
 

 

 

 DESIGN REVIEW COMMISSION 

MEETING AGENDA 

 

 7:00 PM - Wednesday, June 15, 2022  

 Telephone/Video Conference Only  

Please Note: Per California Executive Order N-29-20, the Commissions will meet via teleconference 

only.  Members of the Public may call (720) 707-2699 to participate in the conference call (Meeting ID: 

836 2710 4705 or via the web at https://tinyurl.com/282934zu with Passcode:  650312).  Members of the 

Public may only comment during times allotted for public comments.  Public testimony will be taken at 

the direction of the Commission Chair and members of the public may only comment during times 

allotted for public comments.  Members of the public are also encouraged to submit written testimony 

prior to the meeting at DRCPublicComment@losaltosca.gov.  Emails received prior to the meeting will be 

included in the public record. 

ESTABLISH QUORUM 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 

Members of the audience may bring to the Commission's attention any item that is not on the agenda. 

Please complete a "Request to Speak" form and submit it to the Staff Liaison. Speakers are generally 

given two or three minutes, at the discretion of the Chair. Please be advised that, by law, the Commission 

is unable to discuss or take action on issues presented during the Public Comment Period. According to 

State Law (also known as "the Brown Act") items must first be noticed on the agenda before any 

discussion or action. 

ITEMS FOR CONSIDERATION/ACTION 

CONSENT CALENDAR 

These items will be considered by one motion unless any member of the Commission or audience 

wishes to remove an item for discussion. Any item removed from the Consent Calendar for 

discussion will be handled at the discretion of the Chair. 

1. Design Review Commission Minutes 

Approve minutes of the regular meeting of June 1, 2022.  

PUBLIC HEARING 

2. SC21-0051, V22-0001 & ADU21-0090 – Khurram Iqbal – 899 Madonna Way 

Variance to encroach into the daylight plane for the R1-10 Zoning district and Design Review 

for a 4,023 square-foot new two-story house. The project includes a 2,528 square-foot addition at 

the first story and a 1,495 square-foot addition at the second story. The project also includes an 

849 square-foot attached accessory dwelling unit, which is not part of the design review 

application.  This project is categorically exempt from environmental review under Section 

15301 of the California Environmental Quality Act.  Project Planner:  Gallegos 
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INFORMATIONAL ITEMS 

3. SC22-0009 – Kyle Chan – 629 Benvenue Avenue 

Design review for a new 3,564 square-foot two-story single-family residence.  The project 

includes 2,477 square feet on the first story and 1,087 square feet on the second story.  This 

project is categorically exempt from environmental review under Section 15303 of the California 

Environmental Quality Act.  Project Manager:  Healy.  THIS ITEM WAS CONTINUED FROM 

THE JUNE 1, 2022 DRC MEETING. 

4. SC22-0002 – Walter Chapman – 632 Leaf Court 

Design review for a new 3,878 square-foot two-story single-family residence.  The project 

includes 3,171 square feet on the first story and 707 square feet on the second story.  This project 

is categorically exempt from environmental review under Section 15303 of the California 

Environmental Quality Act.   Project Planner:  Healy 

COMMISSIONERS' REPORTS AND COMMENTS 

POTENTIAL FUTURE AGENDA ITEMS 

ADJOURNMENT 

SPECIAL NOTICES TO PUBLIC 

In compliance with the Americans with Disabilities Act and California Law, it is the policy of the City of 

Los Altos to offer its programs, services and meetings in a manner that is readily accessible to everyone, 

including individuals with disabilities.  If you are a person with a disability and require information or 

materials in an appropriate alternative format; or if you require any other accommodation, please contact 

department staff.  Advance notification within this guideline will enable the City to make reasonable 

arrangements to ensure accessibility.  The City ADA Coordinator can be reached at (650) 947-2607 or by 

email: ada@losaltosca.gov.   

 

Agendas, Staff Reports and some associated documents for Design Review Commission items may be 

viewed on the Internet at http://losaltosca.gov/meetings. 

 

If you wish to provide written materials, please provide the Commission Staff Liaison with 10 copies of 

any document that you would like to submit to the Commissioners in order for it to become part of the 

public record.   

 

For other questions regarding the meeting proceedings, please contact the City Clerk at (650) 947-2720. 
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 DESIGN REVIEW COMMISSION 
MEETING MINUTES 

 

 7:00 PM - Wednesday, June 01, 2022  
 Telephone/Video Conference Only  

 

CALL MEETING TO ORDER 

At 7:04 p.m. Chair Blockhus called the meeting to order.  

ESTABLISH QUORUM 
 
PRESENT: 

 
Chair Blockhus, Vice-Chair Ma, Commissioners Bishop, Harding and Kirik  

STAFF: Development Services Director Zornes, City Attorney Houston, Deputy City Attorney 
Ramakrishnan, Interim Planning Services Manager Golden, Senior Planner Gallegos, 
Associate Planner Liu and Associate Planner Healy 

PUBLIC COMMENTS ON ITEMS NOT ON THE AGENDA 
None. 

