213 4'-8" 3-6" 16.33 SF
MAIN LEVEL X214 4'-10" 4'-0" 19.33 SF
MAIN LEVEL X218 4'-0" 2'-0" 8.00 SF
MAIN LEVEL X219 4'-0" 1-11" 7.67 SF
MAIN LEVEL X220 4'-2" 3-2" 13.19 SF
MAIN LEVEL X221 4 -2" 3'-23/8" [13.32 SF
MAIN LEVEL X222 4'-2" 3-2" 13.19 SF
MAIN LEVEL X223 2'-8" 5-0" 13.33 SF
GARAGE LOWER LEVEL X401 3-2" 7'-10" 24.81 SF
GARAGE LOWER LEVEL X402 3-2" 3-10" 12.14 SF
UPPER LEVEL X301 2'-2" 2'-8" 5.78 SF
UPPER LEVEL X302 3-2" 3-2" 10.03 SF
UPPER LEVEL X303 4'-0" 3-4" 13.33 SF
UPPER LEVEL X304 4'-0" 3-4" 13.33 SF
UPPER LEVEL X305 4'-0" 3-4" 13.33 SF
UPPER LEVEL X306 3-2" 3-2" 10.03 SF
GARAGE STREET LEVEL X501 3-2" 7'-4" 23.22 SF
GARAGE STREET LEVEL X502 3-2" 7'-4" 23.22 SF
GARAGE STREET LEVEL X503 3-2" 5'-8" 17.94 SF
GARAGE STREET LEVEL X504 3-2" 5-8" 17.94 SF

697.26 SF
WINDOW SCHEDULE NEW AREAS

Base Constraint # HEIGHT WIDTH Area
LOWER LEVEL 101 5'-8" 3-0" 15.02 SF
LOWER LEVEL 102 5-8" 3-0" 17.00 SF
LOWER LEVEL 105 6'-6" 2'-8" 17.33 SF
LOWER LEVEL 106 6'-6" 4'-6" 29.25 SF
LOWER LEVEL 107 6'-6" 2'-8" 17.33 SF
LOWER LEVEL 108 5-8" 3-0" 17.00 SF
LOWER LEVEL 109 5'-8" 3-0" 17.00 SF
LOWER LEVEL 110 5-8" 3-0" 17.00 SF
LOWER LEVEL 111 4'-0" 2'-0" 8.00 SF
LOWER LEVEL 112 5-8" 3-0" 17.00 SF
LOWER LEVEL 113 4'-0" 2'-0" 8.00 SF
MAIN LEVEL 201 5-8" 3-0" 17.00 SF
MAIN LEVEL 202 5'-8" 3-0" 17.00 SF
MAIN LEVEL 203 5-8" 3-0" 17.00 SF
MAIN LEVEL 204 7'-0" 3-6" 24.50 SF
MAIN LEVEL 205 7'-0" 5-2" 36.17 SF
MAIN LEVEL 206 7'-0" 3'-6" 24.50 SF
MAIN LEVEL 207 7'-0" 3-6" 24.50 SF
MAIN LEVEL 208 7'-0" 3'-6" 24.50 SF
MAIN LEVEL 209 7'-0" 3-6" 24.50 SF
MAIN LEVEL 210 5'-8" 3-0" 17.00 SF
MAIN LEVEL 211 5-8" 3-0" 17.00 SF
MAIN LEVEL 212 5'-8" 3-0" 17.00 SF
MAIN LEVEL 213 5-0" 2'-4" 11.67 SF
MAIN LEVEL 214 5'-0" 2'-0" 10.00 SF
MAIN LEVEL 215 5-8" 4'-Q" 22.67 SF
MAIN LEVEL 216 5'-8" 4'-0" 22.67 SF
MAIN LEVEL 217 2'-8" 4'-Q" 10.67 SF
GARAGE LOWER LEVEL 401 5'-8" 3-0" 17.00 SF
GARAGE LOWER LEVEL 402 5-8" 3-0" 17.00 SF
GARAGE LOWER LEVEL 403 5'-8" 3-0" 17.00 SF
GARAGE LOWER LEVEL 404 5-8" 3-0" 17.00 SF
UPPER LEVEL 301 3-2" 3-2" 10.03 SF
UPPER LEVEL 302 2'-2" 2'-8" 5.78 SF
UPPER LEVEL 303 3-2" 3-2" 10.03 SF
UPPER LEVEL 304 3-2" 2'-0" 6.33 SF
UPPER LEVEL 306 4'-0" 3-0" 12.00 SF
UPPER LEVEL 307 4'-0" 3-0" 12.00 SF
GARAGE STREET LEVEL 501 4'-0" 3-0" 12.00 SF
GARAGE STREET LEVEL 502 4'-0" 3-0" 12.00 SF
GARAGE STREET LEVEL 503 4'-0" 3-0" 12.00 SF
GARAGE STREET LEVEL 505 4'-0" 3-0" 12.00 SF
GARAGE STREET LEVEL 506 4'-0" 3-0" 12.00 SF

