CITY OF BELVEDERE PLANNING COMMISSION
STAFF REPORT

REPORT DATE:

3/8/2019

AGENDA ITEM: 6

MEETING DATE: 3/19/2019
TO:

City of Belvedere Planning Commission

FROM:

Irene Borba, Director of Planning and Building

REVIEWED BY:

Emily Longfellow, City Attorney

SUBJECT:

Design Review, Exception to Total Floor Area, and Revocable License
application for an addition/remodel to the existing residence and for the
property located at 20 Eucalyptus Road

RECOMMENDATION

The applicant requests Design Review and Exception to Total Floor Area for an interior remodel,
addition and other site improvements to the subject property. A Revocable License is required
for existing improvements in the city right-of-way. The applications are 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
20 Eucalyptus Road (Attachment 1).

MOTION2

Adopt the Resolution granting an Exception to Total Floor Area to allow
5,278 SF where 4,850 SF is permitted and 4,540 SF exists at 20
Eucalyptus Road (Attachment 2).

MOTION 4

Recommend to the City Council approval of Revocable License for
existing improvements located in the public street right-of-way for 20
Eucalyptus Road.

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

20 Eucalyptus Road
060-162-16
Throtmorton Ventures (Elizabeth Mitchell - architect)
Elizabeth Robinson Mitchell 2010 Family Trust
Low Density Residential SFD: 1.0 to 3.0 units/net acre
R-15 Zoning District, Belvedere Island
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 singlefamily 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 vegetaton.

Eucalyptus Road

ZONING PARAMETERS
ELEMENT
Lot Area

Total Floor Area

PRESCRIBED
15,000 SF

EXISTING
27,342 SF

PROPOSED
No Change

4,850 SF

4,540 SF

5,278 SF

19.2%

23.6%

(5,261 SF)

(6,482 SF)

10'
10'

5' -5"
3 '-9"

No Change

15'

34' -2"

No Change

Front Yard Setback

10'

14'

No Change

Building Height
(average)
Parking Spaces

28'

23 '-5"

No Change

2

2

No Change

Lot Coverage
Side Yard Setback - Left
Side Yard Setback Right
Rear Yard Setback

30%

No Change

PROPERTY HISTORY

Few modifications have occurred at the subject property over the years. The following planning
approvals were located in the planning files:
1972 - City Council Use Permit Approval for a Pool House/Cabana
1972 - Planning Commission Resolution Granting a Variance (Reso. No 1446) to allow the
remodel of the existing residence into a three story residence.
1972- Planning Commission Resolution (Reso. No. 1412) granting a Use Permit to allow for
alterations to an existing residence.
1972-City Council Resolution No. 1447 granting approval for a Use Permit.
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1997 - Design Review & Exception to Total Floor Area to remodel the existing residence by
adding 262 square feet and converting the carport to a garage. Approved (Resolution No 97-37)
but never built.
2003 - Staff level Design review approval to replace existing on grade railroad tie service stairs.
2013 - Exemption from Design Review for dry rot repair on deck.
2013 - Design Review Exception for the removal of 2 pine trees.
2014 - Exemption for the removal of 1 cypress tree.
2014 - Exemption from Design Review for a concrete block retaining wall 3' in height.
2016 -Design Review, Exception to Floor Area, and an Accessory Dwelling Unit for an
addition/remodel of the existing residence. Application was withdrawn.
2017 - Exemption from Design Review to repair existing deer fence & wood retaining wall.
PROJECT ANALYSIS/DESIGN REVIEW

The applicant requests Design Review and Exception to Total Floor Area to allow for an interior
remodel and addition to the existing main residence of the subject property. The Exception to
Total Floor Area is required because the project proposes 5,278 SF where 4,540 SF currently
exists and 4,850 SF is allowed. The applications are included as Attachment 3 and project plans
are included as Attachment 4. A Revocable License is required for existing improvements.

Note: The applicant has submitted an application request for an Extension of the Construction
Time Limit (CTL) from 18 months to 24 months to allow for construction of the proposed
project. This portion of the application request is incomplete at this time and will be considered
by the Commission at a future Commission meeting.
The project proposes 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 is proposed 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 project proposes 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 applicant proposes 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. New exterior stairs are proposed
along the side (north elevation) of the main residence.
New exterior lights are also proposed at the entrances. Staff has conditioned that all exterior
lights are either downlights and or shielded.
Colors and materials are to match existing. With the exception of the removal of a small tree
(underll" dbh) and some shrubs under the new deck/patio addition on the lower level no other
landscaping changes are proposed. Foundation work is also required to ensure the structural
stability of the home.
Design Review

