CITY OF BELVEDERE PLANNING COMMISSION
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TO:

City of Belvedere Planning Commission

FROM:

Jayni Allsep, Planning Consultant

REVIEWED BY:

Irene Borba, Director of Planning & Building
Emily Longfellow, City Attorney

SUBJECT:

Design Review Permit to Replace Fixed Pier, Float and Stairs, and
Install New Boat Lift, Stairs and Ladder on Property at 43 West
Shore Road

RECOMMENDATION
The applicant requests a Design Review Permit for improvements to the waterfront area located
at 43 West Shore Road, as described in more detail below.
Staff recommends that the Planning Commission conduct the required public hearing and take
the following actions:

MOTION 1

Adopt Resolution granting Design Review approval for replacement of a
fixed pier, and stairs; and installation of new boat lift, new stairs and
ladder on property located at 43 West Shore Road, and a replacement
float on adjacent water parcel owned by the City of Belvedere and zoned
"R" Recreation, with conditions. (Attachment 1).

MOTION2

Recommend that the replacement float on water parcel owned by the City
of Belvedere and zoned "R" Recreation be approved, and that a new
easement, dock lease or special revocable license be issued by the City, as
conditioned.

PROPERTY SUMMARY
Project Address:
APN:
Project Applicant:
Property Owner:
GP Designation:
Zoning:
Existing Use:

43 West Shore Road
APN 060-291-01
Tim Murison, Clausen Engineering
Steve and Leigh Allocca
Medium Density 3.1-to 6.0 units per acre I
Open Space (Richardson Bay)
R-1 W Zoning District-West Shore Road I
R (Recreation)
Single Family Residential

Site Characteristics:

The project site is a developed residential property located within the R-1 W Zoning District, and
an adjacent tide lot under the jurisdiction of the City of Belvedere (Tide Lot 385) and zoned RRecreation. The West Shore Road Area is a geographically distinct neighborhood situated at the
western base of Belvedere Island. Other properties on the bayside of West Shore Road are
similarly developed, including waterfront improvements such as piers, gangways and floating
docks. The shoreline along West Shore Road is riprap along the foreshore area, which provides
shore protection from wind-generated wave action from the north and west directions. There is
no public access to Richardson Bay from West Shore Road; however; to the east of the site is a
seawall path that runs along San Rafael Avenue and connects to the multi-use path that runs
along Tiburon Boulevard and is part of the San Francisco Bay Trail.
The property has a total lot area of 9,813 square feet, a portion of which is below the mean high
water line along Richardson Bay. The property includes approximately 80 feet of water frontage
along Richardson Bay. Eelgrass beds, an important habitat for aquatic wildlife, are located in the
shallow waters along West Shore Road; however, none are located on the project site.
BACKGROUND/PROPERTY HISTORY

The residence at 43 West Shore Road was built in the 1960's, and it is believed that a wood pier,
wood piles and float were constructed some time thereafter. The wood pier and piles still exist on
the project site and they are proposed to be replaced as part of this project. The wood float that
previously existed is thought to have been damaged during a storm and ultimately removed;
however, the wood piles for the float and the location of the previous float (labeled on plans as
"Previous Dock") are shown on Sheet C 1.0 - Existing Conditions.
PROJECT ANALYSIS

The applicant requests Design Review approval for the replacement of the existing wood pier,
float piles, and float (previous floating dock), and installation of a new boat lift and two new
ladders. The application is included as Attachment 3 and project plans are included as
Attachment 4.
Proposed improvements are detailed below:
•

Fixed Pier Replacement. Construction of a fixed wood pier to replace the existing pier. The
new pier would be the same size and have the same footprint as the existing pier; however,
the deck elevation of the new pier would be raised from Elevation +8.5 MLLW to Elevation
+10.0 MLLW, which is the maximum allowed by Chapter 20.06 of the Tiburon Municipal
Code. In addition, the pier would have horizontal stainless-steel cable guardrail with wood
cap 3.5 feet above deck level. A detail of proposed guardrail is provided on Sheet Cl.3, detail
4.

•

Float Replacement. The wood float that previously existed is thought to have been damaged
during a storm and ultimately removed; however, the wood piles for the float and the location
of the previous float (labeled on plans as "Previous Dock") are shown on Sheet Cl .0 Existing Conditions. The new replacement float would be smaller than the pre-existing float
(152 sf vs. 224 sf). A detail of proposed float (dock) is shown on Sheet Cl.3

•

Stair Replacement. The applicant proposes to install new stairs to connect the new pier to
the existing deck, as shown on Sheet C 1.1.
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•

New Boat Lift (Hoist). A new forklift-style boat lift is proposed to be installed on the north
side of the new pier head. A sample photo of the proposed boat lift is provided on Sheet C 1.3
(upper left comer).

With the exception of the replacement float, all proposed improvements would be located on
private property (APN 060-291-01). The replacement float would be located on the adjacent tide
lot (Tide Lot 3 85).

Construction Staging. New piles would be installed via barge-mounted crane that would be
brought to the site via Richardson Bay. All other equipment would be staged from the shore and
all other structural lumber would be installed via hand labor from the shore. No outdoor
speakers, lighting, or new sources of illumination are proposed as part of this project.
Belvedere General Plan 2030
The most relevant goals and policies of the Belvedere General Plan 2030 are listed below:
Sustainability and Resource Conservation Element (Chapter 4):
Goal SUST-10: Protect natural habitats and biological resources including sensitive
aquatic habitat, streams, and riparian corridors.
Policy SUST-10.1: Remain updated on the status of potential avoidance and mitigation
measures related to potentially endangered and special status species.
Policy SUST-10.2: Regulate and mitigate the impacts of pile replacement, installation
and reinforcement for structures built over water and installation and expansion of piers,
docks and boat hoists.
Policy SUST-10.4: Protect eelgrass colonies and individual eelgrass plants.
Actions:
SUST-10.4.1: Development activities shall be designed to avoid impacting areas
where surveys document the presence of beds and patches of eelgrass.
SUST-10.4.2: Permanent structures such as piers and docks shall be designed to
maximize the amount of sunlight available to eelgrass, as based on the best
available research.
SUST-10.4.3: Mitigations to eelgrass, based on the best available science, shall
be implemented if avoidance and minimization measures are not feasible.
Community Design Element (Chapter 7): This chapter contains the following description of
the West Shore Road neighborhood:
Existing Neighborhood Character - West Shore Road

The West Shore Road Area is a geographically distinct neighborhood situated at the
western base of Belvedere Island. It contains predominantly one and two-story homes
lining West Shore Road, which were initially built in the 1960's, with some new homes
replacing existing homes in recent years. Most of the homes are on the western side of
the roadway, with direct frontage on Richardson Bay. Steep cliffs line the eastern side of
the road. From the street, many of the homes resemble those of the Lagoon area, with
privacy fences screening many front yard areas. However, unlike the Lagoon area where
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homes are situated on filled lots, many homes on West Shore Road project out above the
water on pilings. Landscape screening between homes is rare in this part of the
community. View easements at turnarounds in West Shore Road are sometimes
landscaped with trees but future landscaping plantings in these areas are limited by the
terms of the easements.
Conformance with General Plan Policies