702.44 SF

1

TOTAL NEW FLOOR AREA
NAME AREA
New Floor Area 23 SF
23 SF
TOTAL NEW INFILL FLOOR AREA "EXISTING STRUCTURED SPACE"
NAME AREA
Floor Area Infill Lower Level 243 SF
Floor Area Infill Lower Level 213 SF
456 SF
TOTAL GROSS FLOOR AREA AT COMPLETION
NAME AREA
Floor Area Existing Lower Level 780 SF
Floor Area Infill Lower Level 243 SF
Floor Area Infill Lower Level 213 SF
Floor Area Existing Main Level 1420 SF
New Floor Area 23 SF
Floor Area Existing Garage Storage Level 188 SF
Floor Area Existing Upper Level 560 SF
Floor Area Existing Garage Street Level 460 SF
3887 SF

Area Legend

Deck Area Existing

Deck Area New

Existing Structured Space

Floor Area Existing
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AREA ANALYSIS

DESIGN REVIEW PROJECT NARRATIVE

THE FOLLOWING DRAWING REPRESENT A SUBMITTAL FOR ADMINISTRATIVE
DESIGN REVIEW OF AN EXISTING RESIDENCE. THE SCOPE OF WORK
PROPOSED INCLUDES:

A. REPLACEMENT OF ALL WINDOWS AND DOORS WITH NEW ENERGY
EFFICIENT UNITS. LOCATIONS AND QUANTITIES ARE BEING ADJUSTED
IN SOME INSTANCES.

B. ENCLOSURE OF "EXISTING STRUCTURED SPACE" AT THE LOWER LEVEL.
THE NEWLY ENCLOSED AREA WILL BE COMPLETELY UNDER THE
EXISTING MAIN LEVEL AND WILL BE SUPPORTED BY AN EXISTING
FOUNDATION SYSTEM.

C. NEW FLOOR AREA(<250 S.F.) CREATED BY THE ENCLOSURE OF AN
EXISTING EXTERIOR ALCOVE.

D. NEW ROOF LINE AT NORTH FACADE (REPAIR)

E. EXISTING CEDAR SIDING TO BE REPLACED TO MATCH
EXISTING.(REPAIR)

F. EXISTING SHINGLE ROOFING WILL BE REPLACED TO MATCH EXISTING
(REPAIR)

REFER TO AREA ANALYSIS THIS SHEET FOR QUANTITY OF NEW FLOOR AREA

AND INFILL FLOOR AREA (EXISTING STRUCTURED SPACE)

REFER TO SCHEDULES THIS SHEET THAT SHOW NEW VS EXISTING GLAZED

AREA.