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
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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.
As detailed in the draft Resolution, staff recommends that all Design Review findings are
satisfied. The proposed addition/remodel and the proposed site improvements will provide an
upgrade to the dwelling and site. The increase in floor area will fit into the site, and will be
compatible with the existing residence on the property and the other residences in the
neighborhood. The proposed additions/modifications have been designed to minimize the
building mass and bulk and integrate into the site. For example, some of the increase in floor
area is going into the existing under floor area on the lower level of the structure. The proposed
changes are designed to avoid a monumental or an excessively large appearance and the design
includes a colors and materials that will add architectural variety and blend nicely with the
landscaping and other properties in the neighborhood (colors and materials will match existing).
The colors and materials provide a soft, subdued appearance and are complementary to the
existing home and the neighborhood (colors and materials will match existing). The residences
on Belvedere Island vary in architectural style, and colors and materials, thereby creating an
eclectic mix of styles in the area. The style, colors, and materials of the project fit in well with
Belvedere Island. The proposed project is very much in keeping with the existing aesthetics and
architecture of the home. The existing landscaping is proposed to remain and helps soften and
screen structures as well as maintain privacy.
FLOOR AREA EXCEPTION

The maximum permitted FAR in the R-15 Zoning District for lots 14,700 square feet in area or
greater, is 4,850 SF. The lot is 27,342 SF, and the existing home is currently 4,540 SF. The
applicant is requesting to exceed the maximum allowed floor area 5,278SF.
For information purposes, Staff has provided the Commission with a chart that shows the floor
area for other properties in the vicinity of the subject property (Attachment 5, FAR Chart).
The proposed FAR of 5,278 SF is comparable to the average home size in the neighborhood
based on the homes in the FAR chart. However the lot size is one of the larger lots in the area
and the proposed project is also well within the allowable lot coverage for a property this size.
The existing residence and the proposed additions are appropriate for the neighborhood and the
property.
ETFA Findings: Pursuant to Section 19.52.120(A)(l) 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
20 Eucalyptus Road, March 19, 2019, Planning Commission Meeting

Page 4

d. That the additional square footage will not substantially reduce the privacy otherwise
available to residents of adjoining properties.
In staffs 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 majority of the new floor area proposed proposes an addition
into an existing under story area on the lower level of the main residence at the rear of the
structure. The proposed project as designed will not impact primary views due to the siting of
the existing residence and the topography of the subject property and the locations of the
additions.
Second, there 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, and the majority of the additional floor area
is created by capturing unexcavated area on the lower level of the home and follows the
topography of the site. 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/remodel is appropriate in mass, bulk, and character for the parcel,
neighborhood, and zoning district, and satisfies all Design Review criteria. The project will not
be visually out of place within the context of the neighborhood.
Fourth, 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. Staff has
provided the Commission with a draft Resolution of approval for the requested Exception to
Floor Area (Attachment 2).
REVOCABLE LICENSE

In accordance with Section 272.05 the City's Administrative Procedures Manual, a Revocable
License for private use of excess street right-of-way may be granted in the discretion of the City
Council when there is some benefit to the public, provided any proposed encroachment into the
right-of-way complies with the Design Review requirements of Title 20 of the Belvedere
Municipal Code.
A review of city records indicates that no existing Revocable Licenses are on file/approved for
the subject property. Here, a Revocable License is required for existing improvements within the
20-foot wide roadway easement. Existing improvements include:
•

Existing driveway & carport and wood stairs, landscaping and a section of a guardrail.

Factors the City Council considers when determining whether to grant a Revocable License for
the private use of excess street right-of-way include, but are not limited to, the following listed
below. Staff suggests the factors are satisfied, as explained in the italicized language, and that a
Revocable License is appropriate. Staff suggests that the Revocable License is for the public
benefit.
a. Where necessary to provide pedestrian or vehicular access from private property to the
adjacent public street;
The existing improvements help to provide pedestrian and or vehicle access from private
property to public property.
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b. Where use of the public right-of-way will permit landscaping and/or related
improvements to be installed that the City Council determines will enhance the aesthetic
qualities of the streetscape. Any such landscaping and/or related improvements should
not significantly impede public views or views from neighboring properties, or infringe
on the privacy of neighboring properties;
Minimal existing landscaping (a hedge) is in this area. The landscaping does not impede
public views or viewsfi·om neighboring property, nor infringe on privacy.

c. Where use of the public right-of-way will permit the creation of an off-street parking
area, and will thereby relieve parking or traffic congestion on the adjacent City street;
The existing improvements help to provide pedestrian and or vehicle access from private
property to public property to the existing carport and residence on private property.

d. Where the public right-of-way will be used to construct retaining walls, drainage
structures or other facilities that the City considers necessary to protect or maintain the
public infrastructure;
Not applicable.

e. Where appropriate to validate already existing private improvements in the public rightof-way for the purpose of shifting the City's potential liability for injuries and damages to
the private property owners using the right of-way for private purposes;
As noted above, a review of City records indicates that no Revocable Licenses currently
exists for the subject property for any of the existing improvements located in the rightof-way. The existing improvements include: Existing driveway & carport and wood
stairs and a section of a guardrail and landscaping. Therefore, a Revocable License is
necessary to validate the existing improvements and shift potential liability for injury and
damages to the private property owner.
f.

Where necessary to protect or enhance public safety;
The improvements are existing improvements which have existed for some time and will
remain unchanged A guardrail also exits which helps to provide protection from falls
along the street.

g. Where use of the public right-of-way will provide an area for street-level refuse and
recycling containers on property that would otherwise not have an area for such
improvements.
Not applicable as no street-level refuse area is proposed with this project.

