CITY OF BELVEDERE PLANNING COMMISSION
STAFF REPORT

REPORT DATE:

March 12, 2019

AGENDA ITEM: 7

MEETING DATE: March 19, 2019
TO:

City of Belvedere Planning Commission

FROM:

Rebecca Markwick, Associate Planner

REVIEWED BY:

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

SUBJECT:

Demolition, Design Review, Exception to Floor Area, Variance and
Revocable License requests to construct a new residence for the
property located at 6 West Shore Road

RECOMMENDATION
The applicant requests approval of Demolition, Design Review, Exception to Total Floor Area, a
Variance and Revocable License applications to build a new single family home, attached garage,
detached pool house and pool and other associated site improvements. The application is included
as Attachment 6 and project plans are included as Attachment 7.
Staff recommends that the Planning Commission conduct the required public hearing and take
the following actions:

MOTION 1

Adopt the Resolution granting No Historical or Tribal Cultural Resource
per CEQA at 6 West Shore Road (Attachment l);

MOTION2

Adopt the Resolution granting Demolition of the existing single family
dwelling and attached garage at 6 West Shore Road (Attachment 2);

MOTION3

Adopt the Resolution granting Design Review for the property located at 2
West Shore Road (Attachment 3);

MOTION4

Adopt the Resolution granting Exception to Total Floor Area approval to
allow a total floor area of 5,750 SF, where 4,850 SF is permitted at 6 West
Shore Road (Attachment 4);

MOTIONS

Consider the Resolution granting a Variance to allow a height of __where
28' is permitted at 6 West Shore Road (Attachment 5);

MOTION6

Recommend to the City Council approval of a Revocable License for
improvements located in the public street right-of-way at 6 West Shore
Road.

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

6 West Shore Road
060-272-03
Reba Jones, Butler Armsden Architects
The Holland-Jaeger 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 project site is a
20, 180-square-foot, lot situated on the
Belvedere Island side of West Shore Road.
The property currently contains a 2,685
square foot single family home and attached
garage.

ZONING PARAMETERS
ELEMENT
Lot Area

PRESCRIBED
15,000 SF

EXISTING
20,180 SF

PROPOSED
No Change

Total Floor Area

4,850 SF

2,685 SF

5,750 SF

13 % Structures
14% W/Decks

28% Structures
32% W/Decks

Lot Coverage

30% Structures
50% w/Decks

Left Side Yard Setback

10'

8'

10'4"

Right Side Yard
Setback
Rear Yard Setback

10'

13'

11'8"

20'

106'

91'

lO'First Story
15' Second Story
28'

10' 10" First Story
19' Second Story
22'3"

14'3" First Story
15' Second Story
32'2"

28'

15'5"

22'6"

2

2

2

Front Yard Setback
Building Height
Maximum
Building Height
Average
Parking
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PROPERTY HISTORY

There are no records in the City's Planning files. The Building Department has the following
history:
1965: Construction of a single family home.
2000: Furnace replacement
2006: Water heater replacement and trenchless sewer repair work
201 7: Furnace replacement
PROJECT ANALYSIS

The applicant requests Planning Commission review and approval of the following entitlements:
Design Review, Demolition, Exception to Total Floor Area, and a Variance for a portion of the
home to exceed the allowable height, and a Revocable License. The applicant proposes to construct
a new 5, 750-square-foot residence with attached garage. The existing dwelling and attached garage
will be demolished as part of this application. Plans also include a major landscape renovation
including removal of trees, new retaining walls, new swimming pool, new pool house, new
platform overlook, new entry gate and front yard fence. New landscaping is proposed throughout
the property including planting of many trees. The applications are included as Attachment 6.
The proposed single family dwelling exceeds the allowable floor area on the property for the R15 zoning district; therefore an Exception to Floor Area is required to allow construction of the
new single family dwelling. A Variance to exceed the allowable height for the proposed home is
part of the application. In addition, a Revocable License is required for the improvements in the
right of way. Project Plans are included as Attachment 7.
PROJECT DESCRIPTION

Arcltitectural Style, Colors and Materials

The applicant proposes a traditional, shingle style two story residence with a small third floor
studio and an attached two car garage. The proposed colors and materials consist of wood shingles,
stone veneer, wood decking, and black asphalt roof shingles. Color and materials are included in
the plans; plan sheet A0.6.
Site and Floor Plans

The applicant proposes to construct a new two-story, 5,750 square-foot residence and attached
garage with a third floor studio, in a similar footprint of the existing dwelling proposed for
demolition. The project, designed by Butler Armsden Architects, also includes new site
improvements and landscaping consisting of a pool house, a new pool, two decks at the second
floor, one at the front and one at the rear of the home, an elevated overlook and extensive planting
throughout the property.
The ground floor of the residence includes 2,310 square feet, the second floor includes 2,084
square feet and the third floor includes 247 square feet. The pool house includes 399 square feet.
The residence is proposed to be set 14 feet from the front property line, 11 '8" feet from the right
side yard, 1O'4" feet from the left side yard and 96 feet from the rear yard.
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The ground floor will be comprised of the garage, mud room, kitchen, living hall, family room,
bathroom, study, entry and covered front porch. A terrace is proposed off of the main living floor
at the rear of the dwelling that opens up to a large patio, outdoor space and pool area.
The second floor of the residence includes the master bedroom suite, sitting room, two bedrooms
and two bathrooms. Two decks are proposed, one at the front ( 116 square feet) and one at the rear
(284 square feet). The third floor consists of the studio and exterior deck (186 square feet).
The project as proposed conforms to the required development standards of the BMC in regards
to meeting the required setbacks however the third floor studio exceeds the allowable height by 4
feet 5 inches.
Roof Plans

The applicant proposes a residence designed in an "H" with symmetrical peaked roofs, flanking a
lower central entry with a flat roof with a roof deck. The roof is proposed in black asphalt shingles.
Landscaping

A Tree Inspection Report was prepared by Asher Gotzmer (Bartlett Tree Expert) (Attachment 9)
that evaluated and inspected the trees are proposed for removal. There are seven trees with a
diameter breast height of five inches or greater proposed for removal that were evaluated by
Bartlett Tree Experts and a total of 19 trees proposed for removal:
1. One Coast Live Oak
2. One Monterey Cypress
3. One Chinese Pistache
4. Four Evergreen Pears - in the right-of-way
The report concludes that the seven trees should be removed for various reasons, lean, fire safety,
poor structure, and being susceptible to fungal leafspot.
A condition of approval has been included to ensure tree protection for the remaining trees be
provided prior to any construction on the site.
Landscaping must conform to both the requirements of the Design Review Ordinance and the
Tiburon Fire Protection District (TFPD) Vegetation Management Standards. The TFPD requires
that new houses comply with the standards for minimal defensible space and for specific
vegetation requirements. All existing pyrophytic plant material will be removed from the property
within the defensible area.
The lot is a relatively flat lot at the front and middle and then slopes up towards the rear. The
project proposes two retaining walls at the rear measuring three feet in height. An elevated wood
deck is proposed at the rear of the property. A guest/pool house is proposed adjacent to a patio
with a fire pit. Raised vegetable beds are also proposed at the rear of the lot. A pool is proposed
at the north east of the property. A retaining wall is proposed a north side property as well. A large
patio is proposed at the rear of the house. There are 2, (36" inch box) Trident Maple proposed at
the front entry of the home. Additionally, there are 14 more trees proposed throughout the property
to help soften and screen the home. Shrubs, vines and groundcovers are proposed to be planted
throughout the property as well.
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There are 2 side yard fences proposed on the slope portion of the lot, the fences are proposed in
hogwire framed in wood. There are existing side yard fences that will remain. A new front yard
fence and entry gate is proposed.
Exterior Lights

Sheet Ll.1 shows all the hardscape lighting, there is a total of 66 lights proposed on the path,
patios, trees, steps and pool and spa. Staff has conditioned the project that the final lighting plan
shall be reviewed by the Planning Commission Chair and the Director of Planning and Building
prior to issuance of building permit.
ARCHITECTURAL CONSULTANT REVIEW

The proposed architectural design was reviewed by the City's Consulting Architect, Mark
Sandoval. The consulting architect reviewed the project and concluded that with additional
information on the plans that the project is in compliance with Title 20, Architectural and
Environmental Design Review. The architect addresses the comments by Mark Sandoval and they
are reflected in the attached plans. Mr. Sandoval's comments are provided in a letter dated January
4, 2019 (Attachment 8) and have been incorporated into the Design Review findings, where
appropriate.
DEMOLITION PERMIT:

Pursuant to Belvedere Municipal Code Section 19 .08.136 and Chapter 16.28, specific findings for
a Demolition Permit must be made for the Planning Commission to approve the Demolition
Permit. Provided below are staffs responses to the required findings to support the proposed
Demolition Permit. A Demolition Permit is required for the removal of the existing residence and
garage.
Staff suggests the findings for a Demolition Permit can be made. First, the project has been
conditioned and designed as to avoid impacting the public health, safety, and/or welfare of the City
because the project will be required to adhere to the requirements for a Demolition Permit from
the Building Department, such as preparing an Erosion Control Plan, and must comply with all
Regulations from the Building and Fire Code. Adequate measures will be implemented during and
after grading activities to provide adequate site protection and the project will be conditioned to
identify how the project complies with State air quality requirements.
The applicant has provided a Historical Evaluation of the property prepared by Mark Hulbert,
Preservation Architect. The report indicates that the "single family residence at 6 West Shore Road
in Belvedere have no association to events of historical importance and are not associated with any
persons of identified importance, nor does the extant building embody identifiably distinctive
characteristics of a type, period, region, or method of construction."
The proposed project is consistent with the City of Belvedere Housing Element due to the fact that
the project proposed to build a single family home to replace the single family home demolished.
Staff has determined that the required findings for the Planning Commission to support the
Demolition Permit can be made and a Resolution has been prepared (Attachment 2).
HISTORICAL/TRIBAL CULTURAL RESOURCES
Historical Resources:

Bay way of background, CEQA categorical exemptions consist of classes of project that are
generally considered not to have a significant environmental effect, and therefore are not subject
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to environmental review. (CEQA Guideline sections 15300.2(a)-(f).) For example, the demolition
and construction single-family homes are categorically exempt.
However, a categorical exemption may not be used ifthe project may cause a "substantial adverse
change in the significance of an historical resource." (CEQA Guidelines, § l 5300.2(f).) Here, it
must be determined if the property constitutes a "historical resource". As explained below, staff
suggests that based on the Historical Evaluation, the property does not constitute a historical
resource.
A house can constitute a historical resource in three ways: 1) if it is included, or eligible for
inclusion, in the California State historical register; 2) the property is listed in a local historical
register; or 3) if the lead agency in its discretion determines that the property is a historical
resource, regardless of whether the property is listed in a historical register.
Here, staff finds that the property does not constitute a historical resource and therefore a
categorical exemption is proper. The suggested determination that the property does not constitute
a historical resource is based on the following documents incorporated herein by reference: 1) the
report of Mark Hulbert, Preservation Architect of Preservation Architecture, dated December 28,
2018; 2) the information in staff report; and 3) the Belvedere General Plan, as follows:
First, the subject property is not listed, nor eligible for listing, in the California State or local
historical register.
Second, in the City's General Plan Historic Resources Sensitivity Map, the property is not
designated as a "high" historic sensitivity, but rather "medium" sensitivity. "Medium" sensitivity
structures are those between 45 and 100 years of age, those with an unknown construction date,
and those not previously listed as a historic resource.
Importantly, a Historical Evaluation of the property prepared by Mark Hulbert, Preservation
Architect concludes that the property does not have historical significance.
Staff suggests that there are not sufficient findings to support a discretionary determination that
the property constitutes a historical resource pursuant to CEQA Guideline section 15064.5(a)(3)
as indicated below:
1. The subject property is not associated with events that have made a significant contribution
to the broader patterns of California's history and/or cultural heritage. The property is not
associated with any historical events, nor any event relating to the broader patterns of
California's history or cultural heritage.
2. The subject property is not associated with the lives of persons that are important to the
community's historical past. The property is not associated with the lives of persons
important to Belvedere's past.
3. The subject property does not embody distinctive characteristics of a type, period, region,
or method of construction, nor does it represents the work of an important creative
individual, or possesses high artistic values. First, the property does not embody distinctive
characteristics of a type, period, region, or method of construction.
4. The subject property has not yielded, nor is it likely to yield, information important in
prehistory or history. The property is not representative of distinctive characteristics of
historical or architectural significance. The property has not yielded, nor is it likely to yield,
important historical or prehistorical information.
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Tribal Cultural Resources:
Recently the California Legislature amended CEQA to include "Tribal Cultural Resources" as a
protected resource, similar to the category of "Historical Resources". As with a Historic Resource,
now a project may not use a Categorical Exemption ifthe project would cause a substantial adverse
change in the significance of a Tribal Cultural Resource. (See, Pub. Res. Code,§ 21084.2; CEQA
Guidelines,§ 15300.2(±).) However, ifthere are no Tribal Cultural Resources on site, a Categorical
Exemption is proper. Therefore, the City must first make a determination as to whether Tribal
Cultural Resources exist on the property.
A Tribal Cultural Resource may include a variety of resources such as site features, places, cultural
landscapes, and sacred places or objects with cultural value to a California Native American tribe.
(Pub. Res. Code,§ 21074.) A Tribal Cultural Resource is designated in one of two ways: 1) the
resource is listed in a national, state, or local register of historic resources; or 2) the City in its
discretion determines the site contains a resource. If there is substantial evidence in the record to
support the finding, the lead agency may determine that a site contains Tribal Cultural Resources
based on the following factors per Pub. Res. Code, § 5024.1:
(1)

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

(2)

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

(3)

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

(4)

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

Here, as explained below, staff suggests that substantial evidence in the record does not support a
finding that Tribal Cultural Resources exist on the property. Staff recommends that the City make
the determination that no Tribal Cultural Resources exist on the property, and that therefore a
Categorical Exemption from CEQA is proper.
The property is designated as "high" prehistoric sensitivity, in the Prehistoric Sensitivity Map in
the 2030 General Plan.
Parcels defined as having a "high" sensitivity are those that:
• are located adjacent to parcels defined has having a "high" sensitivity;
• parcels that are known or highly suspected to contain all or part of a prehistoric site
An archaeological investigation completed December 6, 2018 by Garcia and Associates resulted
in a conclusion that no archaeological resources were identified on the site.
Staff has prepared a draft resolution regarding No Historical or Tribal Cultural Resources for the
Planning Commission's consideration (Attachment 1).
EXCEPTION TO TOTAL FLOOR AREA

Pursuant to Section 19.52.120(A)(l) of the Belvedere Municipal Code, in order for an Exception
to Total Floor Area to be supported, the Planning Commission must determine: 1) that primary
views from adjacent properties, and from the street, are not significantly impaired by the additional
square footage; 2) the subject parcel contains unusual characteristics applicable to the parcel which
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minimizes the impact of greater floor area; 3) the proposed house structure is appropriate in mass,
bulk, and character for the parcel and neighborhood, and the zoning district, and that all Design
Review criteria are satisfied; and 4) the additional square footage will not substantially reduce the
privacy otherwise available to residents of the adjoining properties. Staff believes that all the
findings can be made, as conditioned for the request to Total Floor Area to be supported.
First, primary views from adjacent properties and from the street will not be significantly impaired
by the additional square footage. The Code here protects "primary views" from significant
impairment. The General Plan, p. 111, defines a Primary View as, "views of Mt. Tamalpais, San
Francisco Bay and its environs, bridges, and the surrounding hills of Tiburon or Belvedere Island
as seen from inside the public or common areas of the home." As noted above, the new home is
constructed at the front, flat portion of the lot and integrates well into the topography of the land.
The home has been designed to not impact the neighbor's primary views.
Although the dwelling and garage will be visible from the neighboring properties, the neighboring
properties' primary views will not be significantly impaired. The proposed dwelling and garage
are at least 10 feet from the neighboring properties on West Shore Road. Given the distance from
the adjacent properties combined with the fact that there is significant landscape screening, the
proposed dwelling will have no impact to the primary views of the adjacent property.
The overall height of the structure, as conditioned will not impact primary views from the
neighbor's property as the structure will not impact any views of Mt. Tamalpais, San Francisco
Bay, bridges and the surrounding hills of Tiburon or Belvedere Island. The dwelling, as
conditioned, will not impact primary views. Moreover, due to the lot sloping up at the rear and as
conditioned is within 1-2 feet of the allowable height limit for the R-15 Zoning and the neighbors'
view to the rear would not be "significantly impaired" by the additional square footage.
The unusual characteristics that minimize the impact of the additional square footage from the
larger dwelling are the size of the lot. Specifically, the lot is approximately 20, 180 square feet
which is 5, 180 square feet greater than the required square footage for residential lots located
within the R-15 Zoning Classification. The project site is large enough to accommodate the
additional floor area.
Third, the project, as conditioned are appropriate in mass, bulk, and character for the parcel and
neighborhood, and the zoning district, and all Design Review criteria are satisfied. The
architectural elements incorporated into the exterior of the single-family residence and garage will
be appropriate to the existing design of the property and will not create a sense of mass or bulk
and will comply with the zoning requirements of the R-15 Zoning Classification.
Lastly, as conditioned, the additional square footage will not substantially reduce the privacy
otherwise available to residents of the adjoining properties. Specifically, the proposed singlefamily residence is located within the front portion of a rather large residential lot. The
incorporation of landscaping, fencing and retaining walls will not result in a substantial impact of
privacy that otherwise would be available for residents of the adjoining properties. Staff notes that
the pool houses' location will impact the privacy of the neighbors at 8 West Shore Road. A
condition of approval has been added to address the third floor windows and location of the pool
house to increase privacy. The condition of approval for windows requires that the windows are
are clerestory at the rear and have light refracting glass. A condition of approval also reduces any
privacy impacts of the property owners at 8 West Shore Road by requiring that the pool house be
reduced in height, shifted down the slope and away from the neighbor, and the eves reduced. Staff
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also notes that the viewing deck impacts the privacy of the neighbors at 1 Golden Gate Avenue.
Staff has conditioned the project to remove the viewing deck.
Staff recommends that the findings for Exception to Total Floor Area can be made, as conditioned,
and as established in the Resolution included in Attachment 4.

DESIGN REVIEW FINDINGS
The Design Review findings, specified in Belvedere Municipal Code Title 20, state that all new
structures and additions should be designed to avoid excessively large dwellings that are out of
character with their setting or with other dwellings in the neighborhood. All buildings should be
designed to relate to, and fit in, with others in the neighborhood and should not attract attention to
themselves. To avoid monotony or an impression of bulk, large expanses of any one material on a
single plane should be avoided. Vertical and horizontal elements should be used to add
architectural variety, to break up building planes, and to avoid monotony. Landscaping should also
soften and screen structures and maintain privacy.
The project includes the proposal of a new 5,750 square foot single family dwelling and associated
site improvements. The house, as conditioned is designed to be unobtrusive and in character with
the other dwellings in the neighborhood. The lot is very large and slopes up at the rear. The house
has been designed to address the site characteristics of the lot as well as the consideration of the
neighbors' dwelling.
However the third story writing studio and deck are too tall and staff has conditioned the project
to be reduced in height. The writer's studio adds architectural interest to the structure and should
the entire structure be reduced in height the structure will fit into the neighborhood. The house as
designed and conditioned fits in and relates to the other dwellings in the neighborhood. The house,
garage and pool house are well designed, and as conditioned conform to the design review criteria.
The proposed exterior materials will blend in with the neighborhood, as there is a mix of modern
and traditional homes in the vicinity. The house has been designed with vertical and horizontal
elements to avoid monotony. Landscaping at the front, rear and side property lines will help soften
the appearance of the new home from the street and from adjacent parcels.
Staff recommends that the findings for Design Review can be made, as conditioned, and as
established in the Resolution included in Attachment 3.