PROJECT DATA

BUILDING AND SITE BASICS:

PROJECT ADDRESS: 312 BEACH RD
BELVEDERE, CA 94920
ASSESSORS PARCEL #: 060-233-08
LOT AREA: 12,520 S.F.
LOT COVERAGE: 1,567 EXISTING RESIDENCE
595 GARAGE
23 NEW ADDITION
2,185 TOTAL S.F.< 3,756(.3 X 12,520)
FLOOR AREA: 3,887 GROSS S.F. <4,131(.33 X 12,520)
FENESTRATION: 697.67 S.F. EXISTING

697.11 S.F. NEW

BUILDING CODE INFORMATION:

BUILDING OCCUPANCY (S): R-3
CONSTRUCTION TYPE: V-B
STORIES: 3
CLIMATE ZONE: 3
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WINDOW SCHEDULE PHASE 2 - LOWER LEVEL z
GLAZING WALL TYPE LEGEND DEMOLITION PLAN GENERAL NOTES >
A. THIS WORK INCLUDES THE DEMOLITION OF EXISTING CONSTRUCTION %
MAX MAX CEDAR SHAKE SIDING OVER : ——
REMOVAL OF VARIOUS ITEMS OF EQUIPMENT AND CONSTRUCTION AS 1111 West University
- VAPOR BARRIER ; \
# TYPE | HEIGHT | WIDTH TYPE TEMPERED |U-FACTOR| SHGC NOTES / o SHOWN, NOTED OR IMPLIED ON THE DRAWINGS. CONTRACTOR SHALL Drive, Suite 104, Tempe,
DETERMINE AND INVENTORY ALL NECESSARY DEMOLITION AND AZ 85281
101 A 5.g" 3.0 DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER ZY( oX FRAMING @ 16" O.C. MATCH EXIST ALTERATION OF ITEMS TO PROVIDE FOR A COMPLETE INSTALLATION OF t5480.948.9766
102 A 5-8" 3-0" DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER AN DE XV THE NEW WORK. ALL COST OF REMOVAL, REPAIR OR REPLACEMENT f:480.948.9211
105 A | 6-6" | 2-8' | DUALPANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER ~— 1/2"GYP. BD. SHALL BE INCLUDED IN THE BID. ADDITIONAL COST FOR DEMOLITION
106 A | 6-6" | 4-6" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER OF HIDDEN OR INACCESSIBLE ITEMS DURING THE BIDDING PHASE,
107 A | 6-6" | 2-8 | DUALPANE, CLEAR X 055 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER — a— 1/2'GYP.BD. 5 g:féLFla_EcE) ggawgﬁgg,ag\ff gﬁ%\/EAn/ligng?gNngﬁ%xg”T%%%FHXY_?WALK
108 A | 5-8 | 3-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER ZY 2 X 4 FRAMING @ 16" O.C. " THE SITE WITH THE OWNER TO VERIEY ALL EXISTING GONDITIONS.
109 A 5-8" 3'-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER e 1/2 GYP. BD COORDINATE EXTENTS OF DEMOLITION WITH NEW WORK SHOWN.
110 A | 5-8 | 3-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER o C. AT ALTERED CONSTRUCTION, REPAIR CUT EDGES, REPLACE
111 A | 4-0" | 2-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER . 1/2'GYP.BD. CONSTRUCTION, AND FIT NEW TO EXISTING CONSTRUCTION TO MATCH
112 A | 5-8 | 3-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER ST gﬂgg_"rﬁ ‘éV\?ERNKA“NﬂgKPERi%ﬂEi&f('I“NE\\/’IVS/I\E';‘L% Eé'gggglﬁﬂg%s VERY
113 A | 4-0" | 2-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER Zg 2 X 6 FRAMING @ 16" O.C. REPLACEMENT AND REPAIR REQUIREMENTS WITH ARCHITECT.
N D. REMOVE FROM THE SITE CONTAMINATED, VERMIN INFESTED OR
¥ —— 1/2"GYP.BD. DANGEROUSMATERIALS ENCOUNTERED: DISPOSE OF ALL DEMOLITION
MATERIALS BY A SAFE MEANS TO PROTECT THE HEALTH OF WORKERS
1/2" GYP. BD. AND THE PUBLIC. OBTAIN ALL NECESSARY PERMITS AND APPROVALS
. / FURR AS REQUIRED TO ALIGN W/ TO PROPERLY DISPOSE OF ALL MATERIALS.
. EXISTING FINISH
GLAZING ~— 1/2"GYP. BD.
MAX MAX