Additionally, the Administrative Policy further states that "Where fencing is proposed on City
property, with the exception of where said fencing would be located on a very steep slope and
would serve as a safety measure for vehicles and pedestrians said fencing should normally be
avoided as this effectively turns public property into private property and potentially creates the
unwanted image of a "tunnel effect" along our city streets. Fences and other similar barriers,
including landscaping, that enclose public property for private use should be avoided."
Not applicable as no fencing exists or is proposed on city property however guardrail
does exits but helps to provide protection .from falls along the street.
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Explained above and as conditioned, staff suggests the project complies with the Revocable
License Administrative Policy factors. Staff recommends that the Planning Commission review
the Revocable License application for consistency with Administrative Policy section 272.05,
and recommend as conditioned, approval to the City Council to allow for the Revocable License.
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, 2019 the
proposed project was determined to be categorically exempt from CEQA pursuant to Section
15301 Existing Facilities because the proposed project includes the construction of an
addition/remodel involving negligible or no expansion of use beyond that existing. It can be seen
with certainty that there is no possibility that the activity in question may have an effect on the
environment, as defined by. City action is required by April 8, 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 ifthe project has the potential to
cause a subst$1tial 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).) ~ere 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 not received any correspondence from the neighbors.
CONCLUSION

Staff dete1mines that all of the findings can be made for the Design R~view and Exception to
Total Floor Area requests. As stated in the summary above staff finds that the proposed
modifications are compatible with the architecture, the site and neighborhood. The proposed
addition and site improvements are designed to integrate into the site. Accordingly, staff has
prepared Resolutions recommending approval of the Design Review and Exception to Total
Floor Area for the proposed project.
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RECOMMENDATION
MOTIONl

Adopt the Resolution granting Design Review for the property located at
20 Eucalyptus Road (Attachment 1).

MOTION2

Adopt the Resolution granting an Exception to Total Floor Area to allow
5,278 SF where 4,850 SF is permitted and 4,540 SF exists at 20
Eucalyptus Road (Attachment 2).

MOTION 4

Recommend to the City Council approval of Revocable License for
existing improvements located in the public street right-of-way for 20
Eucalyptus Road.

ATTACHMENTS
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:

Draft Design Review Resolution
Draft Floor Area Exception Resolution
Project Applications
Project Plans
FAR Chart
Departmental Reviews
Correspondence
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CITY OF BELVEDERE
RESOLUTION NO. 2019 A RESOLUTION OF THE CITY OF BELVEDERE GRANTING DESIGN REVIEW
APPROVAL FOR AN ADDITION/REMODEL OF THE EXISTING RESIDENCE AND
OTHER ASSOCIATED SITE IMPROVEMENTS
AT20EUCALYPTUSROAD
WHEREAS, a proper application has been submitted for Design Review pursuant to Title 20 of
the Belvedere Municipal Code for an interior remodel, addition and other site improvements to
the subject property 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
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, archaeological 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 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 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 an addition/remodel of the existing residence and other site
improvements 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,
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
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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 March 11, 2019.
c) Prior to issuance of a building permit, a final lighting plan shall be submitted for the
review and approval by the Planning Commission Chair and the Director of Planning &
Building. Said exterior lighting shall be shielded and directed downward and said plan
shall clearly indicate the quantity, location and type of exterior light fixtures for review by
planning staff and the Commission Chair.
d) Prior to the issuance of a building permit, a final landscape plan shall be submitted for the
review and approval of the Planning Commission Chair and the Director of Planning and
Building.
e) 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.
t) All requirements of the City Engineer shall be met including but not limited to:

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 be subject to the City of Belvedere Regulations for Road Closure
Applicants, see the following link:
http://www.cityofbelvedere.org/documentcenter/view/68
3. An updated Revocable License is required for private improvements (a portion of the
car port, driveway, access stairway and landscaping) within the 20-foot-wide roadway
easement.
4. The 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.
5. A Geotechnical Investigation or geotechnical review letter is required. The
geotechnical investigation/letter should address site preparation, foundation, grading and
drainage recommendations. The Geotechnical Engineer of record shall also provide a
letter indicating their review the proposed Grading & Drainage Plans for conformance
with their recommendation prior to Building Permit issuance.
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6. 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.
7. 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.
8. The project will include soil disturbance during construction and applicants therefore
must submit an Erosion and Sediment Control Plan (ESCP) for approval by the City
prior to the issuance of a Building Permit. Please also submit the Erosion and Sediment
Control tracking documentation (See the following link) for the Marin County
Stormwater Pollution Prevention Program (MCSTPPP) Construction Erosion and
Sediment Control Plan Applicant Package, revised November 2015:
http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/~/media/Files/D
epartments/PW/mcstoppp/GuidanceforApplicantsv 2508.pdf
9. 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 Stormwa~r Management Agencies Association
(BASMAA) Post Construction Manual. All water treatment or storm water control
feature shall be clearly identified on the plan.
10. The project will require a detailed Grading & Drainage Plan showing cut and fill earth
volumes. Said plans shall incorporate, as appropriate, the MCSTOPPP Guidance for
Applicants: Stormwater Quality Manual for Development Project in Marin County.
This can be found at the following website:
(http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/~/media/Files/