ITEMS FOR CONSIDERATION/ACTION 
 
CONSENT CALENDAR 
 

1. Design Review Commission Minutes  
Approve minutes of the regular meeting of May 4, 2022.  

 
Action: Upon a motion by Commissioner Harding, seconded by Chair Blockhus, the Commission 
approved the minutes of the regular meeting of May 4, 2022 as amended by Vice-Chair Ma to state he 
recused himself from item No. 2 due to a “business involvement”. 
The motion was approved (5-0) by the following vote: 
AYES:  Blockhus, Bishop, Harding, Kirik, and Ma 
NOES: None 

CHANGES TO THE ORDER OF THE AGENDA 

Chair Blockhus motioned to reorder the agenda to move agenda item No. 4 to item No. 2, agenda item 
No. 2 to agenda item No. 3, and agenda item No. 3 to agenda item No. 4 

There were no objections from any commissioners, so no vote was required.  

DISCUSSION ITEMS 

2. SB9 Objective Standards Commission Feedback 

3

Agenda Item 1.



6/1/2022 DESIGN REVIEW COMMISSION MEETING MINUTES Page 2 of 8 
 
Development Services Director Zornes wanted to provide a brief moment to cover the ground rules with 
Council liaisons. He stated from the Commission Handbook that Council liaisons may not to try to 
influence, take a position or vote on an item before the Commission. They are here for assisting the 
commission on items directed by the City Council to come before the Commission.  

Council Liaison Meadows and Vice-Mayor 
• She is only person in the City right now to have volunteered on both the DRC and PC and is now 

on City Council, so she has a unique perspective.  
• She views the DRC as a facilitator in our community, between the Design Guidelines and 

Municipal Code, homeowners who want to build and neighbors who have concerns regarding 
change.  

• It is true that the DRC has had design review responsibility for discretionary single-family houses, 
and SB9 will not change this, but it will change direction for dwelling units as they are built.  

• We are here tonight because the DRC and PC have no jurisdiction with SB9, which is 
administerial, and we are trying to develop guidelines for objective review by staff. 

• Keeping in mind, we are trying to preserve the Los Altos character. In her opinion, whether 
discretionary or objective standards with or without ADUs or SB9, the best way for compatibility 
it is for a set of rules that allows Los Altos to maintain its character. 

• Thanked the DRC for the work done at the end of last year for the SB9 guidelines for the urgency 
resolution passed by City Council.  

• Noted the HCD fact sheet on page 7 that says a local agency should proceed with caution when 
adopting local ordinance that would impose unique development standards on units proposed 
under SB9 but would not apply to other developments.  

o How do we apply a uniform set of standards that make sense as staff is reviewing projects 
administerial?  

o What are the problems that were impacted by DRC review? (i.e. Windows and balconies 
that affect privacy, plate heights that affect bulk and mass, etc.) 
 Now, we have to look at the best answer for examining what was developed and 

put in place in December and moving forward thinking with compatibility across 
all the different types of dwelling units in Los Altos.  

• Reviewed and went over the 12/14/21 City Council Meeting direction on page 3 of the staff report 
specific to the urgency ordinance that was adopted to help determine longer term objective 
standards. 

• Council discussed regulating building color, vegetation concerns and floor area ratio. 
• In regard to plate heights, they adopted an urgency ordinance with the most frequent plate height. 
• Whether or not affordable housing requirements can be incorporated as deed restrictions. 
• Further discussion on street access and safety for double street lots. 
• Discussion on the definition of site coverage, softscape, hardscape, and how it affects drainage. 
• Discussion about the definition of floor area. 
• Garage door design and materials were also discussed. 
• Do we want to be more prescriptive or less with the criteria laid out in the urgency ordinance? 

Development Services Director Zornes 
• We will have to focus the discussion on City Council items directed by Council on 12/14/22, with 

a 45-minute limit and if there is time, discuss more.  
 
Deputy City Attorney Ramakrishnan  
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• Vice-Mayor Meadows said most of what he wanted to say.  He will focus what he wants to say 
into four themes. 

• Theme 1:  What was the thinking behind bringing the guidelines back for further discussion?  
• Theme 2:  Why is the City asking the PC and DRC for more feedback?  
• Theme 3:  The idea of being more or less restrictive. 
• Theme 4:   The deed restriction issue.  
• In terms of why this was brought back is we were rushed. SB9 was passed in September, and we 

had a very short time to read and understand it. Then, we had to bring the SB9 regulations to 
Council before the first applications on January 1st.  There was a concern that if we were not 
rushed, would we have come up with a different set of guidelines?  

• Why is the City Council asking the PC and DRC for more feedback?  
o The DRC is involved in single-family residential design review. 
o The PC is involved in multiple-family residential design review. 
o It is helpful for the City Council to have each perspective since SB9 is a hybrid of the two. 

Although the PC is not involved with single-family homes, Council thought it would be 
beneficial for joint DRC and PC input.  

• In terms of if we want to be more or less restrictive?  
o We cannot develop standards that reduce the level of intensity, such as density, setbacks, 

height, and bulk, etc., and we cannot reduce from the standards allowed from 2018.   
o Can we be more restrictive? We were in a sense since we can’t go through the process on a 

case-by-case basis, but we were trying to be too prescriptive and were preventing better 
architectural designs.  