# TYPE| WIDTH | HEIGHT | TEMPERED |U-FACTOR| SHGC NOTES ?OTS;:E 5/8" TYPE X GYPSUM BOARD @ INTERIOR SIDE OF STORAGE AND
N101 B 6: ] o: 8: - o: X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM MECHANICAL ROOMS
N102 B |5-0"] &-0 X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM 2. USE 5/8" MOISTURE RESISTANT GYPSUM BOARD IN ALL DAMP AREAS
N103 A [ 3-0 ] g-0 X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM 3. USE 1/2" CEMENT BOARD UNDER CERAMIC TILE
N104 c | 3-0] g&-0 PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER 4. PROVIDE FULL DEPTH R-19 INSULATION IN EXTERIOR WALL CAVITIES
N105 C | 2-4"| @-8" PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER 5. PROVIDE FULL DEPTH SOUND ATTENUATION BATTS IN ALL INTERIOR
N106 C | 2-4| 6-8 PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER . Kﬁf&gggSFRAMED WALLS SHALL HAVE A TREATED SOLE PLATE
N107 c | 3-0] g&-0 PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER :
N108 D |6-0"| 8-0 PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER
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2 WINDOW SCHEDULE PHASE 2 - MAIN LEVEL
[ b4
S GLAZING WALL TYPE LEGEND DEMOLITION PLAN GENERAL NOTES > -
Al
S MAX MAX CEDAR SHAKE SIDING OVER A. THIS WORK INCLUDES THE DEMOLITION OF EXISTING CONSTRUCTION, » _n
= # TYPE | HEIGHT | WIDTH TYPE TEMPERED |U-FACTOR| SHGC NOTES VAPOR BARRIER REMOVAL OF VARIOUS ITEMS OF EQUIPMENT AND CONSTRUCTION AS 1.1 11 Wlest University
S EXTERIOR SHEATHING SHOWN, NOTED OR IMPLIED ON THE DRAWINGS. CONTRACTOR SHALL Drive, Suite 104, Tempe,
=) 201 A | 5-8 | 3-0" | DUALPANE, CLEAR X 055 | 076 |STYLE AND OPERATION TO BE SELECTED BY OWNER DETERMINE AND INVENTORY ALL NECESSARY DEMOLITION AND e S
= 202 A | 5-8" | 3-0" | DUALPANE, CLEAR X 055 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER Bz %— 2X FRAMING @ 16" O.C. MATCH EXIST ?I:EESQJJ%\'/\IOORE 'TEKSCB% E%QVF'E"EAE?”F; |_A gg&%‘gg i'q'\éimlélé\;gz\#w £480.948.9211
203 A 5. - 8" 3. - o" DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER e = T~ > GYP.BD. SHALL BE INCLUDED IN THE BID. ADDITIONAL COST FOR DEMOLITION
204 A 7'-0 3-6 DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER OF HIDDEN OR INACCESSIBLE ITEMS DURING THE BIDDING PHASE,
s 205 A 7'-0" 5'-2" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER '« 1/2"GYP. BD. SHALL BE SUBMITED FOR APPROVAL PRIOR TO BEGINNING OF WORK.
S 206 A | 7-0" | 3-6" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER IO VP o0 N 2 X 4 FRAMING @ 16" O.C B. PRIOR TO COMMENCEMENT OF DEMOLITION CONTRACTOR SHALL WALK
3 207 A | 7-0" | 3-6" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER od W%} 0l e THE SITE WITH THE OWNER TO VERIFY ALL EXISTING CONDITIONS.
&’ 208 A | 7-0" | 3-6" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER ~—__ {/o"GYP. BD. c gggl_RT%g‘é‘gEC%ﬂgT"g&?ro?\F“F’{'S'F;Z'F?E‘UV}/'E'SSE;V FV{\I/E?DT,}: CSI;'OWN-
m 1 - n 1 - 1 - H )
£ 209 A 7. o" 3. 6" DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER 2 GYP. BD CONSTRUCTION, AND FIT NEW TO EXISTING CONSTRUCTION TO MATCH
3 210 A | 5-8" | 3-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER e . BD. EXISTING WORK, MAKE JOINTS OF NEW AND EXISTING PATCHES VERY
w 211 A 5'-8" 3'-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER SMOOTH, EVEN AND PRACTICALLY INVISIBLE. COORDINATE