Departments/PW/mcstoppp/GuidanceforApplicantsv 2508.pdf)
11. The project will require a Utility Plan (if not shown on the Site Plan) showing the
existing site utilities and their current alignment and locations, along with any proposed
new locations, alignments or connections for sewer, water, irrigation, gas, electrical,
telephone, cable TV, etc.
12. Prior to issuance of a building permit and where required by City of Belvedere
Municipal Code Section 8.36.090 D., permanent storm-water controls for new and
redevelopment projects, the applicant shall develop, submit and implement an approved
Storm-water Control plan (SCP) that follows the appropriate template in the most recent
version of the Bay Area Storm-water Management Agencies Association (BASMAA)
Post Construction Manual. All water treatment of storm-water control features shall be
clearly identified on the plan.
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13. The project will require a .Landscape Plan and irrigation Plan subject to review and
approval by Marin Municipal Water District.
g) Changes to the existing landscaping and or exterior lighting not granted as part of this
approval shall require additional Planning review/approval.
h) All requirements of the Fire Marshal shall be met at time of building permit including but
not limited to:
1. Approved smoke & 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
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
i) 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.
j) 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.
k) Construction shall be completed within the Construction. Time Limit established for this
project.
1) These Conditions of Approval shall be printed on the Building Permit Construction Plan
set of drawings.
m) 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.
n) These restrictions shall be binding upon any successor in interest of the property.
o) 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.
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PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission 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 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 residence and the majority of the proposed work is to be in
an understory area on the lower level of the structure in and unexcavated area. 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 residence and the majority of the
proposed work is to be in an understory area on the lower level of the structure in and
unexcavated area. The proposed modifications are in keeping with the existing style,
architecture and form of the residence and 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 additions have 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 project as designed includes building out unexcavated area under
the house. 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.

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 house and additions 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 additions are placed on the property to avoid privacy impacts to the neighbors. The new
windows 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. Additionally, the new proposed new decks & patio are
located and designed in such a way as to not impact on the privacy of adjacent
buildings/neighbors.

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 lightinf.!, skylights, and reflectivity. Exterior lighting should not create glare,
hazard, or annoyance to neighboring property owners or to passersby. Lighting should be
shielded and directed downward, with location of lights coordinated with the approved
landscape plan. Skylights should not have white or light opaque exterior lenses.
The applicant proposes exterior lighting that will not create glare, hazard or annoyance to
neighboring properties or to passerby's; as conditioned, all proposed light fixtures are
shielded and or directed downward and as conditioned, final review and approval of all
exterior lighting will be required prior to issuance of the building permit.

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 home 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. 2019 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 5,278
square feet where 4,540 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 19, 2019; and
WHEREAS, the Planning Commission made each of the following findings of fact, as required
by section 19.52.120(A)(l) 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 majority of the new floor
area proposed proposes an addition into an existing under story area on the lower
level of the main residence at the rear of the structure. The proposed project as
designed will not impact primary views or due to the siting of the existing residence
and the topography of the subject property and the locations of the additions.

b. That there are unusual characteristics applicable to the parcel which minimize
the impact of a greater floor area.
There 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, and the majority of the additional
floor area is created by capturing unexcavated area on the lower level of the home
and follows the topography of the site. 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 fits in well to the character of the
existing neighborhood. As design, the proposal includes the use of an existing
underfloor area (unexcavated area) on the lower level of the home.

d. That the additional square footage will not substantially reduce the privacy
otherwise available to residents of adjoining properties.
ATTACHMENT 2
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February 19, 2019
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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, and
with the existing residence.
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
5,278 square feet where 4,540 square feet currently exist 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 19, 2019, by the following vote:
AYES:
NOES:
ABSENT:
RECUSED:

APPROVED: _ _ _ _ _ _ _ _ _ __
James Lynch, Planning Commission Chair

Alison Foulis, City Clerk
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Does this project have an active building permit?
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ZONING PARAMETERS:
Required

Existing

Proposed
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Lot Area .............. .
Lot Coverage .......... .
Total Floor Area ...... .

Front Yard Setback ... .
Left Sideyard Setback ... .

It:?

Right Sideyard Setback... .

I

Rear Yard Setback .... .
Building Height Maximum .. .
. Building Height Average .. .
Parking Spaces ...... .
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.I

(To Be Completed by Applicant)

7 /,

Date Filed: _ _
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General Information
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I.

Ni!ime and address of developer or project sponsor:

2.

Address of project:

3.

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

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 a g e n c i e s : - - - - - - - - - - - - - -

6.

Existing zoning district: _

7.

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

8.

Year built:
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Project Description
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9.

Site size.

iO.
i 1.

Square footage.
Number of floors of construction. _ _--e;_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

12.

Amount of off-street parking provided. __%-___________________

13.

Plans attached?
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1~ Proposedsched~ng. ~~~~~~----------------------~15.