• We are not asking you about deed restrictions, that is a policy question and a legal issue. We are 
asking for your design expertise. It is not on the agenda tonight, and we are not asking you for 
your input on them since it would have to be imposed through an ordinance at the Council level.  

Vice-Chair Ma asked Council Liaison Meadows about the overall direction for SB9. Whether or not we 
want to be more flexible on the floor area ratio for the design or the opposite direction and more 
conservative with an SB9 project. He wants to understand the general direction from the state and City 
level to allow for more floor area to provide more housing units on the DRC side of things.  

Council Liaison Meadows said we have no direction yet since SB9 does not require any change and we 
can maintain the law as is. 

Deputy City Attorney Ramakrishnan said that if we take HDC’s interpretation of floor area ratio, you 
certainly couldn’t reduce floor area from what was allowed before SB9. 

Council Liaison Meadows asked if we are actually taking our current standards and motivating SB9 
applicants because of the way we go through the design review process?  As we go through the housing 
element update process any insight they can give to motivate a different type of development to provide 
more housing is helpful. 

Vice-Chair Ma thanked Vice-Mayor Meadows and Deputy City Attorney Ramakrishnan for their 
clarification.  He shared that he did some research on other adjacent cities and they really encouraged 
SB9, but another city had more requirements and discouraged SB9 and required design review. 

Deputy City Attorney Ramakrishnan said this raises an important legal issue he wanted to clarify. 
Whether we are more generous than we were before SB9, to the extent that SB9 doesn’t require us to be 
more generous, it should not be our policy goal to discourage people from using SB9 specifically. So, 
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cities that are doing that, the Department of Justice and HCD are coming down on hard.  It is an 
appropriate policy question to say do we want to be more generous than we have to, it is not an 
appropriate policy question to see how we can discourage SB9. 

Council Liaison Meadows if all these people will be neighbors, we want to be as objective and welcoming 
as we can.  

Chair Blockhus 
• Questioned wanting to have objective standards for SB9 and regular projects dating back to 2018, 

when back then we had a lot of holes in our existing requirements that needed to be referenced by 
the DRC in order to clean up.  

• Who is choosing the SB9 route versus the DRC route early in the process and why?  

Deputy City Attorney Ramakrishnan stated that HCD said in interpreting SB330 and SB8 is that we 
cannot use SB9 in a way if it reduces the level of intensity for development on a site.  We do not have to 
have the same requirements as in 2018, as those were subjective and these are objective standards. 

Deputy City Attorney Ramakrishnan said that when it comes to color, plate height, articulation, etc. it is 
fair game to discuss. You just cannot reduce the intensity of the site development that was allowed in 
2018.  

Commissioner Kirik wants a continuation of the prior subcommittee with Vice-Chair Ma to respond to the 
Council’s direction.  

Council Liaison Meadows said to ask themselves when they propose something if the modifications 
would result in a distinguishable SB9 home versus a DRC home and how to preserve our character. 

PUBLIC COMMENT 
None. 

Chair Blockhus closed the public comment section of the meeting. 

City Attorney Houston clarified the direction and how to move forward on providing SB9 feedback. 

It was concluded that: 
• The DRC will have the subcommittee meet to develop input on SB9. 

o Commissioner Harding does not want to join the subcommittee.  
• Commissioner Kirik and Vice-Chair Ma wish to work on SB9. 
• They will report back to the DRC. 
• Then, as a body, the DRC will report back to the City Council by adopting the recommendations 

for them to consider. 
 

3. SC22-0009 – Kyle Chan – 629 Benvenue Ave 
Design review for a new 3,564 square-foot two-story single-family residence.  The project includes 
2,477 square feet on the first story and 1,087 square feet on the second story.  This project is 
categorically exempt from environmental review under Section 15303 of the California  
Environmental Quality Act.  Project Manager:  Healy 
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STAFF PRESENTATION 
Associate Planner Healy presented the staff report recommending approval of design review application 
SC22-0009 subject to the listed findings and conditions.  She noted a typo in the report and clarified that 
tree No. 27 is being removed, not No. 25 in the rear yard. 
 
COMMISSIONER COMMENTS/QUESTIONS 
Chair Blockhus asked about the tree that was removed from the previous tree removal permit and the 
replacement tree. 

Answer:  Associate Planner Healy said the condition is to replace it with a comparable tree and is 
consistent with our regulations. 

Chair Blockhus asked if there was any discussion for the second story windows to not be obscured? 

Answer:  Associate Planner Healy referred to the applicant. 

Commissioner Kirik said tree No. 22 behind the house has gone wild and asked if there was any objection 
to removing the tree?  

Answer:  Associate Planner Healy said it was not indicated for removal. 

Commissioner Bishop asked if there were there any other comments received from the neighbors 
regarding the project. 
 
Answer:  Associate Planner Healy said no. 
 
APPLICANT PRESENTATION 
Applicant and project architect, Kyle Chan provided a project presentation. 
 