Staff believes that the project conforms to relevant goals and policies of the General Plan. The
property is not located at a turnaround along West Shore Road, where views to the Bay are to be
protected, and there is no visual easement over the property. No scenic views of the Bay would
be obstructed by the proposed waterfront improvements at 43 West Shore Road. All adjacent
properties are private, and there is no visual easement over the property. The existing homes,
vegetation and other improvements along this section of West Shore Road currently block views
of the Bay. Therefore, proposed bayside improvements would not diminish scenic views from
public areas and the project would not interfere with or obstruct the public's view of the Bay or
other scenic resources. In addition, the shoreline along this segment of West Shore Road is
already dominated by piers, gangways, floating docks, and boat lifts with associated watercraft.
The proposed replacement pier, dock and new boat lift would be located within Richardson Bay,
part of the larger the San Francisco Bay, which is a navigable waterway, and thus lies within the
jurisdiction of the US Army Corps of Engineers. While the placement of pilings associated with
piers is not considered to have the effect of a discharge or fill material into the Bay, installation
of structures within navigable waters of San Francisco Bay is subject to Corps jurisdiction under
Section 10 of the Rivers and Harbors Act.
The San Francisco Bay Regional Water Quality Control Board (RWQCB) jurisdiction applies to
all "Waters of the State," which the Water Boards have interpreted to include all federal waters
and wetlands and non-federal isolated waters. Additionally, under the California Porter-Cologne
Act, the RWQCB regulates impacts to water quality. The project site does not contain any
isolated wetlands; however, the portion of the site located seaward of the observed High Tide
Line (HTL) within the San Francisco Bay is subject to RWQCB jurisdiction under Section 401
of the Clean Water Act.
San Francisco Bay and Shoreline Band
The San Francisco BCDC has regulatory jurisdiction, as defined by the McAteer-Petris Act, over
the Bay and its shoreline, which generally consists of the area between the shoreline and a line
1OOfeet landward of and parallel to the shoreline. Construction activities, including ground
disturbance or all development within the San Francisco Bay or within 100 feet of San Francisco
Bay tidal marshes and Shoreline Band, typically requires a permit from the BCDC. Any fill
materials installed within San Francisco Bay or the 100-foot shoreline band is subject to BCDC
jurisdiction. (CWA).
Regarding goals and policies aimed at protecting sensitive aquatic habitat, conditions of approval
impose in-water construction requirements and environmental work windows to protect
anadromous fish and other aquatic species. Therefore, it is staff's position that the project
conforms to relevant goals and policies of the General Plan.
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Conformance with Belvedere Municipal Code
Title 19 - Zoning

Staff has reviewed the project for conformance with applicable Development Standards and finds
that the project meets all applicable R-1 W Development Standards, as summarized in BMC
Section 19.24.060. As noted above, the replacement float would be located on an adjacent water
parcel under the jurisdiction of the City of Belvedere (Tide Lot #385) and zoned R-Recreation. If
the Design Review Permit is approved, then a dock lease or a revocable license written
especially for docks and carrying the same yearly fee as a lease, would be issued in accordance
with the City's policy on dock leases, as contained in Chapter 273 of the City's Administrative
Policy Manual. As explained in the Administrative Policy for dock leases, which was updated in
2013, a dock lease may be preferable to a revocable license based on BCDC requirements.
Title 20 - Architectural and Environmental Design Review

The proposed marine-related improvements are subject to the design review criteria and
standards set forth in BMC Sections 20.04.005 and 20.04.110 through 20.04.210, addressed
below. The proposed improvements (replacement pier, pilings, floating dock and new boat lift,
ladder and stairs) are also subject to the design review criteria and standards in Section 20.06 of
the Belvedere Municipal Code, which contains restrictions for the design, use and maintenance
of new piers, floats, and hoists installed in the R-1 W (West Shore Road) Zoning District. These
restrictions were developed based on input received from a citizen committee, an independent
engineering consultant, a contract lawyer, and letters from members of the public. A draft
ordinance was initially brought to the City Council iri January 1999, and after several revisions,
the final Ordinance was passed in September of that year. As outlined in BMC Section
20.06.010, the purpose of these regulations are:
(1) To ensure that waterfront property owners on West Shore Road have reasonable access to
the offshore area through the use of buoys, piers and related structures;
(2) To minimize hazards and clutter created by such structures; and
(3) To minimize their interference with the views and privacy of neighboring property
owners.
Staff believes that the proposal conforms to the applicable criteria set forth in Title 20, as
outlined below.
Pier. The proposed fixed pier would be in the same general location as a previous wood pier and
would remain within the limit line established by Chapter 20.06 (Exhibit "A").

The pier walkway is proposed to be four feet wide, and the pier head would be approximately
17-feet wide. The pier decking (walking surface) would be Ipe decking with a 1/2 -inch gap.
The deck is proposed to be raised to 10 feet above Mean Lower Low Water (+10 MLL W) 1
which is the maximum permitted elevation. As noted in BMC Section 20.06.010, the +10 feet
MLLW maximum height for piers was established in order to mitigate the adverse impact of new
piers on existing scenic vistas.
1

Mean Lower Low Water (MLLW) is benchmark used in Chapter 20.06 of the Belvedere Municipal Code, and is
defined as the tidal datum or level, which is calculated by determining the mean of the height of the lower of the
two daily low tides over a 19-year period (Richardson Bay Plan, 1984).

43 West Shore Rd. Pier Replacement - March 19, 2019 Planning Commission Meeting

Page 5

Staff finds that the location, height and materials of the proposed pier meet the applicable
standards set forth in Ch. 20.06.
Railing and Decking. As required by BMC Section 20.06.050(B), railings and pickets on piers
shall be constructed so as to minimize visual impact to neighboring properties, while still
meeting building code standards. The pier is proposed to have horizontal stainless-steel cable
guardrail with wood cap 3 .5 feet above deck level. A detail of proposed guardrail is provided on
Sheet Cl.2.

Staff finds that the proposed railing and decking meet the applicable standards set forth in BMC
Ch. 20.06.
Boat Lift (Hoist). The applicant is proposing the installation of a new forklift-style boat lift on
the north side of the new pier head. The lift would be supported by aluminum H-piles and have a
maximum lifting capacity of 6,000 lbs., which is the maximum allowed by BMC Section
20.06.060 Hoists. The lift would be powered by two electric motors (3/4 horsepower) mounted
on the H-piles adjacent to the pier railing. As conditioned, any boat maintained in the lift (hoist)
shall be maintained at an elevation no higher above the water than necessary for the safe hoisting
of the boat, but in no event shall a hoisted boat exceed a height of fourteen feet above MLL W,
measured to either the gunnels, the top of the cabin, or the bottom of the windshield, whichever
is higher.

It is staffs opinion that the proposed boat lift complies with all applicable standards identified in
BMC Section 20.06.060.
Pilings. A combination of existing wood piles and new piles to support the proposed float are
proposed to support the pier and float. Two of the wood piles (from previous float) are proposed
to be removed. Proposed pilings, including the H-piles, would be at or below the maximum +14
MLLW established in BMC Section 20.06.050(F).