VARIANCE
The proposed project includes construction of a new dwelling and attached garage with a third
floor (247 SF) that exceeds the allowable height by 4'5". Staff notes that the proposed third floor
writing studio and deck are not appropriate in terms of height for the site and is recommending
that the height is lowered.
Although the project is not in a flood zone, and therefore not subject to FEMA increased height
requirements, the finished floor nevertheless proposed to be constructed 2'8" above grade. While
Staff recognizes that this forward thinking, it creates a home that has a third floor taller than what
the R-15 zoning district allows.
An option to consider is to lower the finished floor as it is not required and that would bring the
house down 2'8" (since this additional height is not required by FEMA). Additionally, the interior
ceiling height on the first floor is I 0 feet, and Staff suggests that the ceiling height could be reduced
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to 9 feet. In combination, these height reductions would bring the overall height down 3 '8" which
staff could support.
Staff suggests that the Planning Commission review staffs suggestions/conditions of approval;
should the Commission be in a position to approve a height Variance staff has provide the
Commission with a draft Resolution of approval for a height Variance.
To grant a requested Variance(s), the Planning Commission must make the following findings as
noted below:
1. The granting of the Variance will not constitute a grant of special privilege inconsistent
with the limitations upon other properties in the vicinity and zone in which such property
is situated;
2. Because of special circumstances applicable to the property, including size, shape,
topography, location, or surroundings, the strict application of the Zoning Ordinance
section would deprive the property of privileges enjoyed by other properties in the vicinity
and under identical zoning classification, so that a denial of the application would result in
undue property loss;
3. The granting of this Variance will not be detrimental to the public health, safety or welfare,
or injurious to the property or improvements of owners of other premises, or to the quiet
enjoyment of their premises.
As noted above, staff is unable to support a height Variance, however, should the Commission be
in a position to approve a height Variance Staff has provided the Commission with a draft
Resolution of approval and suggests the following:
First, the additional height would not be a special privilege inconsistent with the neighborhood.
Allowing the height to exceed 28 feet is a privilege that is enjoyed by others in the neighborhood.
The adjacent home is approximately 43 feet in height. The third story studio is approximately 247
square feet, which is the only portion of the home that exceeds the allowable height limit.
If not for allowing a deviation from the height requirements of the Belvedere Municipal Code, the
property owners would not have the ability to have a taller home which is consistent with the
adjacent neighbor. Given the excessive size of the lot and the fact that the studio is set back in the
center of the main house's smaller master wing, approximately 36 feet from the street the granting
of the Variance is diminimus.

The special circumstances applicable to the property include the lot size, which is 20, 108 square
feet, 5,108 square feet larger than the required size, and the changing topography and geology of
the lot. The property owners have chosen to build at the front of the lot due to the steep slope in
the rear and constructing at the front of the lot has less impact to the surrounding neighbors. The
proposed third floor is only 247 square feet and is set back in the center of the main house's small
master wing, approximately 36' from the street and 19' from the west side. Given that the existing
adjacent neighbor has a house that exceeds the required house height in the R-15 and the
topography of the site, in would seem infeasible to require construction of the third story anywhere
else on the lot. Strict application of the zoning ordinance would deny the property owner privileges
enjoyed by other properties in the area and result in undue property loss.
Lastly, the granting of the Variances will not be detrimental to the public health, safety or welfare,
or injurious to the property or improvements of owners of other premises, and all construction will
be governed by the uniform Building Code requirements as well as regulations restricting the
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construction impacts. If the Planning Commission can make the required findings as conditioned
or as proposed, Staff has prepared a draft Resolution (Attachment 5) for the Variance.
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 new improvements proposed in the
City right-of-way and to capture all other existing improvements.
Existing improvements proposed for removal
• Trees and landscaping
• Fence and gate
• Driveway
• Pedestrian walkway
Proposed improvements include:
•
•
•

Driveway
Landscaping
Walkway

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 project proposes a driveway in the same place as the existing driveway as well as a
pedestrian path to enter the home, both in conformance with this policy.

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;
Existing vegetation is located within the City right-of-way. The proposed, new vegetation
helps to soften and screen the property along the street and improves the aesthetic qualities
of the streetscape. Said landscaping will not sign(ficantly impede public views .fiwn what
currently exists or in_fi-inge on the privacy of neighboring properties.

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;
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The proposed project proposes a driveway that leads to a garage. The garage is not in the
right-of way however will provide parking for the homeowners.

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;
There are no retaining walls proposed in the right of way.

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 right-of
way. The existing improvements include: A driveway, walkway, landscaping and trees, 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;
There are no improvements proposed that will enhance public safety.

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."
There are no fences proposed in the right-of way.
Public Benefit

The project benefits the public, as these proposed improvements will enhance the aesthetic appeal
of the property frontage and will provide access to the proposed residence and garage. The
proposed landscaping will provide screening of the home, as well as creating visual interest on the
property.
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 August 8, 2017 the
proposed project was determined to be categorically exempt from CEQA pursuant to Section
15303 Class 3(a) because the proposed project consists of construction of one single family
residence in a residential zone. Additionally, the project is also exempt from CEQA by the
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Common Sense Exemption CEQA Guideline section 1506l(b)(3). City action is required by
October 8, 2017, or the project may be deemed approved.
The City has determined that the project is minor and insignificant in scope and confonns to the
Design Review criteria of Title 20 of the Belvedere Municipal Code. This project has been
determined to be categorically exempt from the California Environmental Quality Act (CEQA),
as explained below.
As explained in detail above, CEQA provides certain exceptions where categorical exemptions
may not be used. Under one such exception, a CEQA categorical exemption may not be used if
the project has the potential to cause a substantial adverse effect on a CEQA Tribal Cultural
Resource. Here a categorical exemption is appropriate because there is no possibility that the
project would cause a substantial adverse effect on any potential Tribal Cultural Resources that
may, or may not, exist on the site. An Archaeological Survey Report was prepared by ECORP
Consulting, Inc. The report concluded that the no cultural material or midden soil was observed.
The subject property is categorized as a Medium Sensitivity site for Tribal Cultural Resources.
The project is also exempt from CEQA by the Common Sense Exemption. If it can be seen with
certainty that a project will not have a significant effect on the environment, it is exempt from
CEQA review. (CEQA Guidelines, § 15061(b)(3).) Here, a Cultural Resources Evaluation was
done by Archeological Resource Service and concluded that there is a negative result for artifacts
and potentially significant cultural resources. Therefore, there is no possibility that any potential
Tribal Cultural Resources that may, or may not, exist on the site would be adversely affected.
The property is not designated as a "high" historic sensitivity, but rather "medium" in the Historic
Resource Sensitivity Map in the 2030 General Plan. "Medium" sensitivity structures are those
between 45 and 100 years of age, those with an unknown construction date, and those not
previously listed as a historic resource. Additionally, the residence at 6 West Shore Road,
constructed in 1963, is not listed as a historic resource on any federal, state or local register. A
Historical Evaluation of the property prepared by Mark Hulbert, Preservation Architect concludes
that the property does not have historical significance.
As explained above, staff finds that the property is not historic under CEQA; nor eligible for listing
in the local historic register. The discussion regarding CEQA historical issues is incorporated here
by reference.
CORRESPONDENCE

A copy of the public hearing notice for this item was published in The ARK newspaper and mailed
to all property owners within 300 feet of the subject property. As of the writing of this report,
Staff has received comments from Deborah and Christopher Holland (175 San Rafael). Hans
Ullmark and Elena Shaftan (1 Golden Gate) submitted comments, they are concerned with the
height of the structure and the view platform. Carol Bagattini (3 North Point Circle) submitted
comments as well. She is concerned with the windows on the third story and too much light
coming out of them at night. She is also concerned with the patio and the Oaks growing too tall.
Staff has considered all of the neighbor's comments, and suggests that the conditions address the
neighbors' concerns.
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CONCLUSION

Staff can make all of the required findings for the Demotion, Design Review Permit, Exception
to Total Floor Area applications and recommends approval of the Revocable License to the City
Council. Staff suggests that the Commission consider the Variance
RECOMMENDATION
MOTION 1

Adopt the Resolution granting No Historical or Tribal Cultural Resources
per CEQA at 6 West Shore Road (Attachment 1).

MOTION2

Adopt the Resolution granting Demolition of the existing single family
dwelling and detached garage at 6 West Shore Road (Attachment 2).

MOTION 3

Adopt Resolution granting Design Review approval for a new single family
dwelling and attached car port at the property located at 6 West Shore Road
(Attachment 3).

MOTION 4

Adopt Resolution granting Exception to Total Floor Area to allow 5,750 SF
where 4,850 SF is pennitted for the property located at 6 West Shore Road
(Attachment 4).

MOTION 5

Consider the Resolution granting a Variance to allow a height of __where
28' is permitted at 6 West Shore Road (Attachment 5).

MOTION 6

Recommend to the City Council approval of a Revocable License for
improvements located in the public street right-of-way at 6 West Shore
Road.

ATTACHMENTS

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:
Attachment 6:
Attachment 7:
Attachment 8:
Attachment 9:
Attachment 10:
Attachment 11:

Draft Resolution for No Historical or Tribal Resource
Draft Resolution for Demolition
Draft Design Review Resolution
Draft Resolution for Exception to Total Floor Area
Draft Resolution for a Variance for Height
Project Applications
Project Plans
Report from Mark Sandoval (Consulting Architect).
Report fl-om Bartlett Tree Experts
FAR Chart
Correspondence
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CITY OF BELVEDERE
RESOLUTION NO 2019A RESOLUTION OF
THE PLANNING COMMISSION OF THE CITY OF BELVEDERE
FINDING THAT THE PROPERTY AT 6 WEST SHORE DOES NOT
CONSTITUTE A HISTORICAL RESOURCE UNDER CEQA
WHEREAS, a proper application has been submitted for a Demolition Permit pursuant to
Title 16 of the Belvedere Municipal Code to demolish an existing 2,685 square foot house
and garage at 6 West Shore Road; and
WHEREAS, a California Environmental Quality Act (CEQA) categorical exemption may
not be used if the project has the potential to cause a significant effect on a historical
resource; and
WHEREAS, on March 19, 2019 the Planning Commission held a duly noticed public
hearing on the requested Demolition Permit and associated project, and heard and
considered evidence on the potential historic resource value of the subject property; and
WHEREAS, the property is designated as "medium" sensitivity in the 2030 Historic
Resource Sensitivity Map in the 2030 General Plan, meaning that the property has a low
likelihood of constituting a historical resource; "Medium" sensitivity structures are those
between 45 and 100 years of age, those with an unknown construction date, and those not
previously listed as a historic resource; and
WHEREAS, a Historic Resource Evaluation was conducted by Mark Hulbert that
concluded the home does not have historic integrity and therefore does not constitute a
CEQA historical resource; and
WHEREAS, the Planning Commission finds, based upon the findings stated above, the
Historic Resource Evaluation conducted by Mark Hulbert incorporated herein, as stated in
the staff report incorporated herein, and based on substantial evidence in light of the whole
record, that the subject property does not constitute a historical resource under CEQA; and
WHEREAS, because the property does not constitute a CEQA historical resource, the
project does not have the potential to cause a significant effect on a historical resource, and
a categorical exemption pursuant to CEQA Guideline Section 15303 is proper; and
WHEREAS, the demolition project has been determined to be categorically exempt from
the provisions of CEQA pursuant to Section 15303 of the CEQA Guidelines; and

ATTACHMENT 1
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NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Belvedere does hereby find, in exercising its independent discretion, based on the findings
listed above and in the staff report, incorporated herein, that the property located at 6 West
Shore Road does not constitute a historical resource pursuant to CEQA Guideline Section
15064.5(a)(3) as follows:
1.
The subject property is not associated with events that have made a significant
contribution to the broader patterns of California's history and/or cultural heritage.
2.

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

3.

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

4.

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

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission
March 19, 2019, by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
RECUSED:
APPROVED:~~~~~~~~~~~~

James Lynch, Planning Commission Chair

Alison Foulis, City Clerk

CITY OF BELVEDERE
RESOLUTION NO 2019A RESOLUTION OF
THE PLANNING COMMISSION OF THE CITY OF BELVEDERE
GRANTING A DEMOLITION PERMIT TO DEMOLISH AN EXISTING
2,685 -SQUARE-FOOT RESIDENCE WITH ATTACHED GARAGE LOCATED
AT 6 WEST SHORE ROAD
WHEREAS, a proper application has been submitted for Demolition Permit pursuant to
Title 16 of the Belvedere Municipal Code to demolish an existing 2,685-square-foot single
family residence, with attached garage built in 1965 at 6 West Shore Road; and
WHEREAS, the demolition project has been determined to be categorically exempt from
the provisions of the California Environmental Quality Act (CEQA) pursuant to Section
15303 of the CEQA Guidelines; and
WHEREAS, at its March 19, 2019 regular meeting, the Planning Commission held a
public hearing and determined that the subject property did not constitute a Historical
Resource nor did the property contain or constitute Tribal Cultural Resources under CEQA,
based on the findings, determinations, and information contained in the "No Historical
Resource" resolution for this Project, incorporated herein by reference; and
WHEREAS, a Historic Resource Evaluation was conducted by Mark Hulbert that
concluded the home does not have historic integrity and therefore does not constitute a
CEQA historical resource; and
WHEREAS, an Archeological Investigation was conducted by Garcia and Associates and
resulted in a conclusion that no archaeological resources identified; and
WHEREAS, the Planning Commission held a duly noticed public hearing on the requested
Demolition Permit on March 19, 2019; and
WHEREAS, the Planning Commission finds, based upon the findings set forth in Exhibit
A attached hereto and incorporated herein, and with the conditions listed below, the
proposed project is in substantial conformance with the findings specified in section
16.28.110 of the Belvedere Municipal Code.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Belvedere does hereby grant approval pursuant to Title 16 of the Belvedere Municipal
Code to allow the demolition of an existing 2,685-square-foot single-family residence with
attached garage at 6 West Shore Road, with the following conditions:
a) The property owners shall defend with counsel acceptable to the City and hold the
City of Belvedere and its officers harmless in the event of any legal action related
to, or arising from, the granting of this Demolition approval, shall cooperate with
the City in the defense of any such action with counsel acceptable to the City in its
discretion, and shall indemnify the City for any award of damages and/or attorneys'
fees and associated costs that may result.
ATTACHMENT2
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b) All requirements of the Building Official shall be met. A permit for demolition must
be issued by the Building Department before the commencement of work.
c) All work shall be completed within 45 days of the commencement of demolition
unless deconstruction methods are used in which case 12 weeks is permitted.
"Commencement of demolition" shall mean the date of the issuance of the building
permit for demolition or a start date specified in written correspondence from the
property owner and approved by the Building Official prior to issuance of the
permit for demolition.
d) All requirements of the City Engineer shall be met. Encroachment permits, as
distinguished from a Building Permit, shall be obtained for all improvements, work
activities, and staging or storage of equipment and materials within the public rightof-way prior to commencing work, subject to approval of the Public Works
Manager.
e) Obstruction or blockage, partial or complete, of any street so as to leave less than
ten feet of unobstructed horizontal clearance for vehicles, shall not be permitted
without first obtaining, twenty-four hours in advance, a street closure permit.
Twelve feet of clearance shall be required for debris boxes or building materials.
Streets shall be left clean and free of any debris at the end of each workday.
f) Demolition shall be limited to the hours of 8:00 a.m. to 5:00 p.m., Monday through
Friday, except in special circumstances after obtaining written permission from the
City Manager. Demolition is prohibited on City holidays except in special
circumstances after obtaining written permission from the City Manager. The City
Manager is urged to impose a very high-level of scrutiny in the determination of
"special circumstances."

g) The site shall be left clean and free of all debris and materials from the demolition
at the completion of work.
h) All requirements of the Tiburon Fire Protection District (TFPD) shall be met.
i) The general contractor shall submit a proposal to the City Manager for review and
approval that addresses the demolition schedule and vehicle parking locations.
j) Prior to the issuance of a building permit for demolition, the applicant shall submit
for review and approval an Erosion Control Plan incorporating, as appropriate, the
MCSTOPPP Minimum Erosion/Sediment Control Measures for Small
Construction Projects:

http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/-/media/
Files/Departments/PW/mcstoppp/development/MECM final 2009 .pdf
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k) Prior to the issuance of a building permit for demolition, the applicant shall
demonstrate compliance with State air quality requirements related to the control
of dust generated by the demolition and construction, and prepare a plan for the reuse and recycling of demolition materials.
1) These restrictions shall be binding upon any successor in ownership of the property.
m) In the event that archeological or paleontological resources are uncovered during
construction, all work must be halted and an evaluation must be undertaken by a
qualified archaeologist or paleontologist to identify the appropriate actions that
shall be undertaken.

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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DEMOLITION FINDINGS

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

A.

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

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

B.

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

Demolition will not remove a building of recognized historical or architectural
significance. The existing single-family residence and garage were constructed in 1965.
During the preparation of City of Belvedere 2030 General Plan Update, a Historic Resource
Sensitivity Map was created which categorized the parcels within the City based on the
likelihood of containing a historical significant property. The Historic Resource Map
contains three levels of historic sensitivity which consist of Low, Medium, and High. The
project site is not within an area of "High" historical value; but rather is designated as
having "Medium" historic potential. Additionally, A Historic Resource Evaluation was
conducted by Mark Hulbert. The report concludes that "single family residence at 6 West
Shore Road in Belvedere have no association to events of historical importance and are not
associated with any persons of identified importance, nor does the extant building embody
identifiably distinctive characteristics of a type, period, region, or method of construction."
Also, the home is not listed as a historic resource on any federal, state or local register.
Moreover, on March 19, 2019, the Planning Commission adopted a Resolution Finding No
Historical Resource under CEQA.
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C.

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

The plan presented in the application, and as conditioned, would provide adequate site
protection during and following the demolition. The applicant states that an erosion control
plan will be put in place. Demolition is expected to take 45 days to complete.

D.

That the time frame for accomplishing the demolition is reasonable.

The applicant's estimated 45-day time frame for accomplishing the demolition 1s
reasonable.

E.

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

A housing unit would be removed as part of this application; however, a new housing unit
would be constructed in its place. Therefore, no reduction in housing units will result from
this project.

F.

The proposed demolition is consistent with the goals of the City of Belvedere
Housing Element.
As noted above, the demolition of the existing residence will not have a substantial impact
on the availability of housing units in Belvedere and is consistent with the goals of the
Belvedere Housing Element as it will not remove any housing stock from the City. The
project proposes a new single-family dwelling.