COMMISSIONER COMMENTS/QUESTIONS 
Vice-Chair Ma asked for clarification on the material board since it showed an exterior finish schedule 
with two types of stones. He sees the veneer used for the front entrance, but he did not see the second type 
of stone.  

Answer:  The applicant said the second stone is for flooring at the front porch and the back patio. 

Vice-Chair Ma asked the applicant to describe the elements of the rafter tails, corbels, and window trim 
since he did not see the callouts for the materials used.  

Answer:  The applicant said the window shutters are a decorative element; the corbels were requested by 
owner, but not common in Mediterranean design; he added the rafter tails, which are not shown on the 3D 
model details; and the rafter tails and corbels will be painted wood, either an ebony or graphite color to 
match the window trim.  

Commissioner Kirik commented that it is a disservice to have a tree growing under and around the oak 
tree in the rear yard and asked if there was any objection to remove the tree?  

Answer:  The applicant said he would ask the owner, but the other tree was removed due to poor health 
and infection, whereas this one is healthy, and they have not decided to remove it at this point. They 
would consider it if it affects the health of the oak tree. 
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Commissioner Kirik asked a question about the garage door size and height.  

Answer:  The applicant said that the top of the arch is at 8 feet, with a lower height at the edges of the 
arch at 7 feet.  

Commissioner Kirik commented that the front renderings showed images of towers and front entries 
rather proud, here the recessed entry appears rather unbalanced and skinny. He suggested some 
modifications. 

The applicant provided a response and discussed the reasons for the design choices made.  

Commissioner Kirik commented on the obscure glass on the second story and asked if this was done from 
input from the neighbor or on their own?  

Answer:  The applicant said they proposed it for lighting and neighbors who want privacy.  

Chair Blockhus said he does not think the obscure glass enhances the look of the house, and it does not 
function in manner that would achieve the goal. If there are open windows, there will be views and 
impacts to privacy. He asked if the neighbors proposed it in order to support the project? He suggested 
going back and speaking with the neighbors about it again and propose privacy screening instead of 
obscured windows. 

Answer:  The applicant said they talked about obscured versus non obscured and the owners do not want 
views on the sides.  

Chair Blockhus asked if the applicant would consider a different door instead of a double door to break up 
the vertical element of the front door?  

Answer:  The applicant said a door with a transom window on top of it would be problematic. The current 
design works with the hierarchy of the garage and looks best.  
 
PUBLIC COMMENT 
None. 

Chair Blockhus closed the public comment period. 
  
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Commissioner Kirik, seconded by Commissioner Harding, the Commission 
continued design review application SC22-0009 to the June 15, 2022 DRC meeting with the following 
direction: 

• Clarify the height of the garage door to make sure it meets minimum code clearances on the sides. 
• Provide a letter or correspondence from the neighbors to support obscure or clear glass on the 

second stories facing the side yards. 
• Study the front entry to create better balance. 
• Come back with additional detailing on the windows. 
• Clarify if tree No. 22 can be removed to improve the health of tree No. 23. 
• Come back with a roof color which is more varied and not monochromatic.  
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The motion was approved (5-0) by the following vote: 
AYES:  Blockhus, Bishop, Harding, Kirik, and Ma 
NOES: None 

4. SC21-0048 – Kendra Rosenberg – 466 Raquel Lane 
Design Review for the construction of an 818.8 square-foot, attached accessory dwelling unit 
(ADU) to an existing one-story house. The proposal is subject to design review pursuant to Section 
14.76.040 (D) of the Los Altos Municipal Code as the 22-foot, six-inch tall second story ADU will 
exceed a 20-foot height. This project is categorically exempt from environmental review under 
Section 15301 of the California Environmental Quality Act.  Project Manager:  Liu 

 
STAFF PRESENTATION 
Associate Planner Liu presented the staff report recommending approval of design review application 
SC21-0048 subject to the listed findings and conditions. 
  
COMMISSIONER COMMENTS/QUESTIONS 
Commissioner Bishop stated that they do not review ADUs on a regular basis and asked what the 
Commission could discuss and offer recommendations on.  
 
Answer:  Associate Planner Liu stated the Commission can impose discretionary review on the ADU as 
far as design, architecture and compatibility. They cannot deny the project. 

Commissioner Kirik said an ADU requires independent living and typically, there is a door between the 
main residence and the ADU and a fire separation wall. Does this meet the definition of an ADU? 

Answer:  Associate Planner Liu stated it is for independent living and must have a standard size kitchen, 
independent bathroom and a separate entrance from the main house. 

Senior Planner Gallegos clarified that a fixed door is not a requirement of our ADU regulations that the 
firewall is part of the standard conditions for a building permit. 
 
APPLICANT PRESENTATION 
The applicant did not provide a project presentation.  

The applicant clarified that there is a door between the internal connection and the ADU. She made 
herself available for questions. 
 
The property owner thanked the Commission for consideration of their project. 
 
COMMISSIONER COMMENTS/QUESTIONS 
Vice-Chair Ma asked if the reinforced masonry chimney will be extended or replaced?  