Associated projects, such as required grading or staging. - - - - - - - - - - - - - - - -

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

f''----------------------

/ tY,:..;,/V_/_,_'
household size expected. _ __
18.
19.

If commercial, indicate the type, whether neighborhood, city or regionally oriented, square footage of sales
area, and loading facilities. - - - - - - - - - - - - - - - - - - - - - - - - - If the project involves a variance, conditional use or rezoning application, state this and indicate clearly why
the application is required. Fx'C:J?j?f'/OIV /(2 :fZ'ef/14 &a.JI? /lJZ,£A

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

Yes
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.
33.

D

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.
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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. ::?If& 12 O.AI 11/d, ivl{d ~;A&/£ z'e!L ,£x'l2£ //@,?& t:?A/
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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 vicinit~
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For Design Review applications not requiring a building permit this form does not apply. Design
Review approvals expire twelve (12) months from the date of approval.
This Section advises you of the Time L,imit 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:$_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
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.

D

4.

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

D

5.

For additions, alterations, modifications and repairs, the demonstrable value of which is estimated at
more than $500.000.
.
Construction shall be completed eighteen (18) months from the commencement of work following the
issuance of the building permit.

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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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 presen~s 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
Assistant Planner
$ 39.29
$ 185.00
City Attorney
Specialized Planning Consultant
Actual costs + 25% overhead
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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 applicant$' 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)

Story Pole Requirement
Preliminary Story Poles sufficient to indicate the height and shape of the proposed structure or
additions shall be placed on the site at least twenty (20) days prior.to the first meeting date at which
this application will be heard. Final Story Poles must be placed at the site at least ten (10) days prior
to the first meeting date and removed· no later than ten (1 O) days following the final city action on the

Design Review Application • Page 6 of 9 • City of Belvedere
U:\Planning\Planning Fonns\PLANNING FORMS - LATEST EDITION\WordVersions\APPLICATION FOR DESIGN REVlEWrev7-31-15.doc

Project Address:

;?tl f///HLY///(P /P
$UYQER£"'

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.

. ..· . .

.· ........ $tAJfEME;~a-·<>~:~~~ER.ti;·e~R~m,,.

. :··\

C· .·

/.·

..•. G1l;RWJ,E~q~IJ9N9¥MI?~i~Aff.l.QN,~l}~!GNAF6.$<A¥:1 ~~E~A~.

All property owners must complete and sign the section below which is applicable to your property.
Street address of subject property:

?tJ fllcfi(Y,eflt£ Z/2,i f38J1€//E!Z£

Assessor's Parcel No(s). of subject property: _(}.=---~----~_'b_._Z_-/-!,p:;;____________

)- 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,
returo.ed to th~ gpglicant.
I, tf"-?/?4~//I J-1/fr//E-C'L
, 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·ot 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
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Project Address~

E./ic&}Pf2;:5
/?,GYEPEJGE

,ep

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

Signed

th~

day of

,)/l/IJtl11/Z( , 20 /

9, at Belvedere, California.

Signature~//'

Signature_ _ _ _ _ _ _ _ _ _ __

Title(s)

Title(s)_ _ _ _ _ _ _ _ _ _ _ __

dTrustee(s)

~

D Partners: D Limited or D General

D Corporation

D Other _ _ _ _ __

Properties Owned by Individuals

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

Signed this _ _ _ _ day of _ _ _ _ _~ 20_, at Belvedere, California.
Signature_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
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APPLICATION FOR EXCEPTION
TO TOTAL FLOOR AREA
(l ;

CITY OF BELVEDERE • PLANNJNG COMMISSION

450 SAN RAFAEL A VE • BELVEDERE, CA 94920-2336
Beive~N!415-435-3838 • FAX 415-435-0430 • www.cITYOFBELVEDERE.ORG

·FOR STAFF USE ONLY

1/7/tfl

Date:

Rec'd. by:

Jr&;h

Amount:

~d,_

Receipt No.:

_~1_(_t.~--

Assessors Parcel N o : - - - - - - - - - - - ti zone: - - - - - - - - - - -

To BE COMPLETED BY APPLICANT
Address of Property:

:?LJ fi?C"/??);!::?716 M/lP

Type of Property:

)::~,5/P£/V1fAL'

Mailing

CL/Z/IJJ'5JJ/
W f4'£#t::YP/21> /Zp

Address:

pJ:2.-)~PE;?E L7A f'tfZCl

Record Owner of Property:

/l})tf//•./;i?J.A/ #@a:/. ~/{} m#£/ /)?l/..S:t~

"

Daytime Phone:

41:5_. 8/6 ·ZtfZ'"J

Fax:------------Email:

EN¢1/£c?&$J?dfivt1/?:;!fVJ.. ['C/'1

Owner's R e p r e s e n t a t i v e : - - - - - - - - - - - - - - - - - - - - - - - - Mailing

Daytime P h o n e : - - - - - - - - - - -

Address:

Fax:

---------------------------

Em aii:

ORDINANCE REQUIRES:

1: fig:} sq. ft.