Staff finds that the proposed pilings meet the applicable standards set forth in Ch. 20.06.
In conclusion, staff finds that the proposed pier, stair and float replacement, and the proposed
new boat lift, stairs and ladder, as conditioned, would conform to the standards of Belvedere
Municipal Code Chapter 20.06.
Design Review Findings

In addition to the criteria identified in Chapter 20.06, the proposed improvements are subject to
the Design Review criteria and standards set forth in BMC Sections 20.04.005 and 20.04.110
through 20.04.210, and addressed in the attached Resolution. Although most of the Design
Review findings are intended for buildings and/or landscaping, Staff believes that the proposed
project conforms to the spirit and intent of the criteria set forth in Title 20.
Overall, staff finds the proposed waterside improvements appropriate for the property, and
typical of those found along West Shore Road waterfront properties. As conditioned, staff is able
to make the required findings for Design Review as stated in the draft resolution of approval,
Attachment 1.
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 15, 2019 the
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proposed project was determined to be categorically exempt from CEQA pursuant to Section
15301 Existing Facilities because the proposed project includes the replacement of an existing
pier, pre-existing float, and other improvements involving negligible or no expansion of use
beyond that existing, and that do not expand the reside_ntial use of the property.
City action is required by April 15, 2019, or the project may be deemed approved. CEQA
provides certain exceptions where categorical exemptions may not be used. Under one such
exception, a CEQA categorical exemption may not be used if the project has the potential to
cause a substantial adverse effect on a CEQA Tribal Cultural Resource. Here a categorical
exemption is appropriate because there is no 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.
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, within Richardson
Bay.
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. In addition, the adjacent
property owners at 41 West Shore Road, submitted an email indicating they have reviewed the
plans and have no issues with the proposal, including the new boatlift (see Attachment 5).
CONSTRUCTION TIME LIMIT

Pursuant to section 20.04.035 of the Belvedere Municipal Code, the applicant is required to file
an estimate of the total project cost that will establish the time limit within which construction of
the proposed project will be completed pursuant to the Municipal Code. Here, the applicant has
estimated that the cost of construction for this project would be less than $500,000. When
applied to the above noted section of the Code, construction shall be completed twelve (12)
months from the commencement of work following the issuance of the building permit.
CONCLUSION

As conditioned, staff can make all of the required findings for the Design Review Permit. The
proposed project complies with the City's Zoning Ordinance and General Plan policies.
RECOMMENDATION
MOTION 1

Adopt Resolution granting Design Review approval for replacement of a
fixed pier, and stairs; and installation of new boat lift, new stairs and
ladder on property located at 43 West Shore Road, and a replacement
float on adjacent water parcel owned by the City of Belvedere and zoned
"R" Recreation, with conditions (Attachment 1).

MOTION2

Recommend that the replacement float on water parcel owned by the City
of Belvedere and zoned "R" Recreation be approved, and that a new
easement, dock lease or special revocable license be issued by the City, as
conditioned.
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ATTACHMENTS
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:

Draft Resolution for Design Review Permit
Project Application
Plans date-stamped February 13, 2019 by the City of Belvedere
Department IAgency Comments
Correspondence
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CITY OF BELVEDERE
RESOLUTION NO. 2019A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BELVEDERE GRANTING DESIGN REVIEW APPROVAL TO ALLOW WATERSIDE
IMPROVEMENTS INCLUDING REPLACEMENT OF EXISTING PIER
AND PRE-EXISTING FLOAT AND INSTALLATION OF NEW BOAT LIFT AT
43 WEST SHORE ROAD AND ADJACENT CITY-OWNED WATER PARCEL
(APN 060-291-051AND060-251-10)
WHEREAS, a proper application for Design Review has been submitted pursuant to Title 20 of
the Belvedere Municipal Code for waterside improvements on property located at 43 West
Shore Road and adjacent City-owned water parcel; and
WHEREAS, the project has been determined to be categorically exempt from the California

Environmental Quality Act (CEQA) pursuant to Sections 15303(a) and (e) - New Construction
or Conversion of Small Structures; and
WHEREAS, the Planning Commission held a duly noticed public hearing on the requested

Design Review application on March 19, 2019; 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 sections
20.04.005, and 20.04.110 to 20.04.210 and 20.06 of the Belvedere Municipal Code.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of

Belvedere does hereby:
1. Find that the project is in compliance with all requirements in Chapter 20.06 of the
Belvedere Municipal Code, "Standards for Installation of Buoys, Piers, Gangways,
Floats, Hoists and Related Structures on West Shore Road" as set forth in the staff
report and incorporated herein by reference; and
2. Grant approval of the Design Review application pursuant to Title 20 of the
Belvedere Municipal Code for waterside improvements including new replacement
pier and float, and new boat lift on property located at 43 West Shore Road and on
adjacent City-owned water parcel, with the following conditions:
a) The property owner shall 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 or any other approval related to the project, shall cooperate with
the City in the defense of any such action, and shall indemnify the City for any
award of damages and/or attorneys' fees and associated costs that may result.
b) Plans submitted to the Building Department for permit issuance shall be
consistent with the approved Planning Commission plans.
c) Construction and installation shall conform to drawings prepared by Clausen
Engineering, stamped received by the City of Belvedere on February 13, 2019.
d) Prior to the issuance of a building permit, the applicant shall obtain approval of an
easement, dock lease or special revocable license issued by the City for the
replacement float that would be located on City-owned water parcel APN 060251-10.
ATTACHMENT 1

Resolution 201943 West Shore Road
March 19, 2019
Page 2
e) 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.
t) In the event that Archeological Resources and/or Tribal Cultural Resources are
discovered during any construction activities, Project personnel shall halt all
activities in the immediate area and consult with a qualified archaeologist to
determine the appropriate course of action.
g) Design Review approvals expire twelve (12) months from the date of approval.
This Design Review approval expires on March 19, 2020.
h) Construction shall be completed within the Construction Time Limit established
for this project.
i) To reduce potential for adverse effects on aquatic habitat from in-water
construction activities, the applicant shall incorporate construction requirements
identified in the San Francisco Bay Long-Term Management Strategy (LTMS)
into project plans and specifications. In-water construction requirements may
include the following:
•

Silt curtains shall be implemented to contain suspended sediments from project
activities.

•

Light-transmitting materials shall be used in any part of the structure that may
shade eelgrass.

•

Pile driving shall be conducted with the use of a vibratory hammer to avoid
acoustic impacts to marine species. If the use of a vibratory hammer is not
feasible, all impact pile driving within San Francisco Bay shall use sound
attenuation measures, such as a wood cushion and/or air bubble curtains. Impact
pile driving shall conform to CDFW's Interim Criteria Thresholds for Injury to
Fish, which states that sound pressure levels should not exceed 206 decibels (dB)
peak and 183 dB accumulated sound exposure level at ten meters from the source
of impact.