by 212 A | 5-8" | 3-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER 2 X 6 FRAMING @ 16" O.C. REPLACEMENT AND REPAIR REQUIREMENTS WITH ARCHITECT.
g 213 A | 5-0" | 2-4" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER sSs—————— D. REMOVE FROM THE SITE CONTAMINATED, VERMIN INFESTED OR
g 214 A 5-0" 2'-0" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER 1/2" GYP. BD. E&?Sg&fg%gfgﬁéﬁg:lp?s()?g;i%i[éc??ﬁgSHEE,?‘ETﬁLIE)EI\E/\';AO%L&ESQI
‘O 1_qQn s
8 215 A 5. 8" 4. o" DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER 1/2" GYP. BD. AND THE PUBLIC. OBTAIN ALL NECESSARY PERMITS AND APPROVALS
= 216 A | 5-8" | 4-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER FURR AS REQUIRED TO ALIGN W/ TO PROPERLY DISPOSE OF ALL MATERIALS.
S 217 A | 2-8" | 4-0" | DUAL PANE, CLEAR X 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER e EXISTING FINISH
Q. n
F o] MEAA Y4 2x4rramme @16 oc. SHEET KEYED NOTES
a ~——— 1/2"GYP. BD.
8 NOTES:
@ 1. USE 5/8" TYPE X GYPSUM BOARD @ INTERIOR SIDE OF STORAGE AND
g DOOR SCHEDULE PHASE 2 - MAIN LEVEL MECHANICAL ROOMS
c 2. USE 5/8" MOISTURE RESISTANT GYPSUM BOARD IN ALL DAMP AREAS
2 GLAZING 3. USE 1/2' CEMENT BOARD UNDER CERAMIC TILE
> MAX MAX 4. PROVIDE FULL DEPTH R-19 INSULATION IN EXTERIOR WALL CAVITIES
s # TYPE| WIDTH | HEIGHT | TEMPERED |U-FACTOR| SHGC NOTES 5. PROVIDE FULL DEPTH SOUND ATTENUATION BATTS IN ALL INTERIOR
© N201 E |3-6'| 8-0" N/A N/A |PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER PARTITIONS
5 N202 B l6-0 | 8-0 X 106 072 |DOORS TO MATCH WINDOW SYSTEM 6. ALL WOOD FRAMED WALLS SHALL HAVE A TREATED SOLE PLATE
§ N203 A |3-0] 8-0" X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM
© N204 A |3-0] 8-0" X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM
% N205 A |3-0] 8-0" X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM
N206 cC |2-8 | 6-8" N/A N/A |PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER . SEE SCHEDULE / . SEE SCHEDULE / . SEE SCHEDULE / . SEE SCHEDULE . . SEE SCHEDULE .
N208 cC |2-8] 6-8" N/A N/A |PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER ) . ) - N LS
N209 C |2-8 | 6-8" N/A N/A |PANELED WOOD DOORS. STYLE TO BE SELECTED BY OWNER - - ' o '
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WINDOW SCHEDULE PHASE 2 - UPPER LEVEL
GLAZING
MAX MAX
# TYPE | HEIGHT | WIDTH TYPE TEMPERED |U-FACTOR| SHGC NOTES
301 A 3-2" 3-2" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
302 A 2'-2" 2'-8" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
303 A 3-2" 3-2" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
304 A 3-2" 2'-0" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
306 A 4'-0" 3-0" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
307 A 4'-0" 3'-0" DUAL PANE, CLEAR 0.55 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
DOOR SCHEDULE PHASE 2 - UPPER LEVEL
GLAZING
MAX MAX
# TYPE| WIDTH | HEIGHT | TEMPERED |U-FACTOR| SHGC NOTES
N301 B 4'-0" 6'-8" X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM
N302 B 4'-0" 6'-8" X 1.06 0.74 |DOORS TO MATCH WINDOW SYSTEM
» ® o ® © ©
I I e e
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UPPER LEVEL PHASE 2 CONSTRUCTION PLAN