YOUR APPLICATION HAS:

3,"278 sq. ft.
J

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

1.
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2. That there are unusual

~haracteristics

applicable to the parcel which minimize the impact of a

;?IL:lJ?Ep ?/IJ?t::f5 ,,J?;eqJ?Ee-?y
:f;fiC ,;;;uo :f#E-. ~1JaK.!ff tJE 1 P?eq,1a.£_-??cPJ?£ l~ N/!:1?//-4/

greater floor area, because:

,PJZq;£c-_lf l:;E

t:J/t./ A

l

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: _ _ __

;flilf ,/?&?JZ62£P /JPP/)!OA./ /;;:i /A/ £1:2{P/J<.if ill :;fl/£ #A~>
f!LILi: cf c///)/?,/JC(/£e ,li3!Z AAJj? /JE!ij'li@,K/lt::Jc:>J2 A5 £/fE
/-1/;J?//Z!ff oF ?£elkt!';L ;5'L?JJ?,& 15 lv,t:/#IA/ Af;2£ !146;;5

FoefPZ/v;1
4. That the additional square-footage will not substantially reduce the privacy otherwise available to
residents of adjoining properties, because:

;f/1# ,/JPR.,q/tt?/JA?

;5r /;?

/f./U,;('

J//;i1,[%(-.$ f/J /f)Jy' /1/J£14h'J50P
'

'

In addition, Section 19.52.120(2) includes guidelines that the Planning Commission must follow.
propose that the following guidelines can be met:
5. That the proposed new construction would not create a new or expand on existing nonconformity
on the property, because:

£'/Z() JJ?c'l )?£!-ld!A.5 ff?
/'

>

4

£/lv4L£ _,,c:g#/LY
I

J?if4,/J?FdU/?AL- 7J7£f,JP7£.

(For purposes of this Section, floor area in the existing structure which is in excess of the requirements
of this chapter shall not be considered to be an "existing nonconformity" on the property, and the grant
of a floor area exception hereunder shall not be deemed to create a "new nonconformity." Additionally,
for purposes of this section, where an applicant proposes to construct new and additional parking
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· spaces, construction of parking structure or spaces within a setback shall not be deemed to create a
nonconformity.)
6. That the proposed new construction is not a continuation, expansion, or subsequent phase of a
project for which one or more variances were granted, which project was completed within two
years prior to the floor area exception application, because:

{3@VV

ANY

j"JlfiJ2£ )//if(:' A/0{

VA!ZlnA.1cE5 ?7/v 1111:>

/'IZ(J,LE2if

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

APPLICATION FOR REVOCABLE LICENSE
RECEIVED

CITY OF BELVEDERE
450SANRAFAELAVE • BELVEDERE,CA94920-2336

_.......,....,....__,,

~MAR 11 ?019

PH.415-435-3838. FAX415-435-0430. WWW.CITYOFBELVEDERE.ORG

City of Belvedere

FOR STAFF USE ONLY

~
Rec'd. by: /~ S/~\
Parcel No.: (}bf) ·- / b Z - I h
Date:

%3 7d. ·~
Receipt No.: f Vt u.fic { cl7
Zone: --..!..R-=----1_5
_______

t}_:Z.

City property to be encroached upon:

Amount:

/3!4C,t:JU17.jtl~ ,eoA P

TO BE COMPLETED BYAPPLI(:ANT
Address of Property:

20 £tlCA?,Yeft/5 !ZP1 !5£?V&&eE LA

14C/Z{}

Type of City Property to Be Encroached Upon (e.g., street right-of-way, view easement, tide lot):

~Tl!.£J£,f

/Z14HT·-OF- tNAY.
Record Owner of Property: 1H!! /31..IZABEl# '/ZOB/A/501..J
Mailing

Za EtiCEJ?j,P,1'412 /ZP

Address:

p~i//Jfl?l[!z)!(

Daytime Phone:

LA ?4t:/ZO

Mailing
Address:

11

4-Jz.fll6·Zqzp

!fH11Cfllftt @iNl?:.a1HtJMON · C.Of1

tt1ret1£ tC

2a Et!Cf/L,YPrt/S JZ/2
8EWEDE/ZlZ

F/lt1/f;Y gtf>T

Fax: _ _ _ _ _ _ _ _ _ _ __
Email:

Owner's Representative: ~£/:?AP/Ef.1-/

J1t[t:.i1J;t£ ;?L?/O

OJ 14:CJZCJ

Daytime Phone:

4/5-filb ·ZCJZ ~

Fax:------------Email: £H/1{f/U{Rp1e.or }1.!JIZJOAJ. c.tl/'J

Applicants, please attach a scale diagram showing your property line and the
encroachments. FOLLOW INSTRUCTIONS ON PAGE 3
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TO REMAIN