•

In-water construction periods shall be restricted to the Environmental Work
Windows identified in the LTMS. These work windows are generally:
Eelgrass beds -June 1 to November 30
Steelhead trout/chinook salmon - June 1 to November 30

-

Pacific herring - March 1 to November 30

-

Dungeness Crab -July 1 to April 30
Coho Salmon - June 1 to October 31
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j) These Conditions of Approval shall be printed on the Building Permit
Construction Plan set of drawings.
PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission held on
March 19, 2019, by the following vote:
AYES:
NOES:
ABSENT:
RECUSED:

James Lynch, Planning Commission Chair

Alison Foulis, City Clerk
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DESIGN REVIEW FINDINGS:

The Design Review findings, specified in the Belvedere Municipal Code, Title 20, state that all
new structures and additions should be designed to avoid excessively large dwellings which 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 soften and screen structures and maintain privacy. As conditioned, the required findings
for Design Review are made as follows:
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 project would replace an existing pier with a new pier of the same size and with essentially
the same footprint. The proposed work would be at the shoreline over riprap and Richardson Bay
and no existing landscaping will need to be modified or removed for this project. The existing
use and site conditions would be essentially the same as what is existing today, with the addition
of a boat lift and floating dock (to replace previous float) at the pier head. The proposed pier and
lift would be elevated over an existing riprap slope that extends down into Richardson Bay. The
proposed improvements, including removal of the old piles, would be in harmony with the
general appearance of the neighboring landscape. In addition, piers, floating docks, and boat lifts
are common features of shoreline homes in the project's immediate vicinity. Both of the
neighboring properties (41 West Shore and 45 West Shore Road) have piers and floating docks,
and several of the properties on West Shore Road (including adjacent 41 West Shore Road) have
one or more boat lifts. Furthermore, the project would require minimal earth disturbance for
installation of new piles to support the pier.
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 landforms and step
with the slope in order to minimize the building mass and bulk and to integrate the
structure with the site.

The project presents a balanced and harmonious relationship between the site, other structures,
and adjoining properties. All work associated with this project relate to waterside improvements
constructed over riprap or Richardson Bay. No changes or additions to the existing home or
landscaping are proposed as part of this project. The proposed pier, float and boat lift will be
used for private recreational use as allowed by the Belvedere Municipal Code. Natural wood
materials are proposed for the most visible elements of the structure, except that the proposed
pier railing would be stainless steel cable with a wood cap rail in order to minimize
appearance/visibility. Marine structures such as those that are proposed are typical of waterside
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development along West Shore Road. As explained in the accompanying staff report and below,
the project design conforms to the requirements contained in Belvedere Municipal Code Chapter
20.06, which outlines standards for piers, pier railing, and lifts on West Shore Road.

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.
As noted above, the new pier would replace the existing pier and all work associated with this
project relates to waterside improvements constructed over riprap or Richardson Bay. The pier,
float and boatlift are similar to those found on other West Shore Road properties and they are
consistent with the character of the property and other properties in the neighborhood. Natural
wood decking is proposed, and the use of stainless-steel cable for the pier railing is intended to
minimize its appearance and visibility. The proposed pier and boat lift would not appear
excessively large and would remain compatible with the size and scale of marine structures on
other properties in the neighborhood. No changes or additions to the existing home or
landscaping are proposed as part of this project.

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.
As noted above, all work associated with this project relates to waterside improvements
constructed over riprap or Richardson Bay. No changes or additions to the existing home, and no
retaining walls or landscaping are proposed as part of this project. The proposed improvements
are intended to blend in, keep a low profile and minimize the visual impacts to neighbors, as
required by Belvedere Municipal Code Chapter 20.06, which outlines standards for installation
of piers, pier railing, and boat lifts on West Shore Road.

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 noted above, natural wood decking is proposed, and stainless-steel cable with a wood cap is
the proposed railing for the fixed pier. The use of stainless steel will minimize its appearance and
visibility. As conditioned and as described in project plans, the project utilizes materials that
conform to regulations in effect to protect biological resources (i.e. no creosote-treated wood).
These materials will be compatible with the surrounding structures, and will relate to and fit in
with the neighborhood. Marine structures such as those that are proposed are typical of
residential development in the project vicinity. The project design conforms with the
requirements in Belvedere Municipal Code Chapter 20.06, which outlines standards for
installation of piers, pier railing, and floating docks on West Shore Road.
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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. No fences are proposed and no screening is recommended or deemed necessary
to comply with applicable standards.

B. Fences should be designed and located so that they are architecturally compatible with
the design of the building, are aesthetically attractive, and do not significantly block views.
Wire or chain link fences are discouraged, except as temporary barriers on construction
sites.
Not applicable. No fences are proposed.

Privacy. Building placement, and window size and placement should be selected to give
consideration to the privacy of adjacent buildings.
Not applicable. The project does not propose any buildings with windows, or modifications to
size or placement of existing windows.

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. No changes to parking, drives or circulation are proposed.

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.
Not applicable. No exterior lighting or skylights are proposed as part of this application.

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.
There are no known nonconformities on this property.
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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.
Not applicable. No changes to landscaping are proposed.
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. No changes to landscaping are proposed.
Chapter 20.06, Standards for Installation of Buoys, Piers, Gangways, Floats, Hoists and
Related Structures on West Shore Road.
The Planning Commission finds that the project substantially conforms to the regulations set
forth in Chapter 20.06 of the BMC, as outlined below.
Pier. The proposed fixed pier would be in the same general location as the existing wood pier,
and the proposed float would be in the same general location as the pre-existing float, as
evidenced by the existing wood piles that remain. The pier would be located approximately 26
feet from the northeast side property line (adjacent to 7 West Shore Road) and approximately 36
feet from the southwest side property line (adjacent to 11 West Shore Road); and would extend
61-66 feet beyond the rear property line (onto City-owned water parcel), but would remain
within the limit line established by Chapter 20.06 (Exhibit "A"). The pier walkway is proposed
to be four feet wide, and the pier head would be almost 17 feet wide. The pier decking (walking
surface) would be 10 feet above Mean Lower Low Water (MLLW) which is the maximum
permitted height. As noted in BMC Section 20.06.010, the+ 10 feet MLLW maximum height for
piers was established in order to mitigate the adverse impact of new piers on existing scenic
vistas.
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March 19, 2019
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Railing and Decking. As required by BMC Section 20.06.0SO(B), railings and pickets on piers
shall be constructed. Railing is proposed to be stainless steel cable with a wood cap rail in order
to minimize appearance/visibility. Pier decking is proposed to be 3-inch wood slats spaced at Viinch to allow for light transmittance.
Boat Lift. Forklift-Style Boat Lift. The proposed lift has a maximum lifting capacity of 6,000
lbs., which is the maximum allowed by BMC Section 20.06.060 Hoists. The lift would be
powered by two electric motors (3/4 horsepower) mounted on the H-piles adjacent to the pier
railing.
Pilings. Existing steel piles with polyethylene sleeves would support the new pier. Proposed
new pilings, including the H-piles that support the boat lift and two new float piles, would be at
or below the maximum + 14 MLLW established in BMC Section 20.06.0SO(F). In addition, two
wood piles (from previous float) would be removed.
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FOR STAFF USE ONLY
Date: _ _ _ _ _ _ _ _ _ _Rec'd. by: ~l~JJ_~_._ _ __

Planning Comm. Approval
Design Review Exception
Staff Approval

Receipt No.: _ _ _ _ _ __
Parcel No.: 060-291-12

D

D
D

Zone: R-1W

.Sll;CTION l • PROJE(;T SUI\'WARY
Does this project have an active building permit?