CITY OF BELVEDERE
RESOLUTION NO. 2019A RESOLUTION OF THE CITY OF BELVEDERE GRANTING DESIGN
REVIEW APPROVAL FOR A NEW HOUSE, GARAGE AND
POOL HOUSE AT 6 WEST SHORE ROAD
WHEREAS, a proper application has been submitted for Design Review pursuant to Title
20 of the Belvedere Municipal Code for a new house, garage and other associated site
improvements at 6 West Shore Road; and
WHEREAS, the project been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15303, New Construction; and
WHEREAS, CEQA provides certain exceptions where categorical exemptions may not be
used. Under one such exception, a CEQA categorical exemption may not be used if the
project has the potential to cause a substantial adverse effect on a CEQA Tribal Cultural
Resource. Here a categorical exemption is appropriate because there is no potential that
the project would cause a substantial adverse effect on any potential Tribal Cultural
Resources that may, or may not, exist on the site. A Cultural Resources Evaluation by
Garcia and Associates concluded that the project area does not contain traces of intact
archaeological deposits. Therefore, there is no possibility that any potential Tribal Cultural
Resources that may, or may not, exist on the site would be adversely affected. Further, the
property is not designated as a "high" historic sensitivity, but rather "niedium" in the
Historic Resource Sensitivity Map in the 2030 General Plan. "Medium" sensitivity
structures are those between 45 and 100 years of age, those with an unknown construction
date, and those not previously listed as a historic resource. Additionally, the residence at 6
West Shore Road constructed in 1965, is not listed as a historic resource on any federal,
state or local register.

Additionally, the property does not constitute a CEQA historic resource, based on the
findings, determination, and information contained in the associated "No Historic
Resource" resolution for this Project and its findings, incorporated herein by reference. A
Historical Evaluation of the property prepared by Mark Hulbert, Preservation Architect
concludes that the property does not have historical significance; and
WHEREAS, the Planning Commission held properly noticed public 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 20.04.005 and 20.04.110 to 20.04.120 of the Belvedere M~icipal Code.

ATTACHMENT 3
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NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Belvedere does hereby grant approval of the Design Review application pursuant to Title
20 of the Belvedere Municipal Code to build a new house and garage with the following
conditions:

1. The property owner shall hold the City of Belvedere and its officers harmless in
the event of any legal action related to or arising from the granting of this Design
Review approval and any other City approvals associated with the project, shall
cooperate with the City in the defense of any such action with counsel acceptable to
the City in its discretion, and shall indemnify the City for any award of damages
and/or attorneys' fees and associated costs that may result. This approval is
conditioned upon the accuracy of all facts stated in the application and supporting
documents.
2. Construction shall conform to the revised drawings prepared by Butler Armsden
Architects, stamped received by the City of Belvedere on March 11, 2019 with the
following exceptions:
•

The overall height of the structure shall be reduced by _ _ feet to ensure
the overall building height is consistent with the allowable height limit for
the zoning district.

•

The pool house shall be moved down the slope towards the main house and
away from the side yard property line adjacent to 8 West Shore. The eves of
the pool house roof shall be reduced by at least one foot and the height of the
pool house shall be reduced by at least two feet.

•

The third floor windows on the writer's studio shall be clerestory at the rear
and utilize light refracting glass.

•

The viewing deck/kids' platform shall be eliminated from the plans.

Final plans shall be reviewed by the Chair of the Planning Commission and
planning staff to ensure for consistency.
3. Construction shall be limited to the hours of 8:00 a.m. to 5:00 p.m., Monday
through Friday, except in special circumstances after obtaining written permission
from the City Manager.
4. The landscape plan shall be reviewed by the Marin Municipal Water District
(MMWD) for conformance with the District's Water Efficient Landscape Ordinance
(WELO) prior to issuance of the building permit. Prior to issuance of a building
permit the applicant shall demonstrate that the proposed landscape plans comply
withMMWD.
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5. All requirements of the Fire Marshal shall be met prior to issuance of a building
permit including but not limited to:
•

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

•

The structure shall have installed throughout an automatic fire sprinkler
system. The system design, installation and final testing shall be approved
by the District Fire Prevention Officer. CFC 903 .2.

•

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

•

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

•

The.fire pit shall comply with TFPD Policy 423.9.

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

An updated Revocable License will be required for private improvements
within the public right-of-way and easements.

•

The project will require a video recording of the condition of the haul route
pavement. The applicant will be responsible for any damage to the roadway
or other improvements along the haul route caused by the removal or
delivery of materials by truck. A deposit will be required should the roadway
not be repaired to the satisfaction of the City. The deposit amount (estimated
range from $10,000 to $30,000) will be determined at the time of the
Building Permit review.

•

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

•

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

•

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

The project will require a detailed Grading Plan & Drainage Plan showing
cut and fill earth volumes. Said plans shall incorporate, as appropriate, the
MCSTOPPP Guidance for Applicants: Stormwater Quality Manual for
Development Project in Marin County. This can be found at the following
website:
http://www.marincounty.org/depts/pw/divisions/mcstoppp/development/~/
media/Files/Departments/PW/mcstoppp/GuidanceforApplicantsv 2508.pdf

•

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.

•

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

•

The project will 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. See the
following link for the Marin County Stormwater Pollution Prevention
Program Construction Erosion and Sediment Control Plan Applicant
Package, revised November 2015:
http://www.marincounty.org/~/media/files/departments/pw/mcstoppp/devel

opment/mcstoppp-erosion-and-sediment-control-plan-applicantpackage.pdf?la=en
•

The project will require a Landscape Plan and Irrigation Plan.

7. All exterior lighting shall be shielded and directed downward. Prior to the issuance
of a Building Permit, a final exterior lighting plan shall be submitted for the review
and approval by the Planning Commission Chair and the Director of Planning and
Building. The final lighting plan shall clearly indicate the quantity, location and type
of exterior light fixtures.
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8. Prior to the issuance of a Building Permit, a final landscape plan shall be submitted
for the review and approval by the Planning Commission Chair and Director of
Planning & Building. Said landscaping plan shall include a tree protection plan
prepared by a certified arborist. The plan shall identify measures to protect existing
trees on the project site that are to be retained and shall include but not be limited to
the following:
•
Installation of orange mesh construction fencing or other protective barrier
at the drip line of trees prior to commencement of demolition.
•

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

•

Excavation and trenching methods used to avoid unnecessary root damage.

•

Communication and coordination with the adjacent property owners
regarding tree protection measures, including obtaining consent of property
owner, if required, to access property and perfo1m these measures.

•

Monitoring by the arborist during work around the trees to remain Prior to
the issuance of a Building Permit, a final landscape plan shall be submitted
for the review and approval by the Planning Commission Chair and Director
of Planning and Building.

9. Prior to the issuance of a building permit, the applicant shall submit for review &
approval a Construction Management Plan to the satisfaction of the Building
Official & Public Works Manager. The Construction Management Plan &
Construction Parking/Staging Plan submitted pursuant to City Regulations No. 290
and shall include the following:
a. The delivery of materials and equipment to and from the construction
site shall be limited to weekdays between 8:00 AM and 5:00 PM.
b. Parking of deliver trucks shall be limited by Belvedere Municipal Code
Specifications and Standards for Encroachment Permits for Work in the
City Right-of-Way.
c. Street parking for construction related vehicles shall be limited to three
(3) vehicles in accordance with City requirements.
d. Construction vehicles shall not block West Shore Road and are subject
to the requirements of the City of Belvedere Public Works Department
Noticing and Road Closure Permit Process. Road closures are limited
to the hours of 9:00AM to 4:30PM and three (3) business day advance
notice.
e. Construction vehicle ingress and egress shall be per route shown on the
Construction Parking & Staging Plan (Sheet Al.O).
f. Pre-construction and post-construction surveys of the condition of
West Shore Road; road impact fee; and any other required deposits shall
be completed in conformance with the City of Belvedere Building
Department application requirements.
·
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10. Plans submitted to the Building Department for permit issuance shall be
consistent with the approved Planning Commission plans.
11. Design Review approvals expire twelve (12) months from the date of approval.
12. Construction shall be completed within the Construction Time Limit established
for this project.
13. In the event unanticipated archaeological or paleontological resources are
uncovered during construction, all work must be halted and an evaluation must be
undertaken by a qualified archaeologist or paleontologist to identify the appropriate
actions that shall be undertaken.
14. These Conditions of Approval shall be printed on the Building Permit
Construction Plan set of drawings.
15. These restrictions shall be binding upon any successor in interest of the property.
16. Prior to the issuance of a building permit the property owner shall demonstrate
compliance with State/BAAQMD air quality requirements related to the dust
generated by grading and construction.
17. Prior to approval of the framing inspection, the applicant shall provide an
elevatfon survey prepared by a licensed surveyor to the Building Department
indicating the height of the new residence.
19. Prior to approval of the foundation inspection, a licensed surveyor shall stake
the comers of the foundation (with offset) and shall submit a survey of the
foundation stakes to include the boundaries of the property.

PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission
on March 19, 2019, by the following vote:
AYES:
NOES:
ABSENT:

APPROVED:~~~~~~~~~~~

James Lynch, Planning Commission Chair

Alison Foulis, City Clerk
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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.
Some of the existing landscaping and trees will be preserved and kept in its natural state.
There are 19 trees proposed for removal, and the remainder of the trees will remain. The
house was designed so that the existing as well as the proposed landscaping will help soften
and screen the house. There is minimal cut and fill with the proposed project, as the project
is designed to use the cut from the pool to fill in the backyard to raise the ground level one
foot.
The construction of the proposed residence, the removal of the trees and associated outdoor
space complement the topography of the site, there is minimal cut and fill required for the
construction, and therefore creation of the residence and associated improvements are in
substantial conformance with this finding.

Relationship between structures and the site. There should be a balanced and
harmonious relationship among the structures on the site, between the structures and
the site itself, and between the structures and those on adjoining properties. All new
buildings or additions constructed on sloping land should be designed to relate to the
natural land-forms and step with the slope in order to minimize the building mass
and bulk and to integrate the structure with the site.
The project proposal maintains a balanced and harmonious relationship between the
structure and its site and adjoining properties because the proposed new residence and
garage have been designed to relate to and fit with the adjacent properties and the slope of
the land. The new house garage and pool house as conditioned are designed in a manner
as to minimize the building mass and bulk on this site as the home is proposed at the flat
portion of the lot, which is the most logical place to build.

Minimizing bulk and mass.
A. All new structures and additions should be designed to avoid monumental or

excessively large dwellings that are out of character with their setting or with other
dwellings in the neighborhood. All buildings should be designed to relate to and fit
in with others in the neighborhood and not designed to draw attention to themselves.
The residence is designed to avoid appearing monumental or excessively large in size. The
home is proposed in a similar footprint than what exists now, although larger, the design is
in character with the neighborhood. The design of the home relates to and fits in with the
others in the neighborhood as there is a mix of homes along West Shore Road and San
Rafael Avenue. The residence is not out of character with the setting or the neighborhood
and is designed to not draw attention to itself.

Resolution 2019
March 19, 2019
6 West Shore Road
Exhibit A
Page2
There are a mix of modem and traditional homes on West Shore Road and the classic
shingle home blends in well with the neighborhood. The proposed materials and rooflines
are in character with the setting, the proposed residence and garage appear in character
with the mixed architectural style of the dwellings in the neighborhood.
B. To avoid monotony or an impression of bulk, large expanses of any one material
on a single plane should be avoided, and large single plane retaining walls should be
avoided. Vertical and horizontal elements should be used to add architectural
variety, to break up building planes, and to avoid monotony.
The proposed project is designed. so that it does not include large expanses of any one
material, although the project is mostly shingles there are a variety of materials that will
add to architectural interest and will help break up building planes.
The house is designed with horizontal elements in different materials that add architectural
variety which break up the building planes and avoids monotony.
Further, as conditioned, the proposed residence and garage would not increase the
impression of bulk due to its location on the lot and the existing landscaping as well as the
proposed new landscape plan.
Materials and colors used. Building designs should incorporate materials and colors
that minimize the structures visual impacts, that blends with the existing landforms
and vegetative cover, that relate to and fit in with· structures in the neighborhood, and
that do not attract attention to the structures themselves. Soft and muted colors in
the earthtone and woodtone ranges are preferred and generally should predominate.
Trim and window colors should be compatible with and complementary to the other
building colors.
The building design and materials minimize visual impact, blend with the landform and
neighborhood, and do not draw attention to the structure themselves. The house is
proposed in wood shingles, stone veneer, wood fencing, wood trim painted black, black
asphalt shingle roof, stone paving, wood guardrails and board form concrete retaining
walls.
The color palate for the project includes, grey, dark browns and black. The colors and
materials for the project are soft and muted and will complement the surrounding
neighborhood.
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.
Fences are compatible with the site, preserve privacy, and do not significantly block views.
The project includes construction of new fencing and a gate at the front property line. The
fence is proposed to be 6 feet in height and constructed out of wood, painted black. New
wood and wire fencing is proposed at the rear of the property, maximum of 6 feet in height.
Garbage will be contained in the garage.
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Privacy. Building placement, and window size and placement should be selected to
give consideration to the privacy of adjacent buildings.
Given the adjacent property owner's proximity to proposed home, window placement and
privacy screening has been proposed to give consideration to privacy. Most importantly,
the proposed mature landscaping will provide ample privacy screening. Although the
neighbors will view the outdoor patio, all reasonable consideration has been given to
preserve privacy, and there are four large trees proposed to mitigate the noise and to provide
privacy. The project also proposes landscaping to screen the house, pool house and outdoor
spaces in consideration of the neighbors privacy.

Drives, parking and circulation. Walkways, driveways, curb cuts and off-street
parking should be planned and designed so as to minimize interference with smooth
traffic flow, to encourage separation of pedestrian from vehicular traffic, and to be
as safe and convenient as is practical. They should not be out of relationship with the
design of the proposed buildings and structures on the site, and should not intrude on
the privacy of, or conflict with the appearance or use of neighboring properties.
The proposed new driveway and garage will accommodate two cars. The new garage is
shifted further back on the property, away from the street. The garage is designed to
integrate into the new house and will create a smoother traffic flow given that it is further
back from the street. These improvements are designed to minimize interference with
traffic flow and encourage separation of pedestrian and vehicle traffic. The driveway, and
garage will not intrude upon the neighbor's privacy.

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

Consideration of nonconformities. The proposed work shall be viewed in relationship
to any nonconformities, as defined in Title 19, and where it is determined to be feasible
and reasonable, consideration should be given to conditioning the approval upon the
mitigation or elimination of such nonconformities.
The proposed house will exceed the allowable height limit and floor area. As conditioned,
because the findings for a Variance and Exception to Total Floor Area can be made, it is
not feasible or reasonable to eliminate any nonconformities.
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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.
The proposed project includes a combination of existing landscaping to remain and new
landscaping. The majority of the healthy trees will remain. The extensive landscape plan
will provide screening and softening of the proposed house and garage. The landscaping is
in substantial conformance with this finding as it includes natural and native vegetation, is
compatible with the character of the site and the surrounding properties, and is designed to
provide screening of architectural elements.

Landscape Plans - Materials. A. Plant materials native to northern California and
Marin County, and those that are drought-tolerant are encouraged. Evergreen
species are encouraged for use in screen planting situations. Because of high water
usage, turf areas should be minimized and narrow turn areas, such as in parking
strips, should be avoided. B. Landscape plans should include a mix of fast and slow
growing plant materials. Fast growing trees that have a short life span should be used
only when planted with others which reach maturity at a later age. C. Landscape
plans should include water conserving irrigation systems. Plant materials should be
selected so that once established, much of the major site landscaping would survive
solely on rainfall.
The proposed landscape is in substantial conformance with this finding as it includes 16
new trees, 14 36 inch box and 2 24 inch box. The project also proposes many shrubs,
perennials and vines that will screen the home from the neighbors above. The plants
proposed are low water use and include slow and fast growing species.

CITY OF BELVEDERE
RESOLUTION NO. 2019A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BELVEDERE GRANTING AN EXCEPTION FROM SECTION 19.26.040 OF THE
BELVEDERE MUNICIPAL CODE FOR THE PROPERTY
LOCATED AT 6 WEST SHORE
WHEREAS, a proper application has been submitted for an Exception to Total Floor Area from
the zoning provisions of the Belvedere Municipal Code to construct a new single family
dwelling, attached garage, detached pool house and other associated site improvements to allow
a maximum floor area of 5,750 square feet where a maximum of 4,850 square feet is permitted at
6 West Shore Road; and
WHEREAS, the project been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to pursuant to Section 15303 New Construction
because the proposed project includes the construction of one single family residence in a
residential zone; and
WHEREAS, project is also 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; a Cultural Resources Evaluation was done by Garcia and
Associates and concluded that there are no previously recorded or newly identified cultural
resources on the site. Therefore, there is no possibility that any potential Tribal Cultural
Resources that may, or may not, exist on the site would be adversely affected; and
WHEREAS, there is no possibility of an adverse impact to the significance of an historical
resource under CEQA because the City has determined based on substantial evidence in the
record including a historical evaluation that the property does not constitute an historical
resource; and
WHEREAS, the Planning Commission held duly noticed public hearing on the requested Floor
Area Exception on March 19, 2019; and
WHEREAS, the Planning Commission made each and every one 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.
Due to the design of the dwelling, garage and pool house and as conditioned in the
Design Review Resolution, primary views from adjacent properties and the street are not
significantly impaired by the additional square footage. The new home is constructed at
the front, flat portion of the lot and integrates well into the topography of the land. The
home has been designed so that the majority of the windows will not impact the
neighbor's views.
Although the dwelling and garage will be visible from the neighboring properties, the
neighboring properties' primary views will not be significantly impaired. Primary views
are "views of Mt. Tamalpais, San Francisco Bay and its environs, bridges, and the
surrounding hills of Tiburon or Belvedere Island as seen from inside the public or
common areas of the home." (General Plan, p. 111.) The proposed dwelling and garage
ATTACHMENT 4
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are at least 10 feet from the neighboring properties on West Shore Road. Given the
distance from the adjacent properties combined with the fact that there is significant
landscape screening, the proposed dwelling will have no impact to the primary views of
the adjacent property.
Additionally, the overall height of the structure, as conditioned will not impact primary
views from the neighbor's property as the structure will not impact any views of Mt.
Tamalpais, San Francisco Bay, bridges and the surrounding hills of Tiburon or Belvedere
Island. The dwelling, as conditioned, will not impact primary views. Moreover, due to
the lot sloping up at the rear and as conditioned is within 1-2 feet of the allowable height
limit for the R-15 Zoning and the neighbors' view to the rear would not be "significantly
impaired" by the additional square footage.
b. That there are unusual characteristics applicable to the parcel which minimizes the
impact of a greater floor area.
The unusual characteristic that minimize the impact of the additional square footage is the
large size of the lot.
Specifically, the lot is approximately 20,180 square feet which is 5,180 square feet greater
than the required square footage for residential lots located within the R-15 Zoning
Classification. The project site is large enough to accommodate the additional 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.
The proposed project is appropriate in mass, bulk and character for the parcel, neighborhood,
and zoning district because the additional floor area is designed to be well integrated into the
existing site. The materials that will be used in construct the dwelling, garage and pool house
are proposed to blend into the existing neighborhood and will add some architectural interest
to the site. As proposed the bulk and mass of the proposed structures integrate well into the
site and neighborhood which help to reduce the mass and bulk. All Design Review criteria
are satisfied.
d. That the additional square footage will not substantially reduce the privacy otherwise
available to residents of adjoining properties.
As conditioned, the additional square footage will not substantially reduce the privacy
otherwise available to residents of the adjoining properties. Specifically, the proposed
single-family residence is located within the front portion of a rather large residential lot. The
incorporation of landscaping, fencing and retaining walls will not result in a substantial
impact of privacy that otherwise would be available for residents of the adjoining properties.
Conditions of approval have been added that will reduce privacy impacts to neighbors
including the property at 8 West shore. A condition addresses the third floor windows and
location of the pool house to increase privacy. The condition of approval for windows
requires that the windows are reduced in size and have light refracting glass. A condition of
approval also reduces any privacy impacts of the property owners at 8 West Shore Road by
requiring that the pool house be reduced in height, shifted down the slope and away from the
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neighbor, and the eves reduced. Finally, there is a condition to remove a proposed viewing
deck that would have had privacy impacts for 1 Golden Gate Avenue.
NOW, THEREFORE, BE IT RESOLVED that based on the findings listed above and
incorporated herein, the Planning Commission of the City of Belvedere does hereby grant an
Exception to Total Floor Area to allow a maximum floor area of 5,750 square feet where a
maximum of 4,850 square feet is permitted exists at 6 West Shore Road.
PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission held on
March 19, 2019, by the following vote:
AYES:
NOES:
ABSENT:
APPROVED:~~~~~~~~~~