1/4" = 10"

WALL TYPE LEGEND

DEMOLITION PLAN GENERAL NOTES

ey

NOTES:

CEDAR SHAKE SIDING OVER
VAPOR BARRIER

EXTERIOR SHEATHING
2X FRAMING @ 16" O.C. MATCH EXIST

1/2" GYP. BD.

1/2" GYP. BD.
2 X4 FRAMING @ 16" O.C.

1/2" GYP. BD.

1/2" GYP. BD.

2 X6 FRAMING @ 16" O.C.
1/2" GYP. BD.

1/2" GYP. BD.

FURR AS REQUIRED TO ALIGN W/
EXISTING FINISH

2 X4 FRAMING @ 16" O.C.
1/2" GYP. BD.

1. USE 5/8" TYPE X GYPSUM BOARD @ INTERIOR SIDE OF STORAGE AND
MECHANICAL ROOMS

oh D

PARTITIONS

o

USE 5/8" MOISTURE RESISTANT GYPSUM BOARD IN ALL DAMP AREAS
USE 1/2" CEMENT BOARD UNDER CERAMIC TILE

PROVIDE FULL DEPTH R-19 INSULATION IN EXTERIOR WALL CAVITIES
PROVIDE FULL DEPTH SOUND ATTENUATION BATTS IN ALL INTERIOR

ALL WOOD FRAMED WALLS SHALL HAVE A TREATED SOLE PLATE

A. THIS WORK INCLUDES THE DEMOLITION OF EXISTING CONSTRUCTION,
REMOVAL OF VARIOUS ITEMS OF EQUIPMENT AND CONSTRUCTION AS
SHOWN, NOTED OR IMPLIED ON THE DRAWINGS. CONTRACTOR SHALL
DETERMINE AND INVENTORY ALL NECESSARY DEMOLITION AND
ALTERATION OF ITEMS TO PROVIDE FOR A COMPLETE INSTALLATION OF
THE NEW WORK. ALL COST OF REMOVAL, REPAIR OR REPLACEMENT
SHALL BE INCLUDED IN THE BID. ADDITIONAL COST FOR DEMOLITION
OF HIDDEN OR INACCESSIBLE ITEMS DURING THE BIDDING PHASE,
SHALL BE SUBMITED FOR APPROVAL PRIOR TO BEGINNING OF WORK.

B. PRIOR TO COMMENCEMENT OF DEMOLITION CONTRACTOR SHALL WALK
THE SITE WITH THE OWNER TO VERIFY ALL EXISTING CONDITIONS.
COORDINATE EXTENTS OF DEMOLITION WITH NEW WORK SHOWN.

C. AT ALTERED CONSTRUCTION, REPAIR CUT EDGES, REPLACE
CONSTRUCTION, AND FIT NEW TO EXISTING CONSTRUCTION TO MATCH
EXISTING WORK, MAKE JOINTS OF NEW AND EXISTING PATCHES VERY
SMOOTH, EVEN AND PRACTICALLY INVISIBLE. COORDINATE
REPLACEMENT AND REPAIR REQUIREMENTS WITH ARCHITECT.