Answer:  The applicant said they were trying to keep the chimney and extend the existing masonry. She 
has to trust it can be retained, but if not they can put in a gas fireplace and it is not a design element.  
 
Vice-Chair Ma asked for clarification on the difference in the type of roof from the front to rear 
elevations. 
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Answer:  The applicant explained the difference in the roof type and the reasoning because of the gables. 
She shared a 3D model to show the Commission what she described. 
 
PUBLIC COMMENT 
None. 

Chair Blockhus closed the public comment period. 
  
Commissioner discussion then proceeded. 
 
Action: Upon a motion by Vice-Chair Ma, seconded by Commissioner Harding, the Commission 
approved design review application SC21-0048 subject to the staff report findings and conditions. 
The motion was approved (5-0) by the following vote: 
AYES:  Blockhus, Bishop, Harding, Kirik, and Ma 
NOES: None 
 
COMMISSIONERS’ REPORTS AND COMMENTS 
None. 
 
POTENTIAL FUTURE AGENDA ITEMS 
None. 
 
ADJOURNMENT 

Chair Blockhus adjourned the meeting at 9:22 PM. 
 
 
 
 
Sean Gallegos 
Senior Planner 
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DATE: June 15, 2022 
 

AGENDA ITEM # 2 

 
TO:     Design Review Commission   
 
FROM:    Sean K. Gallegos, Senior Planner 
 
SUBJECT:   V22-0001 & SC21-0051 – 899 Madonna Way 
 
 
RECOMMENDATION:    
 
Approve variance application V22-0001 and design review application SC21-0051 subject to the listed 
findings and conditions 
 
 
PROJECT DESCRIPTION 
 
This application includes variances to allow for increased height, reduced setbacks, encroachments 
into the daylight plane and an additional story, and design review for a new house with a basement 
on a vacant lot.  The project includes variances to allow encroachments into the daylight plane on 
both sides; and design review for a new two-story house that is 4,023 square feet in size.  The project 
includes an 849 square foot detached accessory dwelling unit, which is not part of the design review. 
The following table summarizes the project’s technical details: 

GENERAL PLAN DESIGNATION: Single-Family, Residential  
ZONING: R1-10 
PARCEL SIZE: 12,743 square feet 
MATERIALS:  tpo membrane roof, smooth cement and hardie plank 

siding, fiberglass window frames 

 Existing Proposed Allowed/Required 

COVERAGE: - 3,530.6 square feet 3,823 square feet  

FLOOR AREA: 
Main Floor  
Lower floor  
Total 

 
- 
- 
- 

 
2528 square feet 
1,495 square feet 
4,023 square feet 

 
 
 
 
4,024 square feet  

SETBACKS: 
Front  
Rear  
Right side (1st/2nd) 
Left side (1st/2nd) 

 
- 
- 
- 
- 

 
25 feet 
34.5 feet 
7.6 feet/15.1feet  
7.6 feet/15.2 feet 

 
25 feet 
25 feet  
7.6 feet/13.1 feet  
7.6 feet/13.1 feet 

HEIGHT: -  27 feet 27 feet 
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Design Review Commission  
V22-0001 & SC21-0051– 899 Madonna Way 
June 15, 2022  Page 2  

BACKGROUND 
 
Neighborhood Context 
The subject property is located on Madonna Way, which is a long narrow cul-de-sac street that slopes 
up the hillside from University Avenue. The neighborhood along Madonna Way is considered a 
Diverse Character Neighborhood as defined in the City’s Residential Design Guidelines. Due to the 
sloping nature of the street and dense vegetation and mature trees, many of the houses have limited 
visibility from the street and include a mix of architectural styles and sizes. 

Property History 
The subject property at 899 Madonna Way is a vacant lot that has never been developed.  The site 
was originally part of the property at 901 Madonna Way, which was created as Lot 1 in Tract 3249.  
This subdivision was approved by the City in 1962 and created the Madonna Way neighborhood.  
Subsequently, in 1966, a record of survey map was used to split the site into two parcels, with Parcel 
A becoming 901 Madonna Way and Parcel B becoming 899 Madonna Way.  Since the record of survey 
was recorded prior to the establishment of the California Subdivision Map Act, a tentative map 
approved by the City was not required to subdivide the site. 

Zoning Conformance 
The average width of the subject parcel is 76 feet (see sheet A1), which is below the minimum width 
of 80 feet for a standard lot in the R1-10 District.  For lots that are less than 80 feet in width, described 
as “narrow lots” in the Zoning Code, there is an allowance for side yard setbacks to be reduced from 
10 feet to 10 percent of the average lot width, for any portion of a structure which is one story in 
height, with 7.5 feet added for any portion of a structure which is two stories in height.  The table 
above provides the effective setbacks for this narrow lot. 

DISCUSSION  

Variances 
As part of their design review application to construct a new single-family house on the site, the 
applicant is seeking variances to allow for encroachments into the daylight plane on both sides (See 
Sheets A12-B). The subject property is on a steeply sloping hillside that angles away from Madonna 
Way.  The Madonna Way public right-of-way is significantly wider than the narrow paved street and 
there is an unimproved shoulder along the property’s frontage that ranges from 14 to 17 feet in width.  
In this shoulder area, the slope drops by 6-8 feet.  Overall, from the front property line to the rear 
corner of the site, there is a drop of approximately 70 feet.  Thus, the site poses significant challenges 
to not only designing the house but also placing the driveway and garage in a way that is functional 
and usable for accessing Madonna Way.    
 