James Lynch, Planning Commission Chair
Alison Foulis, City Clerk

CITY OF BELVEDERE
RESOLUTION NO. 2019A RESOLUTION OF THE CITY OF BELVEDERE GRANTING A
VARIANCE FROM SECTION 19.56.060 OF THE BELVEDERE
MUNICIPAL CODE FOR THE PROPERTY LOCATED
6 WEST SHORE ROAD

WHEREAS, a proper application has been submitted for a Variance from 19.26.060 of the
Belvedere Municipal Code to allow a height of _ _ where 28' is permitted at the property at 6
West Shore Road; and
WHEREAS, the Planning Commission held a duly noticed public hearing on the requested
Variance on March 19, 2019; and
WHEREAS, the Planning Commission made the following findings of fact:
1. The granting of the Variance will not constitute a grant of special privilege

inconsistent with the limitations upon other properties in the vicinity and zone in
which such property is situated;
Granting a Variance to allow the third floor to exceed the allowable twenty eight foot height
limit does not grant a special privilege to this particular lot because the project will allow
the property owners to enjoy a home similar to those in the vicinity and zone. If not for
allowing a deviation from the height requirements of the Belvedere Municipal Code, the
property owners would not have the ability to construct their home at the fomt of the lot
which is a privilege enjoyed by other properties in the vicinity, under identical zoning
classification. Also, allowing the height to exceed 28 feet is a privilege that is enjoyed by
others in the neighborhood. The adjacent home is approximately 43 feet in height. The
third story studio is approximately 24 7 square feet, which is the only portion of the home
that exceeds the allowable height limit.

2. Because of special circumstances applicable to the property, including size, shape,
topography, location, or surroundings, the strict application of the Zoning Ordinance
section would deprive this property of privileges enjoyed by other properties in the
vicinity and under identical zoning classification, so that a denial of the application
would result in undue property loss;
Special circumstances applicable to the property include the fact that the property is steep
at the rear and flat in the front. Additionally, it has changing geology which dicatates where
to build. The front of the lot is fill and the rear of the lot is bedrock, while ideal to build on
the bedrock for construction purposes, it would not be ideal for the neighbors. The rear of
the lot is steep and any proposed home would block views from the neighboring
propertuies. Due to the geology and the steepness of the lot, it is infeasible for the property
owner to meet the required height requirements for the third stroy. Due to the slope of the
property, the location of the third floor is appropriate. Therefore, denial of the Variance
application would result in undue property loss.
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3. The granting of this Variance will not be detrimental to the public health, safety or
welfare, or injurious to the property or improvements of owners of other premises,
or to the quiet enjoyment of their premises.

The granting of the Variance for lot coverage will not be detrimental to the public health,
safety or welfare, or injurious to the property or improvements of owners of other premises,
as all construction will be governed by the uniform Building Code requirements as well as
regulations restricting the construction impacts.

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of
Belvedere does hereby grant a Variance from the requirements of Title 19 of the Belvedere
Municipal Code to allow a height of
where 28' is permitted on the property at 6 West
Shore Road.
PASSED AND ADOPTED at a regular meeting of the Belvedere Planning Commission on March
19, 2019 by the following vote:
AYES:
NOES:
RECUSED:
ABSENT:

APPROVED:

James Lynch, Planning Commission Chair

Alison Foulis, City Clerk

6 West Shore Road Project Narrative
We purchased 6 West Shore Road in November 2017. We immediately fell in love with the
potential of the site and the charm, beauty, and sense of community in Belvedere. It's why we
chose to make it our lifetime home.
We have one son, 22-month-old Charlie, and an old dog named Oliver. Michael works in real
estate investment. Megan writes speeches for politicians and bureaucrats. After living in a small
apartment in San Francisco for many years, we had wanted a large backyard for our family. It's
what Michael grew up with in Ohio, and it would give breathing room to Megan, who spent a
decade living and working in Alaska, and who craved open spaces.
Our initial plan was to renovate. But contractors told us that the house's shallow perimeter gradebeam foundation was sinking and tilting it toward the front by approximately 6 to 8 percent. Its
simple structural framing did not help. Everyone told us it made more sense to rebuild.
So our goal became to design a welcoming and traditional family-style home. We love the old
homes of Belvedere, so we wanted a modern take on the historic, shingle architectural style.
Michael has an advanced degree from an architecture school and has interest in historic
preservation. So we looked at the architecture of Ernest Coxhead, Bernard Maybeck, and Willis
Polk for inspiration.
Once we dug into the project, however, we realized there were many complicating factors. The
parcel is naturally divided into three areas: i) an upper flat lot; ii) an approximately 40' hillside
with a 1: I slope behind it; and iii) a lower flat lot that is 3 to 4 feet below the upper lot. The
current house sits on the lower lot and faces West Shore Road. And a front sliver of the lower lot
is at a 10-foot elevation in the I 00-year flood plain.
Below, please find the important points that went into the ultimate design:

Bedrock in the back and fill over bay mud in the front - The geotechnical report by Miller
Pacific confirmed the complicated geology of the lower lot is making the current house tilt. The
upper lot and back hillside has 1 to 2 feet of di11 over bedrock and was likely created by a manmade "cut slope" sometime between the 1920's and l 940's. The lower lot is an older fill site
over bay mud with significant bedrock tapering below at a depth of I to 2 feet at its eastern edge
to approximately 40 feet on West Shore Road. The lower lot's fill has also settled an estimated
28 inches since the house was originally built.
Because of this awkward geology, the geotech report cites the importance of building on the
lower lot or principally on the upper lot, but not building centered where these areas meet which
would requires a more technical hybrid foundation straddling the different seismic zones. This
reduces the buildable areas on the overall lot significantly, to either the upper lot or the lower lot.
Furthermore, a house built on the lower lot over the fill and bay mud tapering toward the back
has an increased risk of tilting forward. This means it would also need a deep foundation system
tied to bedrock such as cased piers as opposed to the more standard matt slab floating system
(much more expensive than building on the upper lot bedrock).

ATTACHMENT 6

Sea level rise and the flood plain - A portion of the lower lot is at the base flood elevation of I 0
feet and in the 100-year flood plain. Based on the geotech report, elevations below 11 feet may
be subject to occasional large-scale flooding, likely during periods of heavy and prolonged
rainfall and/or unusually high king tides without considering sea level rise. But the consensus is
that we can expect a sea level rise of approximately 3 feet (36" +/- 1O" with an upper range of 5
feet 6") by 2100, according to the National Research Council and cited in the San Francisco Bay
Tidal Datums and Extreme Tide Study from February 2016 (please see excerpt attached).
This meant a house built in the lower lot would need to be raised to be protected from future sea
level rise or even a king tide.
The choice of building on the upper or lower lot - On paper, building on the upper lot has
many advantages. A house foundation over bedrock is simpler, safer and less costly. A house on
the upper lot would not need to be raised out of the current or the future expected flood plain
(due to expected sea level rise). It would also likely alleviate the need for a height variance, and
if a portion of the footprint was incorporated into the hillside, the house could potentially qualify
for an increased height limit of 36' (with the same average height). A front yard would also be
more open, accessible and have more light with the main house behind it. The house itself would
have more natural light and better views located at the higher elevation in the back. The
construction would also be staged easier over time.
The only material disadvantage we saw to building on the upper lot seemed to be greater
proximity to more neighbors and a reduced sense of neighbor privacy. We didn't want our
neighbors on top of us, and we didn't want to be right in their backyards. So while so many
factors pointed to building the home on the upper lot, we decided on a plan for the lower front
lot. The neighbors would like it better, and we believed our architect could solve many of the
challenges that the front lot presented.
Solving Problems with the Lower Front Lot Choice:
Flooding problems - King tides and sea level rise mean a house built in the lower lot would
need to be raised. Solution: In looking at the recent research, we concluded that it would be
prudent to raise the house approximately 3 feet.
Shade p1·oblems - A house on the front lower lot is shaded significantly in winter on three sides
because of the 40' hillside behind, the tall three-story 8 West Shore Road house to its immediate
south, and the new approved two-story 9 West Shore Road house directly to its west across the
street. The front house itself also shades its backyard. Solution: To alleviate the reduced natural
light, the architect aligned a small writer's nook that is 4 feet 2" above the 28' height limit but
fully in line with 8 West Shore Road's third story attic. This is not intended as a public space but
a private one with its primary access through an interior stairs in the master bedroom's closet.
Terrain problems - With a house on the lower lot, there would be a very small lower rear yard
remaining that would have a 2 foot 6" step down just before the 3 foot step up to the upper back

lot. Solution: reprocess the pool diggings to reduce the 3 foot step differential to l foot, which
also helps to achieve a close to net zero site off-haul.

The pool house location - The natural architectural location for the pool house is at the eastern
edge of the pool. It's also a natural focal point opposite the main house. However, this location is
too close to many of our rear neighbors. Solution: The architect moved the pool house to the
southeast portion of the site to tuck it away from more rear neighbors.
Privacy/noise transfer issues - The previous owner of the home had health issues for many
years, so maintaining the yard was not a priority. It basically went wild, with many of the plants
and trees dying, falling over, or getting diseases. A new landscape plan was needed to get the
yard back to health. But nev·i landscaping to shield the house and reduce noise transfer can take
time to mature. Solution: The landscape architect created a comprehensive perimeter hedging
screen with quick growing shrubs for the backyard property lines, and a tree screen surrounding
the house and at the base of the hillside. We are keeping the mature maple trees along the north
side, adding three maple trees along the west's street front, and adding four crepe myrtle and two
jacaranda trees to shield the back of the house and its hardscape area from the rear neighbors.
Essentially, we are maintaining the greenbelt effect for our backyard neighbors.
In sum, our goal in our carefully-designed house was to build a home that Belvedere could be
proud of. We want it to look like a home that has always belonged in the town and one that
neighbors will enjoy living next to. We love Belvedere and are grateful to have the opportunity
to raise our family here.
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6 West Shore Road
Neighbor Meetings
This memo details how we reached out to our neighbors to review our house plan and to
address their privacy or any other concerns. We have an unusual property where the lot
line touches seven different adjoining properties, then we have our neighbors across the
street on West Shore Road. As soon as our architect submitted the initial plans, starting in
mid-January, we met with these ten neighbors to give them a copy of the house and site
plan, review it and answer their questions. We then had additional meetings with certain
neighbors to work on expressed privacy or other concerns. We forwarded perimeter
hedging choices, privacy screening ideas for the hillside, and sent details on size, growth
and pictures of the new hedges and trees. We also reached out to our other neighbors
along West Shore to introduce ourselves and alert them of our house plan.
Everyone has been very friendly and welcoming, generous with their time and thoughtful
about their comments. They have not only improved our house design but made our
process easier and we are very appreciative to all of our neighbors for that.
Of the ten immediate neighbors, six signed a short confirmation that we met, reviewed
the house plans, and they saw no issue with the house plans at the time (these are
attached). The meetings took place after the plans were submitted in January but before
the story poles were erected at the end of February.
We worked with the remaining four neighbors to address specific concerns as follows:
Writer's nook - our neighbor to the northeast at the top of the hill at l GOD is concerned
with its privacy and view impact, and we just learned on March 7 that the neighbor on the
north side of our backyard and just below them at 195 San Rafael has a similar concern.
Currently, we are working to address these concerns by evaluating their impact and by
reworking the profile and windows of the studio. We are confident that we can work
together with the architect to find a resolution that reasonably addresses their concerns.
Pool house - two neighbors, our immediate neighbor at 8 West Shore Road, and our
neighbor to the north of the lot at 175 San Rafael, expressed concern about the location of
the pool house and its visibility from their backyards. For 175 San Rafael, our
understanding is that this may be addressed with our privacy hedging along the property
line and we need to reconfirm. For 8 West Shore Road, we are adjusting the pool house
by reducing its roof eave depth, reducing its roof and wall height, and moving it away
from their property line, and these changes will be in the March 11 resubmitted plan.
Kids hillside deck - three neighbors, l GGD, 3 North Point (also above us and next door
to I GGD) and now 195 San Rafael, expressed concern about the kids' hillside deck's
proximity and potential for noise, and for 195 San Rafael, having it look down into their
backyard, which is certainly not our intention. All these neighbors share a common
property line from the base to the top of our hillside on its northern edge, and we want to
get the kids' deck placement right. We are moving it fa1ther away from this property line.

We also added three strawberry trees up the hillside along the north property line and
surrounded the deck's sides and back with large strawberry bushes and these changes will
be in the March 11 resubmitted plan.
In sum, through continuing efforts, we are committed to work with our neighbors to
reasonably and proactively address privacy and other concerns. Our goal is to get this
right and their thoughtful comments and participation have improved our house design.

Neighbor Meeting Confirms
Re: 6 West Shore R()<ld- New House Project - Neighborhood meetings

I met with the homeowners of 6 West Shore Road to review their new house plans and we do oot lllCe an
issue with the pl.atu al this time.
Signature:
Name:
Address:

Date:

Ro;;: 6 West Shore Road - New I louse Project - Nelghborho<Jd mt:etinjil;S

I met with the hooic<lwners of 6 West Shore Road to review !heir new house plans 11nd we do not see an
i sltue with tlie plans at
Signarure:
Address:

Dale:

Re: 6 We~1: Shore Road - New House Project -- Neighborhood me;itings
I mc1 with the homeowners ()f 6 West Shore Road to rc..,'1cw tht:ir new house plans and we do not see an
issue with the plans at this time.
d
_

.

• /'~7·
//·~
. .:~··;;

i'

~:'~~ure;

-~'·tf:1risan~1tn_,_,d=t-~

Address:
Date:

..~...•.~.. ~J.Jjj)J=2=0_,_19..,__ _

9 W Shore Rd.

Re: 6 West Sboro Road

New House Project - Neighborhood meetiugs

I met with the homeowm::rs of6 West Shore Road lo review their new house plans and we do not see a
material issue with the plans at this ti
Signature:

#A~~~~
__
w 9:5a~S.:~5=~~tc;_.d.

Name;
Address:

Date:

·-a,',"~q,-~------

Re: 6 West Shore Rood - New House Project - Neighborhood meetings
I me~ with the homeowners of 6 We1>t Shore Road to review their new 11ouse plans and we do not soc an
is.-;ue with the plans at this tin c.
I

Sigmtture:

Name:
Address:

Date:

Re: 6 West Shor1.': Road - New Hou..~e Project - Neighborhood meetings
I met with the homc-0wners of6 West Shore Road io review tlwir ne'JW house plans and we dtl oot see an
with the pllUIS iu this tlrrhl!.

i~ue

SigMture:

Name:
Address:
Date:

C--~------~T

It, ~-...-~ ;,-

Sy ( ,.. . . . ...; ~ '.lc=r
.;:: N• c~ f'o~ ""~ C<r e.J.•.._
l/_a.~/1 "l

Project Address: 6 West Shore Road, Belvedere, CA 94920

APPLICATION FOR DESIGN REVIEW
CITY OF BELVEDERE • PLANNING DEPARTMENT
450 SAN RAFAEL A VE • BELVEDERE, CA 94920-2336
PH.415-435-3838. FAX415-435-0430. WWW.CITYOFBELVEDERE.ORG

Date:

J,AN

1

4 Z019

Amoun~i~'
t; J of Belvedere

Rec'd. b y : - - - - - - Receipt N o . : - - - - - - -

Parcel N o . : - - - - - - - - - - - - - Located in Flood Zone 0 AE
DVE
D N/A

Planning Comm. Approval
Design Review Exception
Staff Approval

Zone: _ _ _ _ _ _ _ _ _ _ _ _ _

~

Does this project have an active building permit?

No Iii

Yes D Permit No.: _ _ _ __

Is this property adjacent to a City Owned Lane?

No Iii

Yes D

Is there an Existing Revocable License for this property? No IX!

Yes D Lie# _ _ _ _ _ __

Does this project have Planning Commission approval? No Iii

Yes D

Address of Property: 6 West Shore Road, Belvedere, CA 94920
Record Owner of Property: The Holland-Jaeger Family Trust
Mailing

1 Blackfield Drive, #101

Daytime Phone: 415-250-1889

Address:

Tiburon, CA 94920

Fax: 415-433-6529

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

Em aii: michael@jaegermchugh.com
Owner's Representative: Reba Jones, Butler Armsden Architects
Mailing

1420 Sutter Street, First Floor

Daytime Phone: 415-674-5554

Address:

San Francisco, CA 94109

Fax: 415-674-5558

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

Em aii: jones@butlerarmsden.com

Project Description: The project consists of constructing a new single family residence in a similar
location of the parcel as the existing single family residence. The existing residence will be demolished.
The new residence is within setback requirements, with the garage set back further from the street and
the residence set back further on its sides. The new residence is designed in an "H" shape compacted
plan with symmetrical peaked ·roofs, flanking a lower central entry and rear family area. The 2-car
garage is to be located in a similar location as to the existing 2-car garage. The master is set back even
further above the garage to distance it from the street. Other improvements will include a new inground swimming pool/spa, a pool house and extensively landscaped grounds.
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Project Address: 6 West Shore Road, Belvedere, CA 94920
ZONING PARAMETERS:
Required
Lot Area ...............

Existing

Proposed

20,180 sq ft

no change

2,685 sq ft

5,750 sq ft

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

4,850 sq ft max

Total Floor Area .......

.40 of lot area

.13

.28

Front Yard Setback ....

10' for 1st/ 15' for 2nd

10·-10• for 1st/ 19'·1/2" for 2nd

14'-3" for 1st/ 15'-0"for 2nd

Left Sideyard Setback ....