D. REMOVE FROM THE SITE CONTAMINATED, VERMIN INFESTED OR
DANGEROUSMATERIALS ENCOUNTERED; DISPOSE OF ALL DEMOLITION
MATERIALS BY A SAFE MEANS TO PROTECT THE HEALTH OF WORKERS
AND THE PUBLIC. OBTAIN ALL NECESSARY PERMITS AND APPROVALS
TO PROPERLY DISPOSE OF ALL MATERIALS.
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DOOR SCHEDULE PHASE 2 - GARAGE LL

#  [TYPE[WIDTH | HEIGHT NOTES
N401 | B | 5-0' | -8 |PANELED EXTERIOR DOOR.
DOOR SCHEDULE PHASE 2 - GARAGE SL
#  [TYPE[WIDTH | HEIGHT NOTES
N501 | X [18-0"| 8-0" |GARAGE DOOR TO MATCH EXISTING
Ns02 | E | 2-8' | -8 |PANELED EXTERIOR DOOR.
WINDOW SCHEDULE PHASE 2 - GARAGE
GLAZING
MAX [ MAX
# TYPE | HEIGHT | WIDTH TYPE TEMPERED | U-FACTOR | SHGC NOTES
401 A | 5-8" | 3-0" | DUAL PANE, CLEAR 0.55 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
402 A | 5-8 | 3-0" | DUALPANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
403 A | 5-8" | 3-0" | DUAL PANE, CLEAR 0.55 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
404 A | 5-8 | 3-0" | DUALPANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
501 A | 4-0" | 3-0" | DUAL PANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
502 A | 4-0" | 3-0" | DUALPANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
503 A | 4-0" | 3-0" | DUAL PANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
505 A | 4-0" | 3-0" | DUALPANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER
506 A | 4-0" | 3-0" | DUAL PANE, CLEAR 055 | 0.76 |STYLE AND OPERATION TO BE SELECTED BY OWNER

]
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3

GARAGE STREET LEVEL PHASE 2 CONSTRUCTION PLAN

2

1/4" = 1'-0"

GARAGE LOWER LEVEL PHASE 2 CONSTRUCTION PLAN
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REMOVE EXISTING SHINGLE ROOFING AND REPLACE WITH NEW CLASS

A DIMENSIONAL SHINGLE ROOFING SYSTEM TO MATCHING EXISTING

COLOR, ROOFING SYSTEM SHALL PROVIDE MINIMUM 30-YEAR

WARRANTY.
E208 EXISTING CEDAR SHAKE SIDING TO BE REPAIRED / REPLACED AS

NEEDED, COLOR TO MATCH EXISTING (BLACK CHARCOAL)

NEW 36" RAILING TO MATCH EXISTING

N302 NEW SPEAR POINT FABRIC AWNING
N303 NEW WINDOWS AND DOORS (TYP)
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The original wood beams and herringbone-pattern wood parquet floors
remain in the living room, dining room and family room:




The original set of bay windows. Each pane rotates 180 degrees for
maintenance:

The home includes a 25-foot long pool with hand-laid mosaic tiles and
balustrade:































































































































































































































312 Golden Gate Ave.
Belvedere

March 9, 2021

City of Belvedere, Planning Commission

RE: Application for 339 Golden Gate Ave./March 16 meeting

Dear Commissioners:

This letter is in reference to the January 18, 2021 “new application” for approval for landscape
modifications for the project at 339 Golden Gate. First, and importantly, this on its face is NOT
a “new” issue before the Commission. This matter was thoroughly considered in consecutive
meetings last July and August, on a request for retroactive design approval, and was vehemently
denied by the Commissioners with a 6 to 1 vote. The applicant’s only remedy was to appeal that
denial to the City Council, which he chose not to do. We strongly believe the City has no
jurisdiction beyond what is prescribed in the Municipal Code to hear this re-application; it would
have been the province of the City Council. This has also been addressed by our legal counsel,
in a separate correspondence that you should have.

Beyond what is outlined in our legal counsel’s letter, there remain additional points to consider.

Regarding the large olive trees the Flahertys wish to keep: Following the 6-1 mandate of the
Commissioners that the non-permitted trees be removed, the applicants briefly explored
alternative locations for the trees with Belvedere design staff, but then simply ignored the
mandate. Now, six months after the mandate, they ask that the Commission change its mind.
They reference neighbors who are in support of the trees “looking nice” and who are okay with
the trees remaining. We too have spoken to several neighbors and they do NOT support the trees
remaining. These neighbors’ views are not inhibited by the trees, but instead they feel it
important that the City enforce its decision and the Municipal Code. Note also, it is we who are
directly impacted by the oversized olive trees, not those passing by the house.