Due to the challenge of designing a house for this site, a significant amount of time has been spent 
between staff and the applicant to design a project that meets their needs while also being a proposal 
that staff could recommend for approval.  The design has gone through several iterations to work 
though issues such as daylight plane, maximum height and overall design composition.  Based on 
these design revisions and modifications, the project is seeking five variances as outlined below.  
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Design Review Commission  
V22-0001 & SC21-0051– 899 Madonna Way 
June 15, 2022  Page 3  

Daylight Plane Variances 
The project is also seeking variances to allow the structure to encroach into the daylight planes on 
both sides. Due to the reduced side yard setbacks, the fact that daylight planes are measured from the 
existing grade, it would be very challenging to design a structure that was within the required daylight 
planes.  Also, as noted above in the setback discussion, daylight planes are used to control bulk and 
mass in a more typical neighborhood setting.  In this type of hillside setting, a daylight plane does not 
serve the same purpose and becomes very restrictive on a site such as this.  The applicant has shown 
the daylight planes on the plans on Sheet A12-B, with a maximum two-foot, three-inch encroachment 
for the daylight plane taken from the left property line, and a maximum three-foot, seven-inch daylight 
encroachment for the daylight plane taken from the right property line.   
 
Variance Findings 
In order to approve a variance, the Commission must make three positive findings pursuant to Section 
14.76.070 of the Zoning Code: 
 
1. The granting of the variance will be consistent with the objectives of the City’s zoning plan;  

2. That the granting of the variance will not be detrimental to the health, safety, or welfare of persons 
living or working in the vicinity or injurious to property or improvements in the vicinity; and 

3. Variances from the provisions of this chapter shall be granted only when, because of special 
circumstances applicable to the property, including size, shape, topography, location, or 
surroundings, the strict application of the provisions of this chapter deprives such property of 
privileges enjoyed by other property in the vicinity and under identical zoning classifications. 

 
The granting of the variances is consistent with the objectives of the zoning plan because they will 
allow for the property to be developed with a single-family house that has a harmonious and 
appropriate relationship with the surrounding neighborhood, it will establish a safe and workable 
access to Madonna Way and it will protect and enhance real property values within the City. 
 
The granting of the variances will not be detrimental to persons living or working in the vicinity or 
injurious to any properties in the vicinity because it is a single-family use and the proposed house has 
been designed to have appropriate relationships with the surrounding properties and the persons living 
in those houses. 
 
The variances for encroachments into the daylight plane are reasonable due to the steeply sloping 
topography of the site, which is considered a special circumstance. Strict application of these 
provisions of the R1-10 District would deprive the property of constructing an appropriately sized 
house and adjacent useable outdoor spaces that are enjoyed by other properties in the vicinity and 
under the identical zoning classification (R1-10). 
 
Design Review 
According to the Design Guidelines, in Diverse Character Neighborhoods, good neighbor design has 
its own design integrity while incorporating some design elements, materials and scale found in the 
neighborhood. 
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As depicted in the design plans (Attachment F), the applicant proposes a new two-story residence 
with an attached garage on a 
vacant lot. The proposed 
setbacks meet or exceed the 
required setbacks for the R1-
10 zoning district. Please refer 
to the table above for more 
specific setbacks proposed 
and as required pursuant to 
the R1-10 Zoning District 
Standards found in Los Altos 
Municipal Code (LAMC) 
Chapter 14.06. 
 
The project uses a contemporary inspired architectural design with flat roof elements, rectangular 
forms and a curving flat roof that connects the upper main level to the lower level.  The architectural 
style includes flat roofs, large frame windows, and unornamented wall surfaces with no decorative 
detailing at the doors or windows. The architectural style maintains the character of the neighborhood 
with a simple low-scale forms and a low roofline. The project is utilizing high quality materials, such 
as tpo membrane roof, smooth cement and hardie plank siding, fiberglass window frames, which are 
integral to the architectural design of the house. The project’s material board is included as Attachment 
F. Overall, the design incorporates simple and low-scale forms that produce an integrated appearance 
with the context of the area. 

Due to the slope of the site, the house will appear as a one-story structure when viewed from the 
street and uses a multi-level floor plan to reduce excessive bulk.  The series of stepped and articulated 
massing forms helps to break up the horizontal and vertical planes. At the main level, the upper garage, 
foyer and living room steps down to a lower level with the dining room, guest bedroom, walk-in closet 
and two bathrooms. This level steps down to a level with a great groom with kitchen and dining area. 
In the center of the house, stairs lead down to a lower level. The lower level includes three bedrooms, 
three bathrooms, a laundry room, sitting room, and attached accessory dwelling unit.  