8'-1" (10%0F AV. WIDTH)

5' to chimney, 8' to building

11 '-5~' '

Right Sideyard Setback....

8'-1" (10% OF AV. WIDTH)

13 feet

14'~3"

Rear Yard Setback .....

20' from abutting lot

105 -8

Building Height Maximum ...

28 feet maximum

22'-3" maximum

32'-2" maximum

Building Height Average ...

28 feet average

15'-5" average

22'-6" average

Parking Spaces .......

2 off street spaces

2 off street spaces

2 off street spaces

1

11

95'-10 3/4"

(To Be Completed by Applicant)

Date Filed: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

General Information
I.

Name and address of developer or project sponsor: Reba Jones, Butler Armsden Architects

2.

Address of project: 6 West Shore Road, Belvedere, CA 94920

3.

Name, address, and telephone number of person to be contacted concerning this project: Reba Jones
Butler Armsden Architects, 1420 Sutter St., First Floor, San Francisco, CA 94109 / 415-674-5554

4.

Indicate number of the permit application for the project to which this form pertains: _1_ _ _ _ _ _ __

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: _R_-_1_5_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

7.

Proposed use of site (Project for which this form is filed}: R3 Occupancy (Single Family Home)

8.

Year built:_1_96_5_ _ __

Original architect: Appleton & Wolfard Architects

Project Description
9.

Site size. 20,180 sq ft

1o.

Square footage. main residence

11.

Number of floors of construction. _3_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

12.

Amount of off-street pa~king provided. _2_o_ff_st_re_e_t_s..:..p_a_c_es_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

13.

Plans attached? _Y_e_s_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

14.

Proposed scheduling. 18 months duration to start pending Building Permit approval

--------------------------------=5,093 sq ft I pool house =399 sq ft
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Project Address: 6 West Shore Road, Belvedere, CA 94
15.

Associated projects, such as required grading or staging. Light to moderate grading, consisting of a combination
in the front and side yards and light weight fill in the center rear yard to even existing terrain

16.

Anticipated incremental development. _N_o_t_ap._.p_li_ca_b_le..___ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

17.

If residential, include the number of units, schedule of unit sizes, range of sale prices or rent~. and type of
household size expected . ...;S;....;in_,g._le"--F""'"am"-=ily<....;..;R"""es"'-i""-de"'""n""'c'""e----------------------

18.

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

19.

If the project involves a variance, conditional use or rezoning application, state this and indicate clearly why
the application is required. Exception to Total Floor Area and Exception to Height Limit (see applications for details)

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

IXI

D
D
D
D
D

IXI
IXI
liB
00

IXI

D
!Kl
D

IXI

D
D
D
D
D

!XI
IXI
IXI
IXI
IXI

D
IXI

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. The site has a 2-storv residence parallel to the street with overQrown landscapinQ and perimeter hedQinQ. The house was built
in 1965 and has views of Mt Tamalpais and the Bay from its 2nd story. The site was created by a cut slope (approx. 1:1) taken approx.45' from
the rear hillside and then fill deposited over bay mud at the front. No archeological resources identified during a recent Archeological
Resources Report. See sheet A0.3 for site photos.

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.
The site is located in a residential district with primarily 2-story single family residences. The site is an atypically large parcel. The
existing residence is smaller than typical and the site noticeably lower density. The adjoining residence to the south is an older style
and large house, built in the early 1900's and moved from San Francisco in 1962. See sheet A0.5 for area residence plan.
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6 West Shore Road, Belvedere, CA 9492C
· t Add
ProJec
ress:.~-~----~----

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

This Section advises you of the Time Limit Guidelines that are applied to all Design Review applications
that require a building permit as prescribed by Section 20.04.035 of the Belvedere Municipal Code.
8.
Construction Time Limit Required. This Chapter shall apply to any project for which a design
review approval is required, any project requiring a building permit with an estimated construction value
of $50,000 or greater, and/or any landscaping project with an estimated construction value of $50,000
or greater that is associated with a building permit. As part of any application for design review, the
applicant shall file a reasonable estimate of the cost of the proposed project, and based thereon, a
construction time limit shall be established for the project in accordance with the guidelines set forth in
Subsection C of this Section. The maximum time for completion of project shall not exceed six months
for additions and remodeling up to $100,000 in value; 12 months for construction up to $500,000 in
value; and 18 months for construction valued at more than $500,000. Failure to complete construction
in the agreed upon time will result in fines ranging from $600 per day to $1200 per day with a $300,000
maximum penalty. Application for an extension of the prescribed time limit can be made providing
certain conditions are met. The maximum extension is 6 months. The time for completion of the
construction shall also be indicated on the building permit.

In the space provided below please indicate the estimated project valuation.
1 0 000
Estimated cost of construction: $__·2_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.

!XI

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.
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6 West Shore Road, Belvedere, CA 94920

Project Address: _ _ _ _ _ _ _ _ _ __

For those projects that do not fall under any of the above Time Limit Guidelines or that wish to exceed
the time limit that was approved by the Planning Commission, the following is the "Extension of
Construction Time Limit" process (BMC Section 20.04.035(0):
D.

Extension of Construction Time Limit.
1.
An applicant may request a construction time limit extension at the
time of the design review hearing or after the issuance of a building permit. An applicant
is limited to one construction time limit extension per project.
2.
The Planning Commission has the a.uthority to grant, conditionally
grant, or deny a time limit extension request made at the time of a design review hearing
based on the reasonable anticipation of one or more of the factors in this Subsection.
The Planning Commission's decision may be appealed in writing to the City Council.
3.
The extension committee has the authority to administratively
grant, conditionally grant, or deny a time limit extension request made after the issuance
of a building permit based on one or more of the factors in this Subsection. The
extension committee shall consist of the City Building Official, the Director of Planning
and Building, and the Public Works Manager, who shall meet with the project contractor,
architect and, at the applicant's option, a representative or the applicant. The extension
committee shall review the extension request within 10 working days of receiving a
complete application. Within 10 working days of receiving the decision, the applicant
may appeal the extension committee's decision to the Planning Commission and the
Planning Commission's decision to the City Council. All appeals shall be scheduled
within a reasonable time of the receipt of the appeal.
4.
An application for a construction time limit extension shall be
accompanied by complete working drawings for the construction, a written explanation of
the reasons for the requested extension, any other information requested by Planning
staff, and a fee as established by City Council resolution.
5.
Projects with an initial 18-month construction time limit may
receive a maximum 6-month extension for a total time limit of 24 months. Projects with
an initial 6 or 12-month construction time limit may receive an extension, provided that
such extensions do not result in a total construction time limit exceeding 18 months.
6.
Landscaping Extension. When landscaping work, which was approved
as part of a larger construction project, is delayed because of inclement weather, the
applicant may file with the City Manager for an extension to complete the landscaping
work. The request must be filed prior to, and may not exceed 30 days beyond, the final
building inspection approval, issuance of an occupancy permit, or expiration of the 90day landscaping time limit granted per Subsection C2 above, whichever occurs later.
The City Manager shall grant said extension only if, in his or her opinion, such extension
is warranted because of delays caused by inclement weather.
7.
Construction Time Limit Extension Factors.
Requests for
construction time limit extensions shall be determined based on one or more of the
following factors:
a.
Site topography
b.
Site access
c.
Geological issues
d.
Neighborhood considerations
e.
Other unusual factors
f.
Extreme weather events
g.
Unanticipated discovery of archeological resources
h.
Other conditions that could not have been reasonably
anticipated at the time of project application
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6 West Shore Road, Belvedere, CA 94920,

Project Address: _ _ _ _ _ _ _ _ _ _ __

This Section advises you of the costs that may be involved in processing Planning-related applications
and/or appeals. You are hereby requested to acknowledge this information and agree to be
responsible for all expenses incurred in the processing of your application(s)/appeal(s).
As the property owner/appellant, you agree to be responsible for the payment of all costs, both direct
and indirect, associated with the processing of the applications(s)/appeals(s) referenced below. Such
costs may be incurred from the following source:
Hourly billing costs as of July 1, 2018, (subject to change without notice):

$ 85.00
Director of Planning & Building
$ 59.00
Associate Planner
City Attorney
$ 240.00
Actual costs + 25% overhead
Specialized Planning Consultant
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. To avoid misunderstandings regarding
changes to building plans that have received Design Review, please read and acknowledge the below
information. To help your project proceed in an expeditious and harmonious manner, the City of
Belvedere wishes to inform you of several basic understandings regarding your project and its
approval. By you and your representative signing this document, you are acknowledging that you have
read, understand, and will comply with each of the points listed.
1. Once Design Review approval has been granted, construction plans may be submitted to the City.
The construction plans shall be identical to the plans approved for design review. (BMC
§20.04.010). Deviations from the plans approved for Design Review cannot be approved except by
an amendment to the Design Review approval. It is the applicants' responsibility to assure
conformance, and the failure of staff to bring nonconformities to the applicants' attention shall not
excuse the applicant from such compliance.
2. Comments from City staff regarding the project shall neither be deemed official nor relied upon
unless they are in writing and signed by the City Manager or his designee.
3. Without the prior written approval of the City, construction on the project shall not deviate in any
manner, including but not limited to form, size or color, from approved construction plans. If at any
time during construction, and without such written approval, construction on the project is found by
a member of City staff to deviate from the approved construction plans in any manner, an official
STOP WORK ORDER will be issued by the City, and there shall be a total cessation of all work on
the project.
4. If such a STOP WORK ORDER is issued, the City may initiate proceedings to impose
administrative penalties or nuisance abatement proceedings and issue an order to show cause,
which will compel the undersigned property owner to appear before the City Council and show
cause why the work performed does not deviate from the approved plans and why such work
should not be condemned as a public nuisance and abated. (Authority: Belvedere Municipal Code
Chapters 1.14 and 8.12)
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Project Address: 6 west Shore Road, Belvedere, CA 94920

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(B)(1)(a), for a site or structure with no
existing active Design Review approval, during any twelve-month period, an applicant may obtain up to
four administrative approvals, which may be in the form of 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.

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

Street address of subject property: 6 West Shore Road, Belvedere, CA 94920
Assessor's Parcel No(s). of subject property: _0_6_0-_2_72_-_0_3_ _ _ _ _ _ _ _ _ _ _ _ _ _ __
);>

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

Please provide proof of ownership and of the signer's authority to enter into contracts regarding this
property. One or more of the following documents may contain the necessary information.
• For Trusts: the Trust Document or a Certificate of Trust, including any attachments thereto;
Property Deed; Certificate of Title Insurance.
• For other entities: Articles of Incorporation; Partnership Agreement; Property Deed;
Certificate of Title Insurance; written certification offacts by an attorney.
Photocopies are acceptable. To ensure privacy, documentation will be shredded in a timely manner,
or, upon request, returned to the applicant.
I, Michael C. Jaeger
, state under penalty of perjury under the laws of
the State of California that the above-described subject property is owned by a Trust, LLC, Corporation,
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· Add
6 West Shore Road, Belvedere, CA 94920
ress:_ _ _ _ _ _ _ _ _ _ __
ProJect
Partnership, or other entity and that my signature on this application has been authorized by all
necessary action required by the LLC, Corporation, Partnership, or other entity.
I hereby make application for approval of the design review requested. I have read this application and
hereby certify that the statements furnished above and in the attached exhibits present the data and
information required for the design review and initial environmental evaluation to the best of my ability,
and that the facts, statements and information presented are true and correct to the best of my
knowledge and belief
I agree to be responsible for all costs incurred in connection with the processing of my application and
appeals, if any. And I agree to be bound by Section 5, "Acknowledgement of Responsibilities," above
and representations one through four contained therein.
In the case of an application for revocable license, I agree that, upon approval by the City Council of the
revocable license requested, I will promptly execute a license drafted by the City, have it notarized, and
return it to the City so that it may be recorded.
I understand that the contents of this document are a Public Record. If more than one signature is
required by the owner entity to make this application, please have all signers sign below.
December

Signed this____ d ay of - - - - - - - · 20

18

, at Belvedere, California.

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

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

Title(s) Trustee

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

fXI Trustee(s)

0 Partners: 0 Limited or 0 General

0 Corporation

0 Other _ _ _ _ __

Name of trust, LLC, corporation, or other e n t i t y : - - - - - - - - - - - - - - - - - - );.> 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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'

,_

);;;>-

· t Add ress:_
6 West
Shore
CA_
94920
__
_Road,
_ _Belvedere,
___
_
ProJec
Designation of Owner's Representative (Optional)

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

Date:_ _ _ _ _ _ _ __

Signature of Representative:---------------- Date:_ _ _ _ _ _ _ __
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LAWRENCE P. DOYLE
LAND

SURVEYOR-CIVIL ENGINEER

100 Helens Lane
Mill Valley, CA 94941
(415) 388-9585
(415) 388-0412 fax

February 28, 2019
City of Belvedere Planning Department
450 San Rafael Ave.
Belvedere, CA 94920
Re: A.P. 060-272-03
6 West Shore Road
Belvedere, CA

STORY POLE CERTIFICATION
On February 28, 2019, I surveyed the story poles for the house, pool house and yard at 6
West Shore Road and found them to be in conformance with the plans by Butler
Armsden Architects dated 2/26/2019. In addition, we staked the location of the proposed
deck on the hillside.

If you need more information concerning this Certification, please call my office at
415-388-9585.
Sincerely,

~~P.~

Lawrence P. Doyle
PLS 4694

Project Address: 6 West Shore Road, Belvedere, CA

APPLICATION FOR DEMOLITION PERMIT
CITY OF BELVEDERE • PLANNING COMMISSION
450 SAN RAFAELAVE • BELVEDERE, CA 94920-2336
PH.415-435-3838 • FAX415-435-0430 • WWW.CITYOFBELVEDERE.ORG

Amount: - - - - -

Receipt N o . : - - - - - -

Zone: - - - - - - - - - - - - -

Address of Property: 6 West Shore Road, Belvedere, CA
Type of Property:

Single Family Residence

Record Owner of Property: The Holland-Jaeger Family Trust
Mailing

1 Blackfield Drive, #101

Daytime Phone: _4_1_5_-2_5_0-_1_88_9_ _ _ _ _ __

Address:

Tiburon, CA 94920

Fax: 415-433-6529

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

Em aii: Michael@jaegermchugh.com
Owner's Representative: Reba Jones, Butler Armsden Architects
Mailing

1420 Sutter Street, First Floor

Daytime Phone: _4_15_-_6_74_-_55_5_4_ _ _ _ _ __

Address:

San Francisco, CA 94109

Fax: 415-674-5558

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

Em aii: jones@butlerarmsden.com

Square Footage of Structure to be Demolished: _2_,6_8_5_s_q_.ft_._ _ _ _ _ _ _ _ _ _ _ __

1. Name of demolition contractor and state contractor license number: to be determined
2. Location where demolition debris will be disposed of: _to_b_e_d_e_te_rm_in_e_d_ _ _ _ _ _ _ _ _ __

3. Size, location, and duration for debris boxes to be placed on City s t r e e t s : - - - - - - - - - to be determined by contractor
4. Route(s) to be taken by demolition trucks into and out of the C i t y : - - - - - - - - - - - to be determined by contractor
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Project Address: 6 West Shore Road, Belvedere, CA

5. Sizefrype of trucks used to haul demolition material: to be determined by contractor

6. Estimate of cubic yards of demolition material to be removed: - - - - - - - - - - - - Estimated 350 cubic yards in debris boxes and (4) weeks of work
7. Proposed development plan and development timetable for the site once demolition is completed:
Demolition will be immediately followed by the construction of the new home.

8. Period of time demolition is expected to take: to be determined by contractor
9. Size and location of trees or other vegetation and location of any drainage system to be removed in
conjunction with the demolition: Trees: 2 front yard, 6 upper rear yard, 2 on hillside, 4 in front planting strip.
See L1.3 for tree size. General grubbing will occur.
1O. Erosion, sedimentation, and /or drainage control plans for the site folrowing demolition:----To be determined by contractor. No run off or debris will be allowed to flow into the Bay or Lagoon. See
C-1 for proposed drainage control.
11. Relocation provision for tenants, if any, occupying building to be demolished: - - - - - - - Home is currently owner occupied.
12. Year building to be demolished was constructed: _1_9_65_ _ _ _ _ _ _ _ _ _ _ _ _ _ __
13. Official designation of historical or architectural significance, if any: _N_IA
_ _ _ _ _ _ _ _ __
14. Other: Owners have discussed and are willing to work with the
Chief of the Fire Department on some exercises in the building before demolition.
Note: The demolition contractor will be required to provide the City with a certificate of worker's
compensation insurance and may be required to post a bond. The contractor must also secure a City
of Belvedere business license before the actual demolition permit can be issued by the Building Official.

I, the undersigned owner of the property herein described (or owner representative, as authorized by
completion of a Statement of Ownership and Designation of Representative}, hereby make application
for the demolition permit requested, and I hereby certify that the facts, statements and information
presented herein and in the attached exhibit(s} are true and correct to the best of my knowledge and
belief
Signature:-------------------Name: Reba Jones, Butler Armsden Architects
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Project Address: 6 West Shore Road, Belvedere, CA 94920

APPLICATION FOR EXCEPTION
TO TOTAL FLOOR AREA
CITY OF BELVEDERE • PLANNING COMMISSION

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

Date: _ _ _ _ __

Rec'd. by: _ __

Amount: _____

Assessors Parcel N o : - - - - - - - - - - - - -

Receipt No.: _ _ _ _ __

Zone: - - - - - - - - - - - - -

Address of Property: 6 West Shore Road, Belvedere, CA 94920
Type of Property:

Single Family Residence

Record Owner of Property: The Holland-Jaeger Family Trust
Mailing

1 Blackfield Drive, #101

Daytime Phone: _4_1_5-_2_5_0_-1_8_8_9_ _ _ _ __

Address:

Tiburon, CA 94920

Fax: 415-433-6529

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

Email: michael@jaegermchugh.com
Owner's Representative: Reba Jones, Butler Armsden Architects
Mailing

1420 Sutter Street, First Floor

Daytime Phone: _4_1_5_-6_7_4_-5_5_5_4_ _ _ _ __

Address:

San Francisco, CA 94109

Fax: 415-674-5558

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

Em aiI: jones@butlerarmsden.com

ORDINANCE REQUIRES: 4,850

sq. ft.

YOUR APPLICATION HAS: 5,750

sq. ft.

As provided in Belvedere Municipal Code Section 19.52.120(1 ), I hereby apply for an exception to the
floor area requirements in the Zoning Ordinance. I propose that the Planning Commission make the
following findings of fact:
·
1. That primary views from adjacent properties, as well as from the street, are not significantly
impaired by the additional square footage, because: Primary views from the adjacent residences and the street are not
significantly impaired. Setbacks from the side yards are improved. The massing of the new residence is further broken into two symmetrical
wings rather than a uniform 2-story house parallel to the street. The main house wings also have peaked roofs to further set back from the
side yards. The master steps back further over the garage and steps back again only in the center of the house's southern wing,
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Project Address: 6 West Shore Road, Belvedere, CA 94920
creating a traditional but unique variation in the overall massing to present a more humanized street scale. The neighboring rear
property lines are over 95' away from the main house and their yards are an elevation of over 45' above. Their views are not impacted.