No

D
D

O Permit No.: _ _ _ __
Yes D

Yes

Does this project have Planning Commission approval? No
Address of Property: _4_3_W_e_st_S_h_o_r_e_R_d_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Record Owner of Property: _S_t_ev_e_A_ll_o_cc_a_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
43 West Shore Rd

Daytime Phone: 512-925-3828
Fax: _ _ _ _ _ _ _ _ _ _ _ _ _ __

Belvedere, CA 94920

Email: Allocca@gmail.com

Mailing
Address:

Owner's Representative: Kers Clausen w/ Clausen Engineers
Mailing
Address:

1727 64th. St

Daytime Phone: _5_1_0-_4_4_4_-4_1_4_4_ _ _ __
Fax: _ _ _ _ _ _ _ _ _ _ _ _ _ __

Emeryville CA 94608

Email: clausen@clausenengineers.com

Project D e s c r i p t i o n : - - - - - - - - - - - - - - - - - - - - - - - - - - - Applicant seeks to make improvements to the waterfront area of the property, including the following:
- Remove the existing wood pier, wood piles, and wood stairway
- Install replacement wood pier, piles, and stairway
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Project Address: 43 West Shore Rd

ZONING PARAMETERS:
Required

Proposed

Existing

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

Unchanged

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

Unchanged

Total Floor Area ...... .

Unchanged

Front Yard Setback ... .

Unchanged

Left Sideyard Setback ... .

Unchanged

Right Sideyard Setback... .

Unchanged

Rear Yard Setback .... .

Unchanged

Building Height Maximum .. .

Unchanged

Building Height Average .. .

Unchanged

Parking Spaces ...... .

Unchanged

SECJION 2 •. ENVIRONMENTALINJ?ORMATIONREQUIREDBY CEQA
(To Be Completed by Applicant)

Date F i l e d : - - - - - - - - - - - - - - - - - -

General Information
I.

Name and address of developer or project sponsor: _S_t_ev_e_A_llo_c_c_a_ _ _ _ _ _ _ _ _ _ _ _ __

2.

Address of project: _4_3_W_e_st_S_ho_r_e_R_d_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

3.

Name, address, and telephone number of person to be contacted concerning this project: _ _ _ _ __
Kers Clausen (Clausen Engineers) 1727 64th St, Emeryville, 94608, 510-444-4144

4.

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

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: _A_rm"'""yc_o"""rp_s,_sc_o_c,_R_w_oc_s_ _ _ _ _ _ _ _ __

6.

Existing zoning district: _R_-_1

7.

Proposed use of site (Project for which this form is filed): Replacement of existing wood pier, pilings, and

w
___________________________

wood stairs.

8.

Year built:

Unknown
-----

Original architect: _u_n_ko_w_n_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Project Description
9.

Site size. _n_la_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

1o.

Square footage. _T_o_ta_l_B_a_;_y_F_il_l:_6_9_0_s_f_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

11.

Number of floors of construction. _n_la_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

12.

Amount of off-street parking provided. _2_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

13.

Plans attached? yes
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Project Address: 43 West Shore Rd
14.

Proposed scheduling.

15.

Associated projects, such as required grading or staging.

Summer '18 upon obtaining all resource agency approvals
no grading or staging shall be included herein. All work to be conducted via the

waterfront.

16.

Anticipated incremental development.

17.

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

No. The proposed improvements shall be conducted under a single mobiization

_n_1a_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

18.

it commercial, indicate the type, whether neighborhood, city or regionally oriented, square footage of sales
area, and loading facilities. _ni_a_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

19.

If the project involves a variance, conditional use or rezoning application, state this and indicate clearly why
the application is required. _n1_a_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

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 substantial alteration of
ground contours.
Change in scenic views or vistas from existing residential areas or public lands or roads.
Change in pattern, scale or character of general area of project.
Significant amounts of solid waste or litter.
Change in dust, ash, smoke, fumes or odors in vicinity.
Change in ocean, bay, lake, stream or ground water quality or quantity, or alteration of existing
drainage patterns.
Substantial change in existing noise or vibration levels in the vicinity.
Site on filled land or on slope of 10 percent or more.
Use of, or disposal of potentially hazardous materials, such as toxic substances, flammables or
explosives.
Substantial change in demand for municipal services (police, fire, water, sewage, etc.).
Substantially increase fossil fuel consumption (electricity, oil, natural gas, etc.).
Relationship to a larger project or series of projects.
Changes to a structure or landscape with architectural or historical value.
Changes to a site with archeological or cultural value such as midden soil.

Yes

No

D

0

D
D

0

D
D
D

0

D

0
0

0
0

0

0

IZl
IZl

D

0

D

IZl
IZl
0

0
D
0

0

Environmental Setting
34.

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

35.

Describe the surrounding properties, including information on plants and animals and any cultural, historical
or scenic aspects. Indicate the type of land use (residential, commercial, etc.), intensity of land use (onefamily, apartment houses, shops, department stores, etc.), and scale of development (height, frontage, setback, rear yard, etc.). Attach photographs of the vicinity.
Snapshots or Polaroid photos will be accepted.
See attached
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Project Address: 43 West Shore Rd

SECTION 3

• ESTIMATE OF TIME FOR CONSTRUCTION

For Design Review applications not requiring a building permit this form does not apply.
Review approvals expire twelve (12) months from the date of approval.

Design

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. "As
part of any application for Design Review, the applicant shall file a reasonable estimate of the cost of
the proposed construction, and based thereon, a construction time limit shall be established for the
project in accordance with Section 20.04.035(b) of the Belvedere Municipal Code. Compliance with
such time limit shall become a condition of design review approval." The maximum time for completion
of construction 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
$400 per day to $800 per day with a $200,000 maximum penalty. Application for an extension of the
prescribed time limit can be made providing certain conditions are met. The maximum extension is 6
months. The time for completion of the construction shall also be indicated on the building permit.

In the space provided below please indicate the estimated project valuation.
Estimated cost of construction: $_ _ _1_5_0_,0_0_0
_____________
Based on the above estimated project valuation, check one of the following Time Limit Guidelines that shall apply
to your project:

D

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.

D

2.

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

D

3.

For additions, alterations, modifications and repairs, the demonstrable value of which is estimated at
less than $100,000.
Construction shall be completed six (6) months from the commencement of work following the
issuance of the building permit.

[{]

4.

For additions, alterations, modifications and repairs, the demonstrable value of which is estimated at
less than $500,000.
Construction shall be completed twelve (12) months from the commencement of work following the
issuance of the building permit.

D

5.

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

For those projects that do not fall under any of the above Time Limit Guidelines or wish to exceed the time limit
that was approved by the Planning Commission, the following outlines the "Extension of Construction Time Limit"
(20.04.0350) process:
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Project Address: 43 West Shore Rd
1.