According to the Residential Design Guidelines, a house should be designed to fit the lot and should 
not result in a home that stands out in the neighborhood. On hillside lots, the Residential Design 
Guidelines recommends the following:  

• Dwellings on hillside lots should reflect the topography in their designs by following the 
natural contours of the site, with minimal grading. 

• Use split-level and multi-level plans. 
• Avoid tall walls under the first floor by stepping the floor level with the grade. 
• Screen any open space under the living space above with either lattice or solid wall infill. To 

soften these areas, plant landscaping in front of them.  
• Avoid tall unbroken expanses of wall. 

 
While this design has a larger overall bulk, mass and scale, due to the hillside context and limited 
visibility off of the site, the design appears to reasonably address the City’s design review findings 
related to bulk, mass and neighborhood context. The design follows the natural topography to step 
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the house down the hillside with a multiple-level floor plan, with minimal grading. Due to the 
downslope nature of the lot, the project minimizes the bulk and scale of the second story along the 
street frontage by maintaining a one-story appearance consistent with adjacent properties. The main 
floor plate heights of the garage, guest bedroom, bathroom and powder room are set relatively low, 
approximately nine feet from the grade, consistent with the eight-foot to nine-foot-tall plate heights 
of existing residences in the neighborhood.  

On the main floor in the living room and dining room it has a ten-foot plate and eleven-foot, six-inch 
respectively. The project minimizes the bulk of the higher wall plates in the living room and dining 
room along the street frontage by the finished floor heights being 13 to 15 feet below the street 
frontage. The massing of the right-side elevation for the living room and dining room are broken-up 
with the variation in materials along the elevations, which helps diminish bulk concerns. Along the 
left elevation, the massing of the living room and dining room are diminished by being obscured by 
the two-car garage with nine-foot plate heights.  

The proposed project is sensitive to the scale of the neighborhood and incorporates similar massing 
found within the neighborhood context in the kitchen and dining area on the main floor, and the 
lower level, with nine-foot and nine-foot, six-inch respective plate heights. The design’s use of lower 
plate heights helps diminish bulk concerns, which maintains consistency with the neighborhood. 
Overall, the flat roof design lowers the height and minimizes the bulk of the new house. 

The design findings also require that a project not unreasonably interfere with views. Unless there is 
a view shed or easement across a property, there are no “rights” to a particular view. The intent of the 
City’s view finding is clarified in Section 4.1 of the Design Guidelines and relates to minimizing the 
visual impact of a project. On hillside lots, dwellings should reflect the topography by following the 
contours of the site. Moreover, on downslope lots such as the subject site, the roof should be 
minimized to diminish the visual prominence of a roof. 

The 27-foot-tall house is in scale with other houses within the surrounding neighborhood. The overall 
height is also minimized by cutting into the natural grade of the lot and lowering the grade 
approximately six feet. The house is adequately screened with trees and various landscaping and 
several mature trees that line the right side and the rear of the property. Overall, staff believes the 
height of the new house, low-scale forms and the landscape screening diminishes bulk and mass 
impacts to adjacent properties.  
 
Privacy  
 
The design proposes lower scale windows along the left and right-side elevations, with balconies 
proposed along the rear elevations off the great room on the main level and bedroom No. 5, the sitting 
room and ADU at the lower level. The Design Review Commission has traditionally supported a 
minimum four-foot, six-inch plate height for windows along the side elevations, and the Design 
Guidelines recommend a maximum four-foot depth for balconies to create passive outdoor areas. The 
site is situated between two single-family houses, 897 and 901 Madonna Way, and the Los Altos Union 
Presbyterian Church to the rear (northeast).  Given the hillside context and existing mature trees and 
vegetation and proposed evergreen screening, there are limited views toward 897 Madonna Way, 
whose house sits higher on the hillside and does not have any usable yard spaces on this side of its lot.  
The house at 901 Madonna Way sits lower than the proposed house but is angled away from the site 

15

Agenda Item 2.



 
Design Review Commission  
V22-0001 & SC21-0051– 899 Madonna Way 
June 15, 2022  Page 6  

in a way that limits many direct views toward its rear yard.  Overall, staff has not identified any issues 
with window placement or balconies due to off-site views and finds that the proposal will maintain a 
reasonable level of privacy.    

Trees and Landscaping  
There are a total of 13 oak trees on the project site as well as several additional trees adjacent to the 
site on neighboring properties. An arborist report was prepared by Kielty Arborist Services and is 
included in Attachment C.  Sheet A1 of the project plans provides an inventory of the trees and their 
placement on the site. Eight oak trees are proposed for removal due to their conflict with the proposed 
building footprint or due to the trees being dead or in poor condition.  

Beyond the tree inventory, the landscape plan does not include any details about the new landscaping 
that will be installed with the project. To ensure that erosion is minimized, plantings that are 
appropriate for hillside settings should be specified (Condition No. 15).  Since the project includes a 
new house and more than 500 square feet of new landscape area, it is subject to the City’s Water 
Efficient Landscape Ordinance. Due to the loss of eight protected coast live oak trees, staff 
recommends the planting of three coast live oak trees on the property (Condition No. 16). 