2. That there are unusual characteristics applicable to the parcel which minimize the impact of a
greater floor area, because: The parcel is much larger than its neighbors. The main house is over 95' away and over 45•
below its neighbors' yards on the hillside behind. The grounds are to be heavily landscaped, sheltered with trees and bordered
with perimeter hedging to preserve privacy and reduce noise transmission for its adjacent neighbors. The floor area is only 28%
(26% for the main house) which is significantly below most of its neighbors and all recent construction.

3. That the proposed structure(s) are appropriate in mass, bulk, and character for the parcel, the
neighborhood, and the zoning district, and meet(s) all Design Review criteria, because: _ _ __
The main house is broken into two symmetrical wings with a smaller central corridor to reduce bulk. The wings have peaked
roofs. further reducing massing to the sides. The garage is set back further from the street and the sides of the main house
are further set back then the existing residence, all within required setbacks. The master is further set back over the garage and then
again only briefly in the center of its wing. The pool house is tucked into the rear corner of the lot at the base of the hillside,
sheltered from adjacent properties while allowing access to the rear yard. The proposed cedar shingle and stone veneer
house will fit well with the traditional neighborhood character. Landscaped areas are designed to increase privacy, reduce noise
transfer and add to an overall visual and 'green' appeal of the site.

4. That the additional square-footage will not substantially reduce the privacy otherwise available to
residents of adjoining properties, because: The residence and site design have been carefully considered to not
substantially reduce privacy. The main house is sited at the front lower portion of a deep lot, far away and significantly
lower than all its rear neighbors on the hillside behind and above. The side setbacks have been increased from that of the current
residence for adjacent neighbors. The grounds are heavily landscaped, sheltered with trees and bordered with perimeter hedging
to increase privacy and reduce noise transfer. Six trees have been added within or around the rear hardscape areas specifically to increase
visual privacy and reduce noise transfer from the back of the house. Approx. 7% of the SF is for a pool house tucked into the base
of the hillside. Approx. 5% is for two covered porches recessed into the house's smaller central corridor.

In addition, Section 19.52.120(2) includes guidelines that the Planning Commission must follow.
propose that the following guidelines can be met:
5. That the proposed new construction would not create a new or expand on existing nonconformity
on the property, because: The existing single family residence will be demolished with a new single family residence constructed.
For the new residence, all setbacks are conforming and the side setbacks are greater than the existing residence.

A nonconformity in height is being requested as part of this submission.

Exception to Total Floor Area Application • Page 2of3 • City of Belvedere
U:\planningmanagcr\Planning Forms\PLANNING FORMS - LATEST EDIT!ON\APPLICAT!ON FOR EXCEPTION TO TOTAL FLOOR AREA.doc Rev. 9123/2008 LC

Project Address: 6 West Shore Road, Belvedere, CA 94920

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

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

knowledge an~:
Signature:
Name:

~ ~M."6..

Reba Jones,

Date: December

~tier Armsden Architects

3/, 2018
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Project Address: 6 West Shore Road, Belvedere, CA 94920

APPLICATION FOR VARIANCE
CITY OF BELVEDERE • PLANNING COMMISSION

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

Date:

FEB 2 7 2019

Rec'd. by:

Ass~®r5f~~q~e~re

{Jl(f) -- Jf72

Amount: _ _ __

Receipt No.: _ _ _ _ __

Zone: _ _..._,8-'--'-/_,~_,,___ _ _ __

~ 03

Address of Property:

6 West Shore Road, Belvedere, CA 94920

Type of Property:

Single Family Residence

Record Owner of Property: The Holland-Jaeger Family Trust
Mailing

1 Blackfield Drive, #101

Daytime Phone: _4_1_5_-2_5_0_-1_8_8_9_ _ _ _ _ __

Address:

Tiburon, CA 94920

Fax:

415-633-6529

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

Email: michael@jaegermchugh.com
Owner's Representative: Reba Jones, Butler Armsden Architects
Mailing

1420 Sutter Street, First Floor

Daytime Phone: _4_1_5-_6_7_4-_5_55_4_ _ _ _ _ __

Address:

San Francisco, CA 94109

Fax: 415-674-5558

-'-~----~~----------~

Email:

Description of project and variance(s) requested:

jones@butlerarmsden.com

Demolition of existing single family residence. Construction

of a new single family residence with a limited 3rd story studio above the height limit.

ORDINANCE§
19.56.060

REQUIREMENT
28 Feet Max.

PROPOSED

EXISTING
22'-6" Max.

32'-5" Max.

Variance Application • Page 1 of2 • City of Belvedere
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· t Add ress: _
6 West
CA_94920
_ _Shore
_ _Road,
_ _Belvedere,
____
_
ProJec

I hereby apply for a variance from the strict interpretation of the Belvedere Zoning Ordinance to permit
the construction described on the previous page. I propose that the Planning Commission make the
following findings of fact in order to grant the requested variance:

A.

The granting of this variance will not constitute a grant of special privilege inconsistent
with the limitations upon other properties in the vicinity and zone in which such property
is situated because:

The residence adjacent to the south on a similar parcel is larger and has a 3rd strory attic over limit reaching a
height of 43'-6" above NAVD88.
B.
Because of special circumstances applicable to the property, including size, shape,
topo_graphy, . locatio_n, or. surroundings, ~h~ strict ?PPlication of the Zorn~g Ordinance
·
section would deprive this property of privileges en1oyed by other property m the
vicinity and under identical zoning classification, so that a denial of the application would
result in undue property loss, as follows:
The unique shape and location of the parcel, with its steep rear hillside and changing geology, restricts the main
house to the front portion of the parcel in a compacted floor plan next to a larger than typical residence to the south.

C.

The granting of this variance will not be detrimental to the public health, safety or
welfare, or injurious to the property or improvements of owners of other premises, or to
the quiet enjoyment of their premises because:

A main house in the front of the lot is less visible and safer for the adjacent neighbors than the one built on the rear.
The rear neighbor's yards are over 95' behind and 45' above the main house. The limited 247 SF studio area is set
back in center of the main house's smaller master wing, approx. 36' from the street and 19' back from the south side
yard. The grounds are heavily landscaped, sheltered with trees and bordered with perimeter hedging to increase
privacy and reduce noise transfer.
I, the undersigned owner of the property herein described (or owner representative, as authorized by
completion of a Statement of Ownership and Designation of Representative), hereby make application
for the variance requested, and I hereby certify that t.he facts, statements and information presented
herein and in the
ched exhibit(s) are true and correct to the best of my knowledge and belief

Name: Reba Jones, Butler Armsden Architects
Date:

February 26 ..2019

Variance Application • Page 2 of2 • City of Belvedere
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Project Address: 6 West Shore Road, Belvedere, CA

APPLICATION FOR REVOCABLE LICENSE
CITY OF BELVEDERE
450 SAN RAFAELA VE • BELVEDERE, CA 94920-2336
PH. 415-435-3838 • FAX.415-435-0430 • WWW.CITYOFBELVEDERE.ORG

Date:.IAN

1 4 Z019

Rec'd. by: _ __

Amount: _ _ _ __

Receipt N o . : - - - - - Zone: _ _ _ _ _ _ _ _ _ _ _ _ _ _
~

Parcel No.:
Citv of ....e=e""lv=e=d.,.e"'1e----------City property to be encroached u p o n : - - - - - - - - - - - - - - - - - - - - - - -

Address of Property:

6 West Shore Road, Belvedere, CA

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

The Holland-Jaeger Family Trust

Mailing

1 Blackfield Drive, #101

Daytime Phone: _4_15_-_2_50_-_1_aa_9_ _ _ _ _ _ __

Address:

Tiburon, CA 94920

Fax: 415-433-6529
---------------~

Email: Michael@jaegermchugh.com
Owner's Representative: Reba Jones, Butler Armsden Architects
Mailing

1420 Sutter Street, First Floor

Daytime Phone: _4_1_5_-6_7_4_-5_5_54_ _ _ _ _ __

Address:

San Francisco, CA 94109

Fax:

415-674-5558

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

Email: jones@butleramsden.com

Description of Encroachment Requested and Its Purpose (include list of private improvements, both
existing and proposed, that will encroach onto public property): The proposed three planting encroachments
on the sidewalk are 16'-3, 7'-2", and 33'-10 from south to north. The two proposed paving encroachments
are 16'-3 and 6'-11" south to north.
The landscape and paving extend 5'-2" into the sidewalk and match the depth of the existing planter encroachment.
at this location as well as at both adjacent neighbors.

II

Applicants, please attach a scale diagram showing your property line and the
encroachments. FOLLOW INSTRUCTIONS ON PAGE 3
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Project Address: 6 West Shore, Belvedere, CA
IMPORTANT! This application will first be reviewed by the City Staff and/or Planning Commission. If
the application successfully passes this review, a revocable license agreement will be drawn up by City
Staff and a formal recommendation will be made to the· City Council to approve it. The property

owner(s) will need to sign the agreement document and have the signature(s) acknowledged by a
notary public or the Deputy City Clerk before the agreement can be ratified by the City Council. A
specimen copy of the revocable license agreement is attached for your information. THE OWNER'S
FAILURE TO EXECUTE THE AGREEMENT WILL PREVENT THE ISSUANCE OF ANY BUILDING
PERMIT ASSOCIATED WITH THE LICENSE.

I, the undersigned owner of the property herein described (or owner representative, as authorized by
completion of a Statement of Ownership and Designation of Representative), hereby make application
for the revocable license requested, and I hereby certify that the facts, statements and information
presented herein and in the attached exhibit(s) are true and correct to the best of my knowledge and
belief
I understand that the contents of this document are a Public Record.

Signature:-------------------Reba Jones, Butler Armsden Architects
Name: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Date: December 5, 2018
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REVOCABLE LICENSE EXHIBIT "A"

December 28, 2018

6 West Shore Road, Belvedere
Historic Architectural Evaluation
Introduction

Based on general historical and architectural research re: original owners, architecture and
architects, along with a site visit to record characteristics and conditions of the subject property and
its setting, this report evaluates an existing residential property with specific regard to its historic
architectural potential and for the information and use of the property owner in the course of an
ongoing planning process. As such, this effort will first generally summarize the property history and
describe the property and its structure, then evaluate it relative to applicable historic resources
criteria.
Evaluation Summary

In sum, the house at 6 West Shore Road has no identifiable historical or historic architectural
significance:
• As a private, single-family residence dating to the mid-1960s, there are no potentially associated
events of historic importance;
• There are also no direct associations to persons of identifiable historic importance;
• The residence is not a distinctive example of a building type or architectural period or style - it is
a rather common and basic example of its 1960s period;
• While the original 1965 design of the subject house - identified as the William A. Main
Residence - was authored by an architectural firm of identified importance, Appleton & Wolfard,
that firm's identified importance is specific to the design of institutional buildings whereas their
residential designs, exemplified by the subject house, are unrecognized;
• The subject site and house do not stand amongst a group of properties that have any potential to
form a historic grouping, setting or district.
Summary History and Descriptions

The subject house is a single-family residence of a suburban-contemporary design, constructed in
the mid-1960s for a site along the then newly filled shoreline on the west side of Belvedere. It is one
of the ten home sites in the West Shore Subdivision #1, all of which - along with many of their
southerly neighbors in additional sections of the West Shore Subdivision - were built in the several
years between 1962 and 1965.
Subject lot #3 (assessor's parcel no. 060-72-03) is on the east (landward) side of the road, with a 51
foot frontage and a deep, doglegged shape containing just over one-half acre (figs.1-2). According to
Marin County property assessment information, the existing residence was completed in 1965. A set
of three undated, original architectural plans exists for the William A. Main residence (attached),
whose architects were the San Francisco firm of Appleton & Wolfard. No original builder has been
identified.
The 6 West Shore Road house was built upon fill at the front of its deep lot, with a shallow front yard
between it and the street (figs.3-5). Facing west, it is a rectangular volume that stands lengthwise to
the road, its primary part two-stories and side-gabled with an attached, single story segment at its
south end, housing a garage that stands forward of the house, with a living space behind. Both
446 17th Street #302 Oakland CA 94612
510.418.0285 mhulbert@earthlink.net

segments are under moderately sloped, gravel-surfaced roofs. County assessment records indicate
its floor area as 2, 121 square feet on a 21,900 square foot site.
A central and straight concrete entry path connects the sidewalk and entry gate to the front entry
way. The two-story fac;ade is centered though not quite symmetrical about the central entryway,
directly above which is a small window and, to each side, stacked fenestration (figs.6-8). Materials
are vertical wood board siding, butted and taut, with flat wood trims and clear anodized aluminum
windows. The stacked front, north-side windows are joined by vertical wood bands that form mullions
between the sets of three windows. Within the entry vestibule, upon a concrete stoop, the front door
is wood-panel flanked by narrow sidelights. The entry way itself is minimally framed by a lean wood
band and with slightly inflected vertical boards at each side. Above and to the right of the entry, a
small balcony cantilevers. Roofs overhang the exterior walls, all around, the longitudinal roof rafters
exposed under the eaves, carried by four girders, one at each end and another pair in the middle
that are curiously off-center relative to the frontward fenestration while centered relative to the
rearward openings. Overall, the front elevation, which has a range of original yet seemingly ad-hoc
elements and is slightly off-centered, is curiously less composed than the rear.
Side setbacks provide minimal service passage ways and areas. Across the rear is a concrete
paved patio covered by a wood trellis, where tall sets of windows and doors predominately fill the
lower wall, below the trellis, but for the center, between the projecting girders, which is solid except
for a trio of small square windows, one at the lower level and two above (fig.9). Along with the
vertical banding and minimally framed entry way at the front, this pattern of stacked and centered
square windows comprise the full extent of exterior architectural affects. Otherwise, the rear
elevation is again not quite symmetrical with, at the upper story, a trio of windows to the right (north)
side and two individual windows at the left side, where the rear of the single-story garage wing is
appended, with a broad window into its rearward living space. Beyond, the deep rear yard is flat then
rises with the natural grade of the island (fig.10).
The William A. and Cathryn Thompson Main family owned this property for fifty-plus years, during
which, based on the original plans (attached), there is little evidence of any substantive exterior
changes to their residence while the building was obviously treated with care. At this juncture,
exterior material conditions of the site and residence are generally good if, in part, dated and
obsolete - the 1960s aluminum windows and the mega-gravel roof surfacing, for example. There is
otherwise evidence of substantive settlement of the fill, as the house has shifted forward, with
consequent foundation related damage.
The subject house is a remarkably basic design that may best be labeled Contemporary style. As
noted, it has minimally few design characteristics that are identifiably architectural, yet understanding
that the house was the product of a San Francisco architectural firm - Appleton & Wolfard.
Associated Persons

William A. Main was a native of Marin County. He and his wife, Cathryn A. Thompson, married in
1953, then settled for a number of years in San Francisco, where he practiced law, before resettling
in Marin, where they raised their family. William was a graduate of Harvard Law School, Cathryn a
graduate of the University of California (1950). Otherwise, general searches for and references to
the Mains returned no additional or specific information.
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Evaluation

Given its type and recent origins, the subject house has not previously been evaluated for historic
resource potential. The following discussion evaluates the subject house per the subjects and
nomenclature that form the basis of the historic resource evaluation criteria for the California
Register of Historical Resources (CR).
Two of the four historic resource criteria under the CR - potentially historic events and historic
persons (CR criteria 1 and 2, respectively) - are, based on the available evidence, not relevant. As a
private, single-family residence constructed in a newly formed, early-1960s subdivision, including its
formation upon newly filled shoreline, the residential property and building at 6 West Shore Road
have no association to potential events of historical importance. Further, its family of origin, the
William A. and Cathryn Thompson-Mains, are not identifiable as persons of importance to local or
regional history. Consequently, no events or persons of identifiable historic importance were
associated with the origins of this residence.
Likewise, CR criterion 4, which addresses historic and pre-historic information potential, does not
appear to be relevant to the consideration of an architectural resource of such recent age.
Consequently, the substance of this historic resource evaluation effort is necessarily limited to the
design and construction of the subject residence, under CR criterion 3, which provides that a
resource eligible for the CR:
Embodies the distinctive characteristics of a type, period, region or method of construction or
represents the work of a master or possesses high artistic values. (from OHP California Register of
Historical Resources Evaluation Criteria@ http://ohp.parks.ca.gov/?page id=21238).
Architecture

The Main Residence was constructed in 1965 and was designed by the architects Appleton &
Wolfard.
While Appleton & Wolfard are recognized for their Midcentury Modern style designs of a range
of institutional buildings in San Francisco, and while given the mid-1960s period of the subject
house, its design does not begin to embody Midcentury Modern characteristics. Nor did this
c1965 design relate nor translate to the other identifiably important architectural style then
emerging and now referred to as the Third Bay Tradition, which was substantially influenced by
the designs of buildings at Sea Ranch on the Sonoma County coast, the first of which were in
fact contemporaneous with the subject house. Rather, exhibiting minimal architectural design
intention and lacking distinctive characteristics of a given modern architectural style, it is a plain
modern/contemporary suburban design.
Architects

As noted, the 6 West Shore Road house was the product of a San Francisco architectural firm Appleton & Wolfard - who, in areas other than residential design, made a name for themselves
in the mid-20th century, specifically for their design of a group of libraries and other institutional
buildings in San Francisco. Consequently, the firm has been identified by the City of San
Francisco as "master architects" and, specifically, for their branch libraries, as follows:
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Appleton & Wolfard, 1940- 1972
The firm of Appleton & Wolfard formed in 1940 following the death of Appleton's previous partner,
Samuel Hyman. Harold Nelson Wolfard brought a new, Modernist aesthetic to the firm, which had
previously worked in various period styles. Appleton & Wolfard designed eight of San Francisco's
public libraries as well as public schools and various residences. In 1950, Abraham Appleton's son,
Robert, joined the firm after his graduation from UC Berkeley.
(from San Francisco Modern Architecture and Landscape Design 1935- 1970: Historic Context
Statement. San Francisco Planning Department. Final Draft, Sept. 30, 2010; p200).
While there is evidence that the firm also designed residences, including Tiburon and Belvedere,
very few references to such design efforts have been found. Moreover, with respect to the subject
residence, there is simply no evidence of any distinctive or even identifiable architectural signature,
which may exemplify their residential design efforts as well as explain the lack of identifiable
residential attributions.
Conclusion

In summary, the single-family property and residence at 6 West Shore Road in Belvedere have no
association to events of historical importance and are not associated with any persons of identified
importance, nor does the extant building embody identifiably distinctive characteristics of a type,
period, region, or method of construction. While the house is the design of architects of identified
historic importance, their import is also not relevant to their residential work, nor does the subject
house embody any identifiable artistry. Thus, the house at 6 West Shore Road in Belvedere does
not meet any CR criteria so is not a potential historic resource. The property also does not appear to
be a potential contributor to a historical setting or grouping, as the residences along this segment of
West Shore Road were individually realized and without any evident planning and design cohesion.
Signed:

lO-A_
Mark Hulbert
Preservation Architect
attached: Figs.1-10 (pp.5-8); original architectural plans (3 sh.)
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Fig.1 - 6 West Shore Rd. {boundary line, approx.) - Location aerial (google earth, 2018 - north is up)

Fig.2 - 6 West Shore Rd. (arrow) - Marin County Assessor's Parcel Map
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Fig.3 - 6 West Shore Rd. - View of property from West Shore Rd., looking east

Fig.4 - 6 West Shore Rd. - Front (west) and north side of house, looking southeast from street
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Fig.5 - 6 West Shore Rd . - Front yard, looking south at side of garage

Figs.6-8 - 6 West Shore Rd . - Front facade, looking east
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Fig.9 - 6 West Shore Rd. - Rear of house, looking west

Fig.10 - 6 West Shore Rd . - Rear yard, looking east
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M. SANDOVAL ARCHITECTS, INC.