Within twelve months following the original approval of Design Review for the construction, and provided
that no construction activity has yet commenced on the project, the applicant may apply for an extension of
the established construction time limit, not to exceed an additional six months.

2.

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

3.

Within 1O working days of receipt of a complete application for extension, said application shall be reviewed
by a committee consisting of the City's Building Official, the City Planner, and the City Engineer, meeting
together with the project contractor, architect, and, at the applicant's option, the applicant and/or any other
representatives of the applicant. At the completion of such review, the committee shall make a
recommendation to the Planning Commission whether to approve the requested extension.

4.

The committee's recommendation shall be placed on the next available Planning Commission agenda and
noticed as an amendment to the applicant's existing Design Review approval. Any modification by the
Planning Commission of the original construction time limit shall not extend the existing expiration date of
the Design Review approval.

5.

Administrative extension. Within 10 working days of receipt of a complete application for extension, said
application shall be reviewed by a committee consisting of the City's Building Official, the City Planner, and
the City Engineer, meeting together with the project contractor, architect, and, at the applicant's option, the
applicant and/or any other representatives of the applicant. The committee may recommend to the Planning
Commission, and the Planning Commission may approve, an extension if it is determined that any one or
more of the following factors presents an unusual obstacle to complying with the standard construction time
limit:
a. Site topography;
b. Site access;
c. Geologic issues;
d. Neighborhood considerations;
e.Other unusual factors.
At the completion of such review, the committee shall make a written recommendation to the Planning
Commission whether or not to approve the requested extension and setting forth the findings it has made
justifying its decision. The Committee shall have the authority to administratively approve requests for
extension, subject solely to the guidelines of Paragraphs 2 and 3 above, provided however that such
extensions do not result in a construction time line exceeding 18 months.

This Section advises you of the costs that may be involved in processing Planning-related applications
and/or appeals. You are hereby requested to acknowledge this information and agree to be
responsible for all expenses incurred in the processing of your application(s)/appeal(s).
As the property owner/appellant, you agree to be responsible for the payment of all costs, both direct
and indirect, associated with the processing of the applications(s)/appeals(s) referenced below. Such
costs may be incurred from the following source:
Hourly billing costs as of July 1, 2008, (subject to change without notice):
Planning Manager
$ 67.07
$ 39.29
Assistant Planner
$ 185.00
City Attorney
Specialized Planning Consultant
Actual costs + 25% overhead
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Project Address:

43 West Shore Rd
~~~~~~~~~~~-

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

This Section applies to all projects that receive design review. It has been found that there are often
misunderstandings regarding changes to building plans that receive Design Review. This occurs when
construction plans are submitted to the Building Department for permit issuance after planning approval
has been achieved. Another common occurrence is a change to the project while it is underway
without first obtaining an approval from the City for the deviation from the original plan.
To help your project proceed in an expeditious and harmonious manner, the City of Belvedere wishes
to inform you of several basic understandings regarding your project and its approval. By you and your
representative signing this document, you are acknowledging that you have read, understand, and will
comply with each of the points listed.
1. Once Design Review approval has been granted, construction plans may be submitted to the City.
The construction plans shall be identical to the plans approved for design review. (Authority:
Belvedere Municipal Code Section 20.04.010). Deviations from the plans approved for Design
Review cannot be approved except by an amendment to the Design Review approval. It is the
applicants' responsibility to assure conformance, and the failure of staff to bring nonconformities to
the applicants' attention shall not excuse the applicant from such compliance.
2. Comments from City staff regarding the project shall neither be deemed official nor relied upon
unless they are in writing and signed by the City Manager or his designee.
3. Without the prior written approval of the City, construction on the project shall not deviate in any
manner, including but not limited to form, size or color, from approved construction plans. If at any
time during construction, and without such written approval, construction on the project is found by
a member of City staff to deviate from the approved construction plans in any manner, an official
STOP WORK ORDER will be issued by the City, and there shall be a total cessation of all work on
the project.
4. If such a STOP WORK ORDER is issued, the City may initiate proceedings to impose
administrative penalties or nuisance abatement proceedings and issue an order to show cause,
which will compel the undersigned property owner to appear before the City Council and show
cause why the work performed does not deviate from the approved plans and why such work
should not be condemned as a public nuisance and abated. (Authority: Belvedere Municipal Code
Chapters 1.14 and 8.12)
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. t Address: _
43_West
_ _Shore
_ _ _Rd
_ _ __
ProJec

SECTION 6 • ADDITIONAL INFORMATION FOR APPLICAN'l'S
Story Pole Requirement
Preliminary Story Poles sufficient to indicate the height and shape of the proposed structure or
additions shall be placed on the site at least twenty (20) days prior to the first meeting date at which
this application will be heard. Final Story Poles must be placed at the site at least ten (10) days prior
to the first meeting date and removed no later than ten (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(8)(1 )(a), for a site or structure with no
existing active Design Review approval, during any twelve-month period, an applicant may obtain up to
four administrative approvals, which may be in the form of either Staff Approval, Design Review
Exception, or a combination of the two. However, there is no limit to the number of times an applicant
may apply for Planning Commission Design Review. Any such administrative or Planning
Commission Design Review approval(s) shall be valid for a period of twelve (12) months from
the date of approval, unless a building permit has been issued for the project within said twelve
(12) month period, in which case the Design Review approval shall be valid as long as there is
an active building permit for the project.
Once a project has been approved by Planning Staff or the Planning Commission, administrative
approvals to amend the existing active Design Review approval for that project shall be limited to three
such approvals at any time during the lifetime of the underlying Design Review approval, plus one such
approval during the process of obtaining final inspection approval of the project. Any such
administrative approval(s) granted shall NOT extend the twelve (12) month term, of the
underlying Design Review approval, or the building permit construction time limit if a building
permit has been issued for the project.

< ·.·· StA.TE~N'{QF)_)~~PtRT~O\"NERSa1F,· . ···•· <<
ctR.xlli'I<JAUoN()t?.APPueA.T10N~~~.3l)ESrGNA:TioN01HE'RJilsE1'fTA:~!YE .
All property owners must complete and sign the section below which is applicable to your property.

.
43 West Shore Rd
Street address of subject property: - - - - - - - - - - - - - - - - - - - - - - Assessor's Parcel No(s). of subject property:
~

_0_6_0_-2_9_1_-_1_2_____________

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 of (or a combination 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: 43 West Shore Rd

~v<i!'

A

I,
Lloc.-C 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, partnership, or other entity.

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

I agree to be responsible for all costs incurred in connection with the processing of my application and
appeals, if any. And I agree to be bound by Section 5, "Acknowledgement of Responsibilities," above
and representations one through four contained therein.
In the case of an application for revocable license, I agree that, upon approval by the City Council of the
revocable license requested, I will promptly execute a license drafted by the City, have it notarized, and
return it to the City so that it may be recorded.
of _ _ _ _ _ _ , 20

Signed this
Signature
Title(s)

~

Signature_ _ _ _ _ _ _ _ _ _ _ _ _ __

S-~vo /.A.

D Trustee(s)

t1, at Belvedere, California.

Awa.A

D Partners:Qimited or D General

Title(s)_ _ _ _ _ _ _ _ _ _ _ _ __
D Corporation

D Other _ _ _ _ __

Name of trust, LLC, corporation, or other e n t i t y : - - - - - - - - - - - - - - - - - - - )>

Properties Owned by Individuals

Steve Alocca
I,
, state under penalty of perjury under the laws of
the State of California that I am the record owner of the above-described subject property.
I hereby make application for approval of the design review requested. I have read this application and
hereby certify that the statements furnished above and in the attached exhibits present the data and
information required for the design review and initial environmental evaluation to the best of my ability,
and that the facts, statements and information presented are true and correct to the best of my
knowledge and belief
I agree to be responsible for all costs incurred in connection with the processing of my application and
appeals, if any. And I agree to be bound by Section 5, "Acknowledgement of Responsibilities," above
and representations one through four contained therein.
In the case of an application for revocable license, I agree that, upon approval by the City Council of the
revocable license requested, I will promptly execute a license drafted by the City, have it notarized, and
return it to the City so that it may be recorded.
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Project Address:43 West Shore Rd

? Designation of Owners Representative (Optional)

Steve Allocca
Kers
I,
, hereby authorize_
_ _Clausen
_ _ _ _ _ _ _ _ _ __
to file on my behalf any applications, plans, papers, data, or documents necessary to obtain approvals
required to complete my project and further authorize said person to appear on my behalf before the
Planning Commission and/or City Council. This designation is valid until the project covered by the
application(s) is complete
d finale r until the designation is rescinded in writing. ~
Signature of Owner:

fJ~

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

ff.!!.6( 17
Date:
--------Date:

f
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Proposed Project Description
The project Site includes approximately 80' of water frontage facing Richardson Bay. The
upland portion of the Site includes a residence, garage, and landscaping. As presently found,
the waterfront includes a wood framed fixed pier, wood piles, and a wood stairway leading to the
shorefront. This type of development is typical of the vast majority of residences along West
Shore Rd. Clausen Engineers conducted an inspection of the pier, in June 2017 and found it's
condition to warrant replacement. As typical for waterfront related development in this area, our
inspection efforts found section loss and rot contained with the creosote preserved wood piles
and structural framing. This renders the present pier at the end of its working life.
The proposed improvements found herein are being sought as means of providing a safe and
enjoyable source for waterfront access by the Applicants and their family. We have provided a
concept that aims at full removal of the existing structure, including all existing creosote
preserved wood piles, as we believe that there is no means of repurposing any of the existing
structure due to its poor condition. The replacement pier shall be sited in approximately the
same location of the existing, with identical orientation.
The replacement pier shall include a 4' wide walkway extending from the existing waterfront
deck. This walkway will lead to a pier head that is sited completely within the applicant's
property. We have proposed both a mechanical boatlift and platform lift. The boat lift shall serve
to provide an ideal arrangement for securely berthing a recreational motor boat. The lift rating of
the boatlift is specified as 5,000 lbs which is in line with Chapter 20.06 of the Belvedere
Municipal Code. The platform lift is being proposed as an alternative to a floating dock, whereas
we note that this is a preferred installation as it is completely raised above the water surface
while not in use. Noted benefits in comparison to a floating dock include longevity due to limited
exposure to wave action and no sound disturbance whereas there is not continual interaction
between the floating dock and its anchor piles.
With regards to materials proposed, we offer the following:
•
•
•
•
•
•

Decking: lpe decking with Yz" spacing between adjacent decking boards to limit shading
impacts
Structural framing: Alaska yellow cedar glulam beams (untreated)
Guard rail: Stainless steel cable railing system w/ stainless posts and natural wood cap
rail
Piles (pier): 12" steel with black polyethylene pile sleeves
Piles (lifts): 8" aluminum H-piles
Platform lift: Decking to be slotted type composite decking to limit shading impacts

To directly address specific items contained with Ch. 20.06 of the Belvedere Municipal Code,
we offer the following:
•
•
•
•
•
•

Deck height elevation: +10 MLLW
Height of boat in boatlift: +14 MLLW (measured at the gunnels)
Top of railing elevation: +13.5 MLLW
Boat lift rating: 5,000# (1,000# less than max)
Platform lift rating: 1,000#
Hoists to be both located within property line
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In terms of potential environmental impacts, subtidal waters of SF Bay are inhabited by a
variety of plant and animal life. We have found that the specific area of the Site does not
have existing eelgrass beds based on a recent visual inspection conducted at zero tide.
Further, the proposed conditions does increase total bay fill by 90 sf, however, all proposed
decking shall be non-treated hardwood with %" spacing between deck boards (pier) and slotted