0
REVOCABLE LICENSE EXHIBIT "A"
LICENSE AREA SHOWN SHADED
Scale: 1"=20'-0"

PARTIAL SITE PLAN

MITCHELL RESIDENCE
20 EUCALYPTUS ROAD
BELVEDERE, CALIFORNIA
APN - 060-162-16

Lot Size
16,524

Fl Area
no house

FAR%

29,412

no house

n/a

1,700

no house

20 CREST RD

15,472
21,700

no house
10,507

n/a
n/a

131 GOLDEN GATE AVE

30,269

9,246

48.4%
30.5%

7,811
7,331

22.0%
36.8%

cof b 1996

6,971
6,932

32.8%
20.5%

cofb 1998
cofb 2000

6,688
6,497

27.0%
36.5%

cofb 2006
cofb 2005
cofb 2008

Address
18 CREST RD
12 CREST RD
100 BELVEDERE AVE
117 BELVEDERE AVE

Notes

n/a

cofb 2012
cofb 1998

101 BELVEDERE AVE

35,540

16 CREST RD
127 GOLDEN GATE AVE

19,924
21,263

19 EUCALYPTUS RD
17 EUCALYPTUS RD
125 BELVEDERE AVE

33,809
24,788
17,783

201 GOLDEN GATE AVE

22,647
25,562

6,182

27.3%

5,984

23.4%

cofb 2011

130 BELVEDERE AVE

22,556

5,875

26.0%

cofb 2009

16 EUCALYPTUS RD
129 GOLDEN GATE AVE

23,401

5,874

25.1%

cofb 2012

19,664

5,766

29.3%

cofb 2003

20 EUCALYPTUS RD
137 GOLDEN GATE AVE

27,342

5,278

19.3%

application

36,800

4,963

14 CREST RD

14,400
21,000

4,742
4,599

13.5%
32.9%
21 .9%

MM
cofb 2010

4,505
4,374

22.9%

14 EUCALYPTUS RD

19,669
18,204

24.0%

curr appl

22 EUCALYPTUS RD

31,460
18,500
22,138
23, 114

12.7%
21.1%

cofb1993

3 BELVEDERE WAY

3,998
3,900
3,833
3,446

17.3%
14.9%

10 CREST RD

1 BELVEDERE WAY
121 BELVEDERE AVE

18 EUCALYPTUS RD
77 BELVEDERE AVE
26 EUCALYPTUS RD
81 BELVEDERE AVE

27,192
18,270

2,807
2,570

111 BELVEDERE AVE

28,011

508

cofb 2012

cofb 1994
cofb 2011

10.3%

MM

14.1%
1.8%

boat house only

ATTACHMENT 5

March 6, 2019

City of Belvedere
Design Review Comments
20 Eucalyptus Road
City Engineer - Review Comments
Review of the Mitchell Residence - Addition to SFD - submitted February 14, 2019 and revised
topographic survey/easement exhibit submitted March 6, 2019 via email:
The Public Works Department has reviewed the subject application and has the following comments:

Sheet Al.0 - Architectural Site Plan

1.

An updated Revocable License is required for private improvements (a portion of the car port,
driveway, access stairway and landscaping) within the 20-foot-wide roadway easement.

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 be subject to the City of Belvedere Regulations for Road Closure Applicants, see
the following link: http://www.cityofbelvedere.org/documentcenter/view/68

3.

An updated Revocable License is required for private improvements (a portion of the car port,
driveway, access stairway and landscaping) within the 20-foot-wide roadway easements.

4.

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.

5.

A Geotechnical Investigation or geotechnical review letter is required. The geotechnical

'

investigation/letter should address site preparation, foundation, grading and drainage
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City Engineer Review Comments - 20 Eucalyptus Road
March 6, 2019
Page 2

recommendations. The Geotechnical Engineer of record shall also provide a letter indicating
their review the proposed Grading & Drainage Plans for conformance with their
recommendation prior to Building Permit issuance.
6.

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.
7.

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.

8.

The project will require a detailed Grading & Drainage Plan showing cut and fill earth volumes.
Said plans shall incorporate, as appropriate, the MCSTOPPP Guidance for
Applicants: Stormwater Quality Manual for Development Project in Marin County. This can be
found at the following website:
(http://www.marincountv.org/depts/pw/divisions/mcstoppp/development/~/media/Files/Depa

rtments/PW/mcstoppp/GuidanceforApplicantsv 2508.pdf).
9.

The project will include soil disturbance during construction and applicants therefore must
submit an Erosion and Sediment Control Plan (ESCP) for approval by the City prior to the
issuance of a Building Permit. Please also submit the Erosion and Sediment Control tracking
documentation (See the following link) for the Marin County Stormwater Pollution Prevention
Program (MCSTPPP) Construction Erosion and Sediment Control Plan Applicant Package,
revised November 2015:
(http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/~/media/Files/Depa

rtments/PW/mcstoppp/GuidanceforApplicantsv 2508.pdf).
10. Prior to issuance of a building permit and where required by City of Belvedere municipal code
Section 8.36.090 D., permanent stormwater controls for new and redevelopment projects, the
applicant shall develop, submit and implement an approved Stormwater Control Plan (SCP) that
follows the appropriate template in the most recent version of the Bay Area Stormwater
Management Agencies Association (BASMAA) Post Construction Manual. All water treatment or
storm water control feature shall be clearly identified on the plan.
11. The project will require a Utility Plan (if not shown on the Site Plan) showing the existing site
utilities and their current alignment and locations, along with any proposed new locations,
alignments or connections for sewer, water, irrigation, gas, electrical, telephone, cable TV, etc.