MEMORANDUM
DATE: 1/4/19
TO:

Rebecca Markwick - Associate Planner, City of Belvedere

PROJECT NO: MSA-1901-01
FROM: Mark Sandoval, AIA
REGARDING: 6 West Shore Road - Design Review Memorandum

PROJECT DOCUMENTS
•

Architectural Drawings: Prepared by BUTLER ARMSDEN ARCHITECTS, 1420
Sutter Street, San Francisco, CA 94109, dated 12/6/18 and consisting of 21
individual drawing sheets

•

Topographic Survey: Prepared by LAWERENCE DOYLE., 100 Helens Lane, Mill
Valley, CA 94941, dated 4/19/18 and consisting of 1 individual sheet

•

Civil Drawings: Prepared by LTD ENIGINEERING, INC., 1050 Northgate Drive,
San Rafael, CA, dated 12/5/13 and consisting of 3 individual sheets

•

Landscape Drawings: Prepared by FEDERIKA MOLLER LANDSCAPE
ARCHITECTURE, 2823 Rose Street, Suite 201, Berkeley, CA 94709

•

Geotechnical Engineer: MILLER PACIFIC ENGINEERING GROUP, 504 Redwood
Boulevard, Suite 220, Novato, CA 94947 (No Geotechnical Soils Report submitted
at the time of this review)

•

Archeologist: GARCIA AND ASSOICATES, 813 D Street, San Rafael, CA 93901
(No Archeological Resources Report submitted at the time of this review)

•

Additional Documents and Related Application Material : Application For
Demolition Permit, dated 12/8/18; Application For Design Review, dated12/8/18;
Application For Exception to Floor Area, dated 12/8/18; Application For Variance,
dated 12/8/18; Application For Revocable License, dated 12/8/18

i 4 5 Cone ('.. tadaa Town Center .t:-tO-l
Cone 1\-iad~rn. CA 94925
P~nrnsub

8.: South Bay

San Francrnco & North Bay

Phone: ·115. 92.:1 7059
msa(i}ms:mdovalnn.~hitects.com

www 1n.-.;.nd0Yalarchitects.co1n

REQUESTS
The applicant is requesting the following permit approvals to allow for the demolition of an
existing two-story home with attached two-car garage (reportedly constructed in 1965) and
its replacement with a new three-story 5,093-square-foot shingle-clad home with a standalone pool/guest house (399 square feet), which will be placed in the rear yard of the
property.
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Along with the construction of the new home and pool house, the applicant is also
proposing to make significant site improvements to the property, including adding a new inground swimming pool with spa, an overlook deck, new paved walkways, patios, raised
decks, and other features.
The following is a summary of each application requested by the Applicant:
•

Application for Design Review to allow the construction of the new two-story home
with upper studio space, attached two-car garage and stand-alone pool house
structure.

•

Application for Demolition Permit to allow for the demolition of the existing 3,934
square foot home and the project's demolition material and debris.

•

Application for Variance to allow an increase in the permitted floor area from 4,850
square feet to 5,750 square feet, and the increase in the building's overall height
increase from 28 feet to 32'-5" in height.

•

Application for Revocable License to allow for three planting encroachments on
the sidewalk (16'-3", 7'-2'', and 33'-10" from south to north; two paving
encroachments (16'-3", 6'-11") from south to north. The landscape and paving
improvements are to extend 5'-3" into the sidewalk and match the depth of existing
planter encroachments of each of the adjacent neighbors.

•

Application for Exception to Total Floor Area to allow for an increase in the
permitted floor area of the home from a maximum square footage of 4,850 square
feet to 5,750 square feet.

l-15 Corte i·v!aden:1 Town c~ntc:r #40--1
Cork Mndcrn. C:\ 9-1925
P·:mnsD!a & South Bay
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PROJECT DESCRIPTION
6 West Shore is located on the east side of West Shore Road, and is located within the
City of Belvedere's R-15 zoning district. The lot is an upsloping property of irregular shape,
with an approximate gross area of 20, 180 square feet. The existing two-story home is
placed at the base of the property and faces towards the northwest; with predominate
views of Richardson Bay and Mount Tamalpais. The project site is relatively flat in the front
portion of the lot, where the existing two-story home has been built at street level, before
gradually climbing in grade height. At the rear of the property, the topography begins to
slope upward steeply until reaching the base of a braced wood retaining wall that stretches
along the adjoining neighbor's property to the south.
Other proposed amenities and features of the new home include new roof decks located
on the second story and upper roof, an in-ground swimming pool with a spa, a fire bowl, a
vegetable garden, an upper overlook deck, new paved walkways, a detached pool house
and various landscape improvements.
The applicant is proposing to replace all existing landscape features with new, except for
the two trees (identified as oaks) located in the upper rear yard and the Japanese maple
trees located along the eastern property line shared with the neighbor at 4 West Shore
Road.
New Residence
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The new two-story residence is to be positioned in much of the same location as the
original home, in the front portion of the parcel, but its footprint shall be arranged in an "H"
shape along the roadway frontage. The proposed attached two-car garage will be placed
to the south, similar to the original one.
As viewed from the street, the massing of the new home consists of two symmetrical
gabled roof wings placed at each side of the central vertical core, which connects them.
The architect has placed the master bedroom to the right and above the two-car garage,
stepping it back from the front wall plane of the garage by what appears at scale to be
approximately 4'-9". A small hip roof separates the first floor from wall plane of the second
floor in this location, and helps obscure the small open-railing roof deck that has been
placed in front of the master bedroom from view in the street below. Above the peaked
gable roof wall plane of the master bedroom is a small shallow sloped hipped roof thirdfloor room, which appears to be set back another 17'-6" from the street. To the left of this
room is a small rooftop deck, which is placed within the parapet of the second-floor roof,
and connects the two-second floor gable roofs below.

i-l5 Cone
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The architect has designed each of the building's elevations in an imaginative and
compositionally pleasing way, with the windows and other fenestrations placed in a
manner that captures the desirable views yet still seems to preserve the privacy of each
neighbor. My examination of each of the building's elevations indicates the architect has
succeeded in breaking up the mass of the home without causing it to appear overly
contrived, busy, or lacking any compositional purpose.
New Pool House

Pi.'nrnsub & South Bay

Phoue· ·115.92-1 7059

The detached pool house placed at the base of sloping hill in the rear yard has been
designed in an architectural style similar to that of the main house, but much more
straightforward, without any manipulation of the wall plans. Unlike the main residence, this
small building has been topped with a low sloping hipped roof with extended eave lines,
which significantly reduces the verticality of the building's walls.

msa@111sandovn!arclmects.com
\\'\VW .111s~ndovrl la re hit ccts. coin

The south and east exterior elevations are void of any windows. The north and west
exterior elevations the building's windows and fenestration elements have been
appropriately scaled and detailed to complement the main residence. On the north exterior
elevation, a small oval decorative window is placed within an eyebrow roof element
positioned directly above a pair of French doors.
DESIGN ANALYSIS
20. 04. 110 Preservation of Existing Site Conditions.
As mentioned above, with the exception of the two oaks and three clustered Japanese
maple trees shown on the Preliminary Planting PlanNegetation Management Plan on
Sheet L 1.3, most of the site improvements and landscaping elements are to be replaced
with new ones.
Comment:
Staff may wish to have the applicant retain the assistance of a certified arborist to
determine if the proposed upper concrete retaining wall located at the detached pool
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house might present a serious threat to the health of the nearby oak tree, which is located
only a few feet away, on the steeply-sloped hillside above this retaining wall.
20.04.120 Relationship Between Structures and the Site.
The architect has designed this new home in a manner that provides for an attractive
appearance along the street frontage, and that it seemingly allows the building to be in
scale with the majority of the other two-story homes found along this side of the street.
Breaking up the mass of the home with the horizontal deck and covered entry porch and
creating the fenced front yard, which is shown on the landscape plans, helps to diminish
overall size of the home as viewed from the properties across the street.
20.04.130 Minimizing Bulk and Mass.
The fa9ades of the new two-story home and pool house are designed in a compositionally
pleasing and cohesive manner. Each wall plane appears to be well articulated without
being excessive or contrived. The use of a mix of both gable and shed roofs with
appropriately-sized, partially-obscured roof decks lends important horizontal elements to
the design of the structure, and helps to break up its vertical mass.

MSA'.nc.

20.04.140 Materials and Colors Used.
l-15 Cone !\ladc1a Town
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Judging from the proposed materials shown on the architectural drawings (Sheet A0.6), all
of the materials used appear to have been tastefully selected for both their quality and their
appearance. They are appropriate for the architectural style selected for the home.

Pernnstib & SmJth Bay
Phone: 650 941.80-tS
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20. 04. 150 Fences and Screening.
No architectural or landscape details for any of the proposed guard rails or fences were
included with this application.
Comment:

msamk)\'alnrchilects.com

Staff may want to have the applicant's architect furnish more detailed information
regarding the proposed guard rails, front courtyard gates and other fences, along with
details and elevation views that show the new pool equipment enclosure and upper
overlook deck. This will allow for a better understanding of their construction, visual
characteristics, and proposed overall height.
20.04.160 Privacv.
Based on the proposed building's footprint, site orientation, and proposed window
locations in relation to the adjoining neighbors, the design appears to be respectful of each
adjoining neighbor's privacy.
Comment:
It is not clear from the current drawings provided for this application whether there is
enough landscape screening along the eastern upper rear yard property line to protect the
privacy of the adjoining neighbor located at 1 Golden Gate Avenue. That neighbor's yard
may be visible from the proposed overlook deck and stairs. Staff may wish to have the
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applicant's landscape architect review this area of the property to ensure no additional
trees or shrubs will be needed to protect the privacy of this and other neighboring property
owners residing to the east of the subject property.
20.04.170 Drives. Parking, and Circulation.
The applicant is proposing to construct a new driveway connection to the street in the
same general location as that of the existing home, which is to be demolished. There
should not be any related change to either the pedestrian safety or the traffic flow currently
experienced along this section of West Shore Road.
20.04.180 Exterior Lighting, Skvlights. and Reflectivity.
The proposed lighting fixtures attached as part of this application appear to be LED
shielded-type light fixtures or reflector baffle down lights. There are also two large skylights
proposed, but not detailed.
Comment:

i 45 CoHc Abden1 Town Center #..tO.!

Staff may wish to have the applicant's architect provide more detailed information
regarding the construction and glazing characteristics (clear or opaque) of the proposed
skylights, in order to ensure that they don't reflect or project substantial amounts of light
towards the nearby neighbors.
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20.04.190 Consideration of Nonconformities.
The property at 6 West Shore Road resides within the R-15 zoning district which allows a
maximum floor area of 4,850 square feet for lots exceeding 14,700 square feet. The
applicant is requesting to increase this floor area by 900 square feet which is not a
substantial increase, considering the lot size (20, 180 square feet). In addition, there
appears to be a number of larger homes placed on smaller lots with either equal or greater
floor areas numbers as proposed for this project.
As was had been referenced in the variance application for this property, some of these
same homes also appear to have been constructed above the permitted 28'-0" maximum
height allowed. Since it does appear that these non-conformities and exceptions to the
city's zoning ordinance regulations have been granted to others in the past within this
same R-15 zoning district, there doesn't appear to be much of a compelling argument to
favor applying a more ridged interpretation of these two provisions of the Municipal Code
at this time.
Comment:
The applicant's architect is proposing that the interior ceiling height of the new studio on
the third-floor to be 6'- 7" in height, which seems to be in conflict with the minimum ceiling
height required under Section R305. 1 of the 2016 California Residential Code (CRC).
Although there are various exceptions under this provision of the code which does allow
habitable rooms to have a ceilings less than 7'-0", Staff may want to direct the applicant's
architect to check with the Building Department to ensure that this room serving the
intended use as a writer's studio can be actually constructed with such a low ceiling.
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20. 04. 200 Landscape Plans-Purpose.
The proposed landscape plans appear to incorporate a rich combination of trees, flowering
shrubs, perennials, ground-covering plants, along with other landscape features and
amenities that should complement the selected architectural style for the new home.

20.04.210 Landscape Plans-Materials.
Most plants and trees listed appear to be low-water-demand species and are a mix of both
fast- and slow-growing types and species. For the most part, the landscape plans show
just the right number of trees, shrubs, and ground-covering plants needed to protect
privacy concerns without obstructing the important views of the nearby neighbors.
RECOMMENDATIONS
Other than the concerns expressed above, it is my opinion that the proposed design for
this new home located at 6 West Shore Road generally complies with the design
requirements outlined under Title 20, Architectural & Environmental Design Review,
Section 20.04.050 and 20.04.110-20.04.210 of the City of Belvedere Municipal Code.

C.xtc Madera. CA 94925
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DEC 0 C20'18
City of Belvedere
December 3 2018
Tree Removal Evaluation

Dear City of Belvedere,
At the request of Frederika Moller Landscape Architecture, I inspected seven trees at at 6
Westshore Rd in Belvedere, CA. The following are my recommendations regarding these trees.
Observations

1.

The first tree is a Coast Live Oak located at the right rear of the property, on the hillside. The tree
is about 6" in diameter at breast height, stands about 15-20' tall, and is in good health. The tree is
growing at an angle out of the hillside towards the lawn area, with the majority of the crown
growing towards the lean. As this tree matures it will be at a higher risk for failure due to the lean
and distribution of growth towards the lean.

2.

The second tree is a Monterey Cypress
located in the right rear ofthe property
on the hillside. The tree is about 30" in
diameter at breast height, stands about
35-45' tall, and is in good health. There is
a large amount of ivy growing around the
base ofthe trunk and working its way up
the stem, making close inspection of the
base of the trunk not possible, as seen in
figure 1. It appears that this tree has not
had regular maintenance of its canopy
due to the accumulation of deadwood
and crowding of branches. Cypress are
listed on the trees of Belvedere's
homeowner's guide as an undesirable
tree due to their increased fire risk.

3.

The third tree observed is a Chinese
Pistache located in the front of the
property. This tree is about 10" in
diameter at breast height, stands about 20-25'
tall, and is in good health. The tree has a low Live
Crown Ratio due to past pruning practices, leaving

Figure 1: Ivy at base of trunk and
overcrowding of branches
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the majority of the canopy in the upper crown
and removing lower limbs. The lack of lower
limbs unevenly distributes the weight on the
branches, which puts them at higher risk for
failure. This tree shows poor structure without
a main leader, proper scaffold branches, and
poor branch attachments, as seen in figu re 2.
At this tree ages, these factors will be very
difficult to mitigate, and puts the branches
and stem at a high risk of failure.
4.

The fourth through seventh tree was a group
of four evergreen pears. They ranged from 812" in diameter at breast height, stand about
8' tall and are in fair to good health. These
trees have been maintained by making
heading cuts to keep the canopy from
reaching greater heights. Heading cuts can
lead to greater spread of decay throughout the upper crown due to the tree's inability to
properly close these wounds. Evergreen pears are very susceptible to fungal leafspot and
fire blight, a bacterial infection. These trees appear to not suffer from these symptoms currently,
but without preventative treatments it is likely that they will become infected with one of these
diseases in their lifetime.

Recommendation

For the above mentioned reasons, I recommend that these trees be considered for removal.
Asher Gotzmer
Arborist Representative
ISA Certified Arborist WE-11926A
CA DRP Applicator
Bartlett Tree Experts
60 Hoag Avenue, San Rafael, CA 94901
415-472-4300 0 I 415-472-8650 F I www .bartlett .com

9 WEST SHORE ROAD
FAR CHART

ADDRESS
120 SAN RAFAEL AVE
130 SAN RAFAEL AVE
140 SAN RAFAEL AVE
150 SAN RAFAEL AVE
160 SAN RAFAEL AVE
170 SAN RAFAEL AVE
180 SAN RAFAEL AVE
200 SAN RAFAEL AVE
175 SAN RAFAEL AVE
195 SAN RAFAEL AVE
2 WEST SHORE RD
4 WEST SHORE RD
6 WEST SHORE RD
8 WEST SHORE RD
1 WEST SHORE RD
3 WEST SHORE RD
5 WEST SHORE RD
7 WEST SHORE RD
9 WEST SHORE RD
9 WEST SHORE RD
11 WEST SHORE RD
12 WEST SHORE RD
15 WEST SHORE RD
17 WEST SHORE RD
19 WEST SHORE RD

Lot Size
8,386
8,585
8,437
9,450
10,480
10,250
8,512
7,890
8,840
10,377
10,670
10,168
21,900
18,860
8,823
9,125
9,432
9,675
8,408
8,408
10,368
15,246
12,580
10,458
10,947

-

~

Floor Area
3,157
3,533
3,958
3,499
2,744
1,830
3,910
3,642
2,615
4,558
4,609
1,832
2,121
5,728
3,739
2,720
4,234
4,329
3,672
3,390
2,780
2,492
4,099
2,734
3,388

Floor Area%
38%
41%
47%
37%
26%
18%
46%
46%
30%
44%
43%
18%
10%
30%
42%
30%
45%
45%
44%
40%
27%
16%
33%
26%
31%

ZONE
R-1 L
R-1 L
R-1 L
R-1 L
R-1 L
R-1 L
R-1 L
R-1 L
R-15
R-15
R-15
R-15
R-15
R-15
R-1W
R-1W
R-1W
R-1W
R-1W
R-1W
R-1W
R-1W
R-1W
R-1W
R-1W

-
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Rebecca Markwick - Associate Planner
From:

Sent:
To:
Cc:
Subject:

Kristina Hackwell < kristina.hackwell@gmail.com >
Thursday, March 07, 2019 3:32 PM
Rebecca Markwick - Associate Planner
Paul Hackwell
6 West Shore Road

Hi Rebecca.
My husband Paul, my four children, and I live at 195 San Rafael Avenue. We wanted to let the Planning Department
know that we have concerns about the building proposed at 6 West Shore.
I met with the homeowner, Michael Jaeger, to review the plans and did not have concerns at the time. Nonetheless
after the story polls were erected, I believe the third story addition will negatively impact our neighborhood.
We enjoy spending time with our children in our backyard spring through fall (when it's not raining) and benefit from
ample sunlight. We also are able to witness spectacular sunsets over the Richardson Bay. The third story proposed at 6
West Shore would greatly decrease both our sunshine during the day and our sunsets at night. I did not understand how
high the structure would go-I understood it to be a "deck" or something of less magnitude.
The other objection I have is to the hillside viewing area. The homeowner mentioned it to me casually. I thought they
were just clearing the ivy and old trees. Perhaps building a tree house? It seems they are adding a deck that'll look right
into our backyard which will greatly impact our privacy.
Michael Jaeger seemed very courteous when I met him. We mean them no discourtesy but think their plan needs to be
altered. Perhaps they could expand out into their large property rather than up?
Please call or email us with any questions. My phone number is (415) 710-1630.
All best,
Kristina and Paul Hackwell