type composite decking (platform lift). The existing pressure treated structural framing shall be
completely removed and replaced with non-treated cedar glulam beams. We further note that
the 8 existing creosote treated piles shall be removed in their entirety and replaced with steel
piles that shall be completely sealed with polyethylene pile sleeves.
No areas of cultural or historical significance will be affected by the proposed development.
The proposed development shall have no significant impacts to view corridors of the adjacent
properties as there is an existing pier currently in place. We note that the proposed guardrail
shall be composed of slender vertical members with 1/8" stainless steel cables. We
have had a positive response when specifying this type of railing system in that it does
not pose large mass or bulk when compared to wood framed guard rails. In summary
we believe that these impacts are viewed as limited and minimal seeing as though similar
infrastructure is common along the adjacent shoreline properties and the type of materials
proposed limits visual obstructions above the pier deck elevation.
The project Site is abutted by residential units directly to the north and south. All neighboring
properties include fixed piers and floating docks, graphically depicted in Figures 1 and 2. The Applicant's
proposed conditions are consistent with existing waterfront development of West Shore Road
residences.
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Site Photos

Figure 1: Aerial view of West Shore Road

Figure 2: Inset aerial showing adjacent waterfront structures
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Figu·e 3: ::xi sting .·rnod frame pie·

Figure.:: !:xisting wood framed pier

September 2017

WB Clausen Engineers
13

43 West Shore Rd - Waterfront Improvements

Design Review Application

Figure 5: Existing creosote wood pie beneath p ie r .alkviay

Figure 6: Existing structural framing exhib it i ng wood rot
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i'igure 9: Exis:i ng pier entry land'ng

i'igure 10: Existing stairs to shoreline
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CITY OF BELVEDERE
450 San Rafael A venue ,_ Belvedere, CA 94920
Tel: 415 / 435-3838 ,_ Fax: 415 / 435-0430

Memorandum: Building Department comments for Design
Review application
Date: October 23, 2017
To:

Rebecca Markwick, Associate Planner

From: Brian Van Son, Building Official & Floodplain Administrator
Project Location:

43 West Shore Rd.

Project Description:

Replace existing boat dock. Install platform lift and boat lift.

The Building Department has the following comments for this project based on the information
submitted or available at this time, for inclusion with the Planning Department Design Review:
Comments related to the Planning applications:
1) The Building Department has the following comments regarding the Design Review
application 43 West Shore Rd. The Building Department has approved the current drawings
submitted for this planning entitlement.
Building Department I Comments related to the future submittal for the Building Permit:
1) Plans commonly submitted for Design Review through the Planning Department and Planning
Commission are typically not detailed enough to show full compliance with all the required
California Building Codes. Therefore only cursory review for compliance is able to be done at
time of Design Review. Full review of construction code compliance occurs when sufficiently
complete "working drawings" and documentation are submitted as part of a complete building
permit application.
2) The submittal for the future Building Permit must detail the construction of the proposed
improvements, including compliance with relevant portions of the California Residential,
Green Building, and Energy Codes, along with a possible geotechnical investigation report and
detailed full engineering design and drawings, etc.
3) The project has an estimated cost of $150,000, and would therefore be assigned a maximum
twelve (12) month Construction Time Limit (CTL). However, this timeline may be increased
or decreased based on the overall valuation of the project.

ATTACHMENT 4
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4) All materials used for construction of this project shall be tested, listed, and approved for
marine use and application.
5) Applicant shall obtain approval from BCDC and the Army Corp. of Engineers for proposed
work in a waterway of the United States.
6) No other Building Department issues are foreseen at this time. Full compliance with all
relevant Codes, will be conducted during the thorough plan review process by all involved
agencies, after submittal of application, plans and related documents for a building permit.

Please do not hesitate to contact me ifthere are any concerns or questions regarding my comments.
Thanks,
Brian Van Son, CBO
Building Official I Floodplain Administrator
City of Belvedere
bvanson@cityofbelvedere.org
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November 1, 2017

City of Belvedere
Design Review Comments
43 West Shore Road
City Engineer - Review Comments
Review of the 43 West Shore Road, Waterfront Improvements plans - submitted October 2, 2017:
The Public Works Department has reviewed the subject application and has no comments for Design
Review.

Should plans be submitted for Building Permit, the following conditions of approval shall be satisfied:
Conditions of Approval:

1. 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.
2.

The project will require a Waterfront Improvement Plan including existing and proposed
improvements, sections, and details.

3.

If the project will include soil disturbance during construction (construction of concrete stairs
and/or landings), applicants will be required to submit an Erosion and Sediment Control Plan
(ESCP) for approval by the City prior to the issuance of a Building Permit. See the following link
for the Marin County Storm water Pollution Prevention Program Construction Erosion and
Sediment Control Plan Applicant Package, revised November 2015:
http://www.marincounty.org/~/media/files/departments/pw/mcstoppp/development/mcstopp

p-erosion-and-sediment-control-plan-applicant-package.pdf?la=en
Please submit the tracking documentation along with the plan.

End of comments.

Tiburon Fire Protection District
Occupancy: 43 West Shore Road
Address: 43 West Shore RD
BELVEDERE CA 94920

Inspection Type: PLAN REVIEW - PLANNING AND BUILDING
Inspection Date: 10/27/2017

By: Lantier, Michael (3806)

Time In: 14:04
Form: 2017 Tiburon Fire
Protection District Plan
Review Form V1

Time Out:

Authorized Date: 10/27/2017

14:06

By: Lantier, Michael (3806)

Project Description
Project scope
See below

Status: SELECTED
Notes: Proposed waterfront improvements: replacing existing wood-framed pier and creosote preserved piles with new wood
pier and steel piles; install platform lift; install boat lift. Plans received from Belvedere Planning
Billable Amount:

Letters
Plan Review Completion Report
Your plan submittal is complete for the subject project and is subject to the conditions and notes indicated. Please contact the Tiburon Fire Protection District
for all inspections at least 48 hours in advance. The Fire District will retain one set for our files. A reviewed stamped set of plans must be maintained on the
project site for reference by District Inspectors at all times. To schedule appointments for inspections and tests, contact the Fire District Office at (415) 4357200 during business hours and at least 48 hours in advance of the required inspection. Should you have any questions about your project please contact the
Fire Marshal at (415) 435-7200. Thank you.

Status: SELECTED
Notes: The Fire District has no comments or objections for this project.
Billable Amount:

Category

Start Date I Time

End Date I Time

Notes: No Additional time recorded

Total Additional Time: O minutes
Inspection Time: 2 minutes
Total Time: 2 minutes

Overall Result: PRC - PLAN REVIEW COMPLETE
Inspection Billable Amount: O
Total Observations Amount: 0.00
Total Amount: $0.00
Inspector Notes: No comments or objections to this project.

Printed on 10/27/17 at 14:06:44

Page 1 of2

Name: Lantier, Michael
Rank: Fire Inspector

Printed on 10/27/17 at 14:06:44
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CITY OF BELVEDERE
450 San Rafael Avenue A Belvedere, CA 94920
Tel: 415 / 435-3838 1- Fax: 415 / 435-0430

Memorandum: Building Department comments for Design
Review application
Date: October 23, 2017
To:

Rebecca Markwick, Associate Planner

From: Brian Van Son, Building Official & Floodplain Administrator
Project Location:

43 West Shore Rd.

Project Description:

Replace existing boat dock. Install platform lift and boat lift.

The Building Department has the following comments for this project based on the information
submitted or available at this time, for inclusion with the Planning Department Design Review:

Comments related to the Planning applications:
I) The Building Department has the following comments regarding the Design Review
application 43 West Shore Rd. The Building Department has approved the current drawings
submitted for this planning entitlement.
Building Department I Comments related to the future submittal for the Building Permit:
1) Plans commonly submitted for Design Review through the Planning Department and Planning
Commission are typically not detailed enough to show full compliance with all the required
California Building Codes. Therefore only cursory review for compliance is able to be done at
time of Design Review. Full review of construction code compliance occurs when sufficiently
complete "working drawings" and documentation are submitted as part of a complete building
permit application.

2) The submittal for the future Building Permit must detail the construction of the proposed
improvements, including compliance with relevant portions of the California Residential,
Green Building, and Energy Codes, along with a possible geotechnical investigation repmt and
detailed full engineering design and drawings, etc.
3) The project has an estimated cost of $150,000, and would therefore be assigned a maximum
twelve (12) month Construction Time Limit (CTL). However, this timeline may be increased
or decreased based on the overall valuation of the project.
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4) All materials used for construction of this project shall be tested, listed, and approved for
marine use and application.
5) Applicant shall obtain approval from BCDC and the Army Corp. of Engineers for proposed
work in a waterway of the United States.
6) No other Building Department issues are foreseen at this time. Full compliance with all
relevant Codes, will be conducted during the thorough plan review process by all involved
agencies, after submittal of application, plans and related documents for a building permit.
Please do not hesitate to contact me if there are any concerns or questions regarding my comments.
Thanks,
Brian Van Son, CBO
Building Official I Floodplain Administrator
City of Belvedere
bvanson@cityofbelvedere.org
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From: Scott Wentz

Sent: Friday, March 01, 2019 10:49 AM
To: jayni@allsep-planning.com; Irene Borba - City Planner
Cc: allocca@gmail.com

Subject: 43 West Shore Boat Lift/plans
Hi there,
We are the neighbors to Steve Allocca at 41 West Shore Road.
We have no issues with the attached plans and boat lift proposed for 43 West shore road.

If you have any questions please let me know.
Regards,
Scott

Scott Wentz
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