As we have urged from the beginning of the project, our views from our primary bedroom and
office should not be unduly blocked. We have lived in this house for over 35 years. The views
we did have and those promised to us (by Mr. Flaherty in discussions on the garage), and that did
materialize until entry of the olive trees, have not only personal value but also significant
economic value. Please see the attached letter from prominent real estate agents supporting that
fact.

Mr. Flaherty makes several after-the-fact arguments: the possible closing of the street for half a
day, the equipment required (but the trees were installed using a forklift, not a crane), and the
after-care for the trees to ensure survival. These are irrelevant. The applicants created this



problem and let it fester for over six months, and they cannot now complain of the cost or
inconvenience to rectify their own wrong decisions.

Mr. Flaherty has also offered to maintain the olive trees at twelve-foot height. He made the same
offer, along with an offer to thin the trees, in the design review meetings of July-August. This
was unacceptable to the Commission. Moreover, the trees have a volume that is perhaps an
order of magnitude larger than that of trees in the permitted 36-inch boxes.

This “do-over” on a denied retroactive design review is a very bad idea and a terrible

precedent. Following this a resident could build something without a permit, then after objection
seek retroactive design review approval, be denied and directed by the Commission to remove
the offending item, refuse to comply and then, six months later, again go to the Planning
Commission and again seek a “new” retroactive approval. One could even wait until the chances
look better after a change in composition of the Commission (not saying that happened here). Or
wait until the community becomes so accustomed to what was built that opposition tends to fade
away, which seems to be the objective here. Members of our community might wonder what is
the point of the Commission’s decisions and why vocalize an opinion if a matter will be revisited
again (and again) until the applicant prevails.

If this Planning Commission were to set such a precedent allowing “do-overs” of prior final
decisions, bypassing the City Council, the Planning Commission’s decisions could never be final
even after the appeal period. In effect a person can ignore a decision and “appeal” it (seek
reconsideration of precisely the same issue) at any later time, many months later.

We ask that the (re-)application for retroactive design approval be denied, as before.

Sincerely,

Carmen and Tom Freiburger
312 Golden Gate



COMPASS

March 2", 2021
Carmen,

Thank you so much for allowing us the opportunity to view your lovely Golden Gate home. You
have an amazing home in such a lovely location in Belvedere. Belvedere Island has long since
been a highly desirable location and address in Marin County. You are blessed with having
views from both sides of your house. Something that most homes do not have. It reallyis a
tragedy that your view has been impeded upon by the additions to the home across the street.
Allowing the placement of the oversized garage has blocked your view of Sausalito and the Bay
almost entirely. Further allowing them to bring in trees that were significantly larger than
what’s approved basically took your view of the South / South West away entirely. Local real
estate agents often refer to that view as the $500,000 view. Having a view of Sausalito, The
Bay, SF City and/or the Golden Gate Bridge increases a home’s value tremendously.

As you can see from just a simple pull of homes traded on Belvedere Island in 2020 that had a
South/South West view vs homes with a view of downtown Tiburon / Angel Island, that SW
view homes traded on an average of $1,458 per square foot while non-SW view homes traded
at $1,163 per square foot. On a 3,000 square foot home that can translate to a $885,000 price
difference.

Although your home enjoyed SW views from the 2" floor, that floor contained multiple primary
rooms such as the primary bedroom, sitting room and office. All which are extremely
important rooms, especially in this new Covid time. Making adjustments to this second-floor
view, you are still looking at a potential loss of nearly $500,000. | have attached comps for your
review.

Please let me know if you have any further questions or would like to discuss in more details.
Thank you!

Stacy Achuck & Missy Zech

Compass

Ranked 3™ in Compass Teams
Ranked 7" in Marin County Real Estate Agents
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