Sent from my iPhone
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Rebecca Markwick - Associate Planner
From:

Sent:
To:
Cc:

Hans Ullmark <hansu@collaboratesf.com>
Sunday, March 03, 2019 5:44 PM
Rebecca Markwick - Associate Planner
Elena Shaftan

Hello Rebecca,
We've been in contact with Michael at 6 West Shore many times,
mostly on his initiative.
We have three issues with his project and how it impacts us:
- the building is more massive and taller than we were lead to
believe. He told us 5,200 sf, not 5,750 sf. Even 5,200 is a massive
house compared to the current one.
The projected house blocks our view of the Bay and it impacts
negatively our privacy.
- The main part of the building is higher than the current one, but
we've told him we can live with it. However, the second story ( or
is it the third story) Writer's studio adds such height to the building
that it blocks the view of the Bay in a major way, and even more
importantly disturbs our privacy.
- The Entertainment deck is located very near our property line,
and we've told Michael it will also impact our privacy.
We strongly question the size of the house and the height of parts
of it. We also strongly object the positioning of the entertainment
deck.
Let us know when you or your colleagues are planning to come by
next weekend.
Cheers,
Hans and Elena
Hans 415 710 2139
Elena 415 450 1868
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Rebecca Markwick - Associate Planner
From:

Sent:
To:

Subject:

Carol Bagattini <c.bagattini@icloud.com>
Friday, March 01, 2019 12:18 PM
Rebecca Markwick - Associate Planner
6 West Shore

Hi Rebecca
The story poles are up and, to be frank, despite my initial fears, the new structure is not a problem from a height point
of view if that is the true and total height of the new structure. This is especially not a problem as the new-build in front
of it, on the water, will cover the same basic foot print and the impact will be the same. We were concerned that a large
new house would stand out but are happy to hear that the new house colors will would be black (roof) and brown, thus
camouflaging it to a large extent. That is very reassuring.
Concerns for us would be:
1. The lights coming from the windows, especially from the extended height section might be an unpleasant change - are
there some light reducing technologies that could be employed to reduce the impact?
2. The large entertainment deck - our concern is with noise at night - sound travels immensely in our area, as you know,
and if the Jaegers were to have a party I entertain on the deck, the sound carry might be an issue. We have a kitchen
balcony but it is small and we are limited to only using it for 4 to 6 people max -ours is not a primary entertainment area.
Maybe the Jaeger home is far enough away from our home - we just want this to be considered.
3. The new garden will have Oak tree plantings to provide privacy and screening for all parties -We just ask that the tree
height (potential growth) be considered so that our view is maintained.This would require stipulations on maximum
height and that this is managed by our neighbors through pruning when required. Michael and Megan have said they
are happy to work with us in finalizing their tree plantings.
4. The small deck for children - our hope is that it is not going to impact on privacy/ be a noise factor.
I'm sure Michael and Megan want to build a beautiful home and it will ultimately enhance our neighborhood. I hope we
can be constructive and supportive neighbors whilst protecting our own investment.
Thanks Rebecca. These are just our thoughts on the project.
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Rebecca Markwick - Associate Planner
From:

Sent:
To:

Cc:
Subject:

Carol Bagattini <c.bagattini@icloud.com>
Monday, March 11, 2019 7:31 PM
Rebecca Markwick - Associate Planner
Roy; Clint Massey-Blake
6 West Shore - Objection to Height exception

Hi Rebecca
Roy and I have reviewed the plans, and despite my previous email, we have major concerns regarding the height
exception application for 6 West Shore.
Specifically:
1. Height - this structure will impact our main view, given the height 2. This structure would be directly in front of our Mt
Tam and water view from the living room, kitchen, balcony and master bedroom.
3. Light pollution from windows facing our house in Writer's studio/ raised structure - Belvedere is particularly
noteworthy for the control of up-lighting in the neighborhood and this structure will directly impact on our night views.
This is something we feel strongly about.
4. Trees - although trees will be planted and provide coverage from the main house, these will never give us total privacy
and screening from the raised structure.
5. The height exception -if granted - creates a precedent for future renovations/ constructions in our neighborhood and
directly in front of our property, which is a big concern to us.
In conclusion, we appreciate Michael and Megan's intent to work with us, but we really cannot support the building of a
structure that exceeds the permissable height.
Kind regards
Carol & Roy Bagattini
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Rebecca Markwick - Associate Planner
From:

Sent:
To:

Cc:
Subject:

Aaron Mount <aaron@ancientolivetrees.com>
Tuesday, March 12, 2019 10:56 AM
Rebecca Markwick - Associate Planner
'Daniela Mount'
6 W Shore Remodel

Rebecca,
Just wanted to write you a note as to our conversation in regards to the pool house addition on 6 W shore Rd. We have
spoken with Michael about the project several times, and although he wants to work with us, the project continues to
be right in the view line and will defiantly limit light from coming into our backyard. So let us know if there is something
we should do to go on record of opposing the project as it currently sits.
Thank you,
Aaron and Daniela Mount
8 W Shore Rd
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Rebecca Markwick - Associate Planner
From:

Sent:
To:
Cc:
Subject:

Michael Jaeger <michael@jaegermchugh.com>
Tuesday, March 12, 2019 12:42 PM
Rebecca Markwick - Associate Planner
Reba Jones
Re: 6 West Shore Rd - response to comments from 1 GG Drive

Rebecca,
We appreciate Hans and Elena meeting and working with us on the house plan. They have been friendly,
generous with their time and have provided thoughtful comments. In response to their concerns:
Main house - The architect designed the main house under 5, 100 SF not including two outside recessed
areas on the ground floor. Of all the surrounding houses save one, the house would have the lowest FAR.
Aerial views of the plans confirm it is very much in scale with surrounding buildings and the
neighborhood.
Writer's studio - The architect designed the studio to address the lack of natural light in winter for the
house. It will be a very dark house in the winter without it. Because the house is sited on the lower front
lot, it is shaded from three sides (the tall hillside in the back, the 3-story 8 WSR house to the south, and the
new 2-story 9 WSR house across the street). A house on the lower front lot also needs to be raised
approximately 3' to be out of the future flood plain (based on estimates for sea level rise). The architect
designed the studio to be in the least visible area on the far left of the house plan. He lined it up with the
tall 8 West Shore Road roof, recessed it from the house on its sides, and embedded it within the main gable
below. lts center ridge is 4' 2" above the 28' height limit and its roof corners are 3' 5" above. We want to
address Hans and Elena's concerns related to privacy and view blockage, and the architect is looking at
redesigning it to lessen its impact.
Kid's hillside deck - The intent of the landscape architect is not for an entertainment deck but a place for
the kids to play more safely while on the hillside. It is more a small platform than anything else. We share
Hans and Elena's concern that it was initially placed too close to their property line. So the landscape
architect has moved it father away as part of the resubmittal. We also added three strawberry trees up the
hillside on the northern property line and have surrounded the deck on its sides and back with strawberry
bushes as a privacy and noise screen.
We want to get this right and look forward to working with all our neighbors.
Best regards,
Michael
From: Rebecca Markwick - Associate Planner [mailto:AssociatePlanner@cityofbelvedere.org]

Sent: Tuesday, March 05, 2019 9:53 AM
To: Michael Jaeger <michael@jaegermchugh.com>; Reba Jones <jones@butlerarmsden.com>
Subject: 6 West Shore

Hi,
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Rebecca Markwick - Associate Planner
From:

Sent:
To:

Cc:
Subject:

Michael Jaeger <michael@jaegermchugh.com>
Tuesday, March 12, 2019 7:32 PM
Rebecca Markwick - Associate Planner
Reba Jones
Re: 6 West Shore Road - response to 8 West Shore Road house plan comments

Rebecca,
We are excited to have Aaron and Daniela as our new neighbors to the south of us. They have been friendly and
generous with their time to review the plans, especially in the context of their move-in. Their comments have been
insightful and have improved the overall plan. We are currently working to address their concern regarding the pool
house location.
Pool house location - The architect proposed that the pool house initially be located at the eastern edge of the pool as
a focal point opposite to the main house. However, this location is too close to most of our rear neighbors and would
more directly shade their properties, so it was relocated to the already shady southeast corner at the base of our hill.
Considering the view from their backyard however, we share Aaron and Daniela's concern that the architect's initial
redesign for the pool house is taller than expected and it is too close to their property line. We asked the architect to
evaluate this and they reduced the height 2 feet, reduced the roof eave to I foot and moved it 2 feet farther away
from the property line (a total of 14 feet) and these initial changes were submitted in the revised plan.
Fencing - Aaron has been great to work with on ideas to increase the feeling of openness and light along our property
line. My understanding is that we have initially agreed on installing a new 6 foot PL fence and a lowered 8' hedge
height for our side, both measured from existing grade. The landscape architect added the new wood fence from
where the current 6 foot section sta11s (near the street) to just behind the pool house, and a new deer wire fence up
the hillside. The landscape architect added flowering shrubs and vines behind the pool house to lessen its impact
with the vines also running within the deer wire fence. These changes were submitted in the revised plan.
We are committed to working with Aaron and Daniela to address their concerns on the pool house location. We
certainly want to get the pool house location right.
Best regards,
Michael
From: Rebecca Markwick - Associate Planner [mailto:AssociatePlanner@cityofbelvedere.org]
Sent: Tuesday, March 12, 2019 12:42 PM
To: Reba Jones <jones@butlerarmsden.com>; Michael Jaeger <michael@jaegermchugh.com>
Subject: FW: 6 W Shore Remodel

FYI

Rebecca Markwick
Associate Planner
City of Belvedere

(415) 435-8931
rmarkwick@cityofbelvedere.org
PUBLIC DISCLOSURE NOTICE:
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Rebecca Markwick - Associate Planner
From:

Sent:
To:

Cc:
Subject:

Michael Jaeger <michael@jaegermchugh.com>
Tuesday, March 12, 2019 6:05 PM
Rebecca Markwick - Associate Planner
Reba Jones
Re: 6 West Shore Road - response to 195 San Rafael house plan comments

Rebecca,
We really appreciate Kristina and Paul working with us on the house plan. They have been very friendly, generous with
their time to review the plans and they have provided thoughtful comments that will improve the overall plan. We are
working to address their concerns:
Writer's studio - The architect designed the main house on the lower lot to be raised approximately 3', setting the house
floor at a 14' 6" elevation. This is because the house sited on the lower front lot needs to be raised out of the future
flood plain (based on estimates for sea level rise). But they kept the house entirely below the 28' height limit except for
a small writer's studio that is approximately 4' 2" above at its ridge and 3' 5" above at its corners. The architect designed
the studio to address the lack of natural light in winter for the house on the lower front lot that will be shaded from
three sides (the tall hillside in the back, the 3-story 8 WSR house to the south, and the new 2-story 9 WSR house across
the street). And the architect placed it in least obtrusive area of the house plan, aligned with the tall 8 West Shore Road
roof, recessed from the house on its sides, and embedded within its main gable. Because of the complicated geology,
flood plain and shading constraints, the buildable area of our parcel is practically reduced to either the lower lot over fill
and bay mud, or principally on the upper lot over bedrock. 'we didn't want our neighbors on top of us, or to be right in
their backyards. So while so many factors pointed to building the home principally on the upper lot over bedrock at a
higher grade with less expense, we decided on a plan for the lower front lot. The neighbors would like it better, and we
believed our architect could solve the material geological, flood and shading challenges that the front lot presented.
We have asked the architect to evaluate Kristina and Paul's concerns related to the studio's shading their yard and its
view impact and they are also looking into changes that could lessen it. The architect could also reconfirm that the
house built on the lower front lot should have less impact on their backyard as well.
Kid's hillside deck - The deck is a small platform for the kids to play more safely on the hillside during the day. It is
certainly not the intent to have it look down into their backyard. We share Kristina and Paul's concern that it was initially
placed too close to their property line. The landscape architect moved it father away as part of their resubmittal. The
landscape architect also added three strawberry trees up the hillside on the northern property line and surrounded the
deck on its sides and back with strawberry bushes as a privacy and noise screen.
We want to get this right and look forward to working with all our neighbors.
Best regards,
Michael
-----Original Message----From: Rebecca Markwick - Associate Planner [mailto:AssociatePlanner@cityofbelvedere.org]
Sent: Thursday, March 07, 2019 3:41 PM
To: Reba Jones <jones@butlerarmsden.com>; Michael Jaeger <michael@jaegermchugh.com>
Subject: FW: 6 West Shore Road
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Rebecca Markwick - Associate Planner
Michael Jaeger <michael@jaegermchugh.com>
Tuesday, March 12, 2019 4:48 PM
Rebecca Markwick - Associate Planner
Reba Jones
RE: 6 West Shore - response to 3 North Point house plan comments

From:

Sent:
To:

Cc:
Subject:

Rebecca,
We value Carol and Roy as good neighbors and we are committed to working to address their concerns. They have
provided thoughtful comments that will improve the overall design. Their email below on March 11th is in addition to an
earlier email on March 1st. Please find our response to concerns raised in both emails:
House height and view impact - The architect designed the main house on the lower lot to be raised approximately 3',
setting the floor at a 14' 6 elevation. This is because the house cited on the lower front lot needs to be raised out of the
future flood plain (based on estimates for sea level rise). But they kept the house entirely below the 28' height limit
except for a small writer's studio that is approximately 4' 2" above at its ridge and 3' 5 above at its corners. The
architect designed the studio to be in the least visible area on the far left of the house plan, aligned with the tall 8 West
Shore Road roof, recessed it from the house on its sides, and embedded it within the main gable below. The height of
our hillside at the eastern property line is approximately 45'. We have asked the architect to reconfirm but our estimate
is that the backyards on North Point above may be at an elevation that is at least a further 10' feet higher of
approximately 55', not including rear yard fencing. We want to address Carol and Roy's concerns related to material
view impact and the architect is evaluating this.
11

11

House/Writer's studio window glare - The architect is evaluating any material window glare. The architect designed the
house to minimize its rear light effect at night, especially from the ground floor that contains the larger windows facing
the backyard. The roof eave over the kitchen is 18" and over the recessed central core it is over 8'. We have asked the
architect to look at adjusting the rear windows in the writer's studio or other measures to mitigate any potential glare.
The landscape architect shielded the back of the house with six new trees. For the right side family room, there are four
crepe myrtle trees and for the left side in front the kitchen and living hall there are two jacaranda trees.
Writer's studio deck - The writer's studio deck is not an entertainment deck and that is certainly not its design intent. It
is more of a widow's walk, designed by the architect to be a small area; a place to occasionally get some sun. There is a
significant light deficiency in winter for the house. We chose to build on the lower front lot largely because it makes
more sense for the whole neighborhood. But that means the architect would need to resolve material geological,
flooding and sunlight constraints unique to the lower lot. We have shade from the hillside in the back, the 3-story house
to our south, and the expected 2-story new house to our west. The widow's walk is an extension of the master bedroom
and its main access is from the master's closet stairs through the writer's studio. The architect designed it to be
embedded in the central core roof and also recessed with the two gables to reduce its visual exposure from the street or
to the neighbors.
Tree coverage behind main house - We will ask the landscape architect to reconfirm but our understanding is that the
house's rear trees are well designed to shield the majority of the back of the house from its neighbors. The landscape
architect indicated that the two Jacaranda trees will be approximately 10-12' tall at planting and are estimated to grow
at 4-5' per year when young with an estimated mature size of 25'-40' tall and 20-30' wide. Also, the four backyard Crepe
Myrtle trees will be approximately 8-10' tall at planting and are estimated to grow at 2-3' per year with an estimated
mature size of 25' tall and 15 wide.
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New oak trees on hillside - The landscape architect does not expect the three new oaks to block their view based on
their house height, and the oaks should also grow more slowly and have a lower mature height in the hillside rock. If
they should grow too tall, we certainly agree to keep them and the other trees trimmed so they do not block their view.
Unfortunately, the cypress tree on the hillside is overgrown, encased with ivy and a fire hazard, so the landscape
architect designed three new oak trees to replace it and reconnect the two mature oak trees that have been at the sides
of the hillside for quite some time. Our understanding is that the side oaks do not currently block Carol and Roy's view
but we need to reconfirm this.
Kid hillside deck - The deck is a small platform for the kids to play more safely on the hillside during the day. The
landscape architect has moved it away from their property line and proposed additional screening up the north hillside
with three strawberry trees and on the three sides of the deck with strawberry bushes.
Height variance - Because of complicated site geology, flooding and shading constraints, our understanding is that the
findings for a small height variance for a house built on the lower lot can be reasonably made. The buildable area of the
primarily flat overall lot is significantly reduced to either the lower lot or principally on the upper lot. We didn't want our
neighbors on top of us, or to be right in their backyards. So while so many factors pointed to building the home on the
upper lot principally over bedrock, at a higher grade and with less expense, we decided on a plan for the lower front lot.
The neighbors would like it better, and we believed our architect could resolve the material site challenges that the front
lot presented.
Best regards,
Michael
-----Original Message----From: Rebecca Markwick - Associate Planner [mailto:AssociatePlanner@cityofbelvedere.org]
Sent: Tuesday, March 12, 2019 10:25 AM
To: Michael Jaeger <michael@jaegermchugh.com>; Reba Jones <jones@butlerarmsden.com>
Subject: FW: 6 West Shore - Objection to Height exception
FYI
Rebecca Markwick
Associate Planner
City of Belvedere
(415) 435-8931
rmarkwick@cityofbelvedere.org
PUBLIC DISCLOSURE NOTICE:
This email and any attached files were sent from an email account assigned to a public official for the City of
Belvedere. This email, replies to this email, or emails sent directly to this email account may constitute a public record
and, if retained during the normal course of business, may be subject to disclosure to any person upon request.
-----Original Message----From: Carol Bagattini [mailto:c.bagattini@icloud.com]
Sent: Monday, March 11, 2019 7:31 PM
To: Rebecca Markwick - Associate Planner <AssociatePlanner@cityofbelvedere.org>
Cc: Roy <rbagattini@levi.com>; Clint Massey-Blake <c.massey-blake@ggsir.com>
Subject: 6 West Shore - Objection to Height exception
Hi Rebecca
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Roy and I have reviewed the plans, and despite my previous email, we have major concerns regarding the height
exception application for 6 West Shore.
Specifically:
1. Height - this structure will impact our main view, given the height 2. This structure would be directly in front of our Mt
Tam and water view from the living room, kitchen, balcony and master bedroom.
3. Light pollution from windows facing our house in Writer1s studio/ raised structure - Belvedere is particularly
noteworthy for the control of up-lighting in the neighborhood and this structure will directly impact on our night views.
This is something we feel strongly about.
4. Trees - although trees will be planted and provide coverage from the main house, these will never give us total privacy
and screening from the raised structure.
5. The height exception -if granted - creates a precedent for future renovations/ constructions in our neighborhood and
directly in front of our property, which is a big concern to us.
In conclusion, we appreciate Michael and Megan's intent to work with us, but we really cannot support the building of a
structure that exceeds the permissable height.
Kind regards
Carol & Roy Bagattini
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