End of comments.

Tiburon Fire Protection District
Occupancy: MITCHELL ELIZABETH R 2010 FAMILY TRUST
Occupancy ID: 1000
Address: 20 Eucalyptus RD
BELVEDERE CA 94920

Inspection Type: PLAN REVIEW. PLANNING AND BUILDING
Form: TFPD PLANNING
DESIGN REVIEW
CONDITIONS- Residential

Inspection Date: 1/22/2019
Time In: 10:19
Authorized Date: 01/22/2019

By: Madsen, Bill

Time Out:

10:53

By: Madsen, Bill

Scope of Project:
Compliance with Government Code 65943- Merits of the Project

Status: SELECTED
Notes: 1/22/2019 Addition to existing SFD, new roof decks and new uncovered deck.
Outside Agency Tracking Number:
Provided by Town of Tiburon, City of Belvedere or County of Marin

Status: SELECTED
Notes: Plans received from Belvedere Planning.

Residential Conditions from Tiburon Fire. District
Automatic Residential Fire Sprinkler System Is Required per NFPA 130:
An automatic residential fire sprinkler system is required to be installed in all new residences including garages conforming to NFPA Std. 130, TFPD Policy

429.5, and as modified by the Fire Marshal. Plans and hydraulic calculations shall be submitted to the Fire Marshal for review prior to installation. Contact the
Marin Municipal Water District at (415) 945-1530. An upgrade for the domestic water meter may be needed. Additional sizing may be required due to
available pressures and fire flow.

Status: CONDITION OF APPROVAL
Notes: Automatic fire sprinkler plans from a Ca. licensed C-16 fire protection contractor shall be submitted directly to the TFD
on a deferred submittal.
Please note: If (N) Pool-House is determined to be habitable space at time of inspection, automatic fire sprinklers will be
required.
Smoke and Carbon Monoxide Alarms.
Approved smoke and carbon monoxide alarms shall be installed to provide protection to all sleeping areas. This is a requirement under CFC 907.2.10, but is
the jurisdiction of the Building Division for inspection.

Status: CONDITION OF APPROVAL
Notes: Subject to Belvedere Building Dept jurisdiction.
Vegetation Management Plan - Non-WUl-HFSZ
A Vegetation Management Plan (VMP) conforming to the policies of the Tiburon Fire District shall be prepared and implemented at the site. The VMP-Fuels
Management Plan shall conform to Tiburon Fire Protection Policy 433.5. The plan shall be incorporated into the landscape plan for the project and submitted
to the Fire Marshal for review prior to implementation. The plan shall be implemented prior to building final. NO Fire Dept. Sign-off will be given until the plan
is place and inspected.

Status: CONDITION OF APPROVAL
Notes: Any addition over 500 square feet requires a VMP. Pl.ease submit VMP directly to the TFD.

Start Date I Time

Category

End Date I Time

Notes: No Additional time recorded

Total Additional Time: 0 minutes
Inspection Time: 34 minutes
Total Time: 34 minutes

Overall Result: 5-PLAN REVIEW COMPLETE
Inspector Notes:

For the most comprehensive information, please visit: www.tiburonfire.org/tiburon-fire-standards/

CITY OF BELVEDERE
450 San Rafael Avenue '· Belvedere, CA 94920
Tel: 415 435-3838 ). Fax: 415 435-0430

Memorandum: Floodplain and Building Department
Comments for Design Review Application
Date: January 23, 2019
To:

Irene Borba, Planning & Building Director

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

20 Eucalyptus Rd.

Project Description:

Design Review for living space and deck additions.

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 20 Eucalyptus Rd. The Building Department is able to approve the current
conceptual drawings submitted for this planning entitlement.

Building Department I Comments related to the future submittal for the Building Permit:
2) This parcel has an existing open building permit(# 2018-036) for an interior remodel. This
permit has been placed has been suspended due to substandard structural integrity and a
revision to the scope of work.
3) A construction time limit (CTL) will be imposed on the project per BMC 20.035.04. The time
limit will be assessed per the valuation of the proposed project at time of building permit
submittal. Per the proposed scope of work, it appears that an 18 month CTL will be assessed to
this project based on the combined project valuation of the existing permitted project and this
proposed project. Should the project valuation be under $500,000.00, then a 12 month CTL
will be assessed.
4) Site and roof drainage shall tenninate in an approved manner and location. Per Belvedere
Municipal Code, this shall be in the lagoon, bay, or at the street. On-site stormwater dissipation
requires specific approval from the Department of Public Works.
5) All stairways with four ( 4) or more risers shall be equipped with a code compliant handrail.
Page 1 of2

6) The proposed elevations did not depict the required guardrails for the decks.
7) The submittal for the future Building Permit must detail the construction of the proposed
improvements, including compliance with relevant portions of the California Residential,
Green Building, and Energy Codes, along with a geotechnical investigation report and detailed
full engineering design and drawings, etc.

8) 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.
Thank you,
Brian Van Son, CBO
Building Official I Floodplain Administrator
City of Belvedere
bvanson@cityofbelvedere.org
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