Development and Design Standards for Accessory Dwelling Units 
The project includes an administratively reviewed accessory dwelling unit permit application for a new 
849 square-foot attached ADU, which is not part of the design review application. Pursuant to Section 
65852.2 of the Government Code, a local jurisdiction shall not preclude the construction of an 
accessory dwelling unit with at least 800 square feet in size, 16 feet in height or the height of the 
underlying zoning district, and four-foot side and rear yard setbacks.  
 
Per the Section 14.14.050 of the Los Altos Zoning Code (LAZC), an attached ADU greater than 16 
feet may be allowed if it complies with the height of the underlying district for the zoning district, 
which is 27 feet for the R1-10 zoning district. Since the proposed ADU height of 22.6 feet is below 
the maximum permitted height of the R1-10 zoning district, the ADU is permitted according to 
Section 14.76.021 of the Zoning Code. 
 
Section 14.14.021 of the Municipal Code outlines the standards for accessory dwelling units. These 
standards include meeting all current development regulations for the single-family residential 
accessory dwelling units (ADU). An ADU separate entrance may be provided from the unit to the 
exterior of the residence, and an interior connection is permitted to the main living area. The second 
unit is required to provide one uncovered parking space in addition to the parking spaces required for 
the main house, unless exempt under Section 14.14.050(i)1-6). The unit complies with the daylight 
plane standard, and the project complies with ADU parking requirements by providing one uncovered 
on-site parking space.  
 
The proposed ADU is comprised of the main studio with living area, sleeping area and standard 
kitchen, one bathroom, and closet. The accessory dwelling unit’s architectural features, window styles, 
roof slopes, exterior materials, colors, appearance, and design is compatible and integrated with the 
proposed two-story single-family dwelling.  

16

Agenda Item 2.



 
Design Review Commission  
V22-0001 & SC21-0051– 899 Madonna Way 
June 15, 2022  Page 7  

Prior to the issuance of the building permit for the ADU, Section 14.14.040 of the Zoning Code 
requires the owner must record a deed restriction stating that the ADU may not be rented for periods 
less than thirty (30) days, and that it may not be transferred or sold separate from the primary dwelling. 

Environmental Review 
This project is categorically exempt from environmental review under Section 15303 of the California 
Environmental Quality Act because it involves the construction of a single-family dwelling in a 
residential zone. 

Public Notification  
A public meeting notice was posted on the property and mailed to 11 nearby property owners on 
Madonna Way, Nash Road and University Ave. The applicant has provided an outreach letter, and 
it is provided as Attachment D in Attachment B of the agenda report for November 17, 2021 
(Attachment B). The applicant also posted the public notice sign (24” x 36”) in conformance with 
the Planning Division posting requirements, as shown in Attachment E.  
  
Public Correspondence 
Staff received one letter from a resident who supported the project. Their letter is attached as 
Attachment E.  
 
Cc: Khurram Iqbal, Applicant, Applicant 
 Elnaz Masson and Same Ilkhani, Property Owners 
  
Attachments: 
A. Applicant Variance letter 
B. Notification Map 
C. Arborist Report  
D. Outreach Letter 
E. Proof of Public Notice 
F. Material Board 
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FINDINGS 
 

V22-0001 and SC21-0051 – 899 Madonna Way 
 

1. With regard to the variances for encroachment into the daylight plane, the Design Review 
Commission finds the following in accordance with Section 14.76.070 of the Municipal Code: 

 
a. The granting of the variances is consistent with the objectives of the Zoning Code set forth 

in Chapter 14.02; 

b. The granting of the variances will not be detrimental to the health, safety, or welfare of 
persons living or working in the vicinity or injurious to property or improvements in the 
vicinity; and 

c. The variances for increased height, reduced side and rear yard setbacks, encroachments into 
the daylight plane and more than two stories are reasonable due to the steeply sloping 
topography of the site, which is considered a special circumstance. Strict application of these 
provisions of the R1-10 District would deprive the property of constructing an appropriately 
sized house and adjacent useable outdoor spaces that are enjoyed by other properties in the 
vicinity and under the identical zoning classification (R1-10). 
 

2. With regard to the new two-story house, the Design Review Commission finds the following in 
accordance with Section 14.76.060 of the Municipal Code: 
 
a. The proposed new house complies with all provision of this chapter; 

b. The height, elevations, and placement on the site of the proposed new house, when considered 
with reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and 
geologic constraints imposed by particular building site conditions; 

c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 
removal; grade changes shall be minimized and will be in keeping with the general appearance 
of neighboring developed areas; 

d. The orientation of the proposed new house in relation to the immediate neighborhood will 
minimize the perception of excessive bulk and mass; 

e. General architectural considerations, including the character, size, scale, and quality of the 
design, the architectural relationship with the site and other buildings, building materials, and 
similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

f. The proposed new house has been designed to follow the natural contours of the site with 
minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS 
 

V22-0001 and SC21-0051 – 899 Madonna Way 
 
GENERAL 

1. Expiration 
The Design Review Approval will expire on June 15, 2024 unless prior to the date of expiration, 
a building permit is issued, or an extension is granted pursuant to Section 14.76.090 of the Zoning 
Code. 

2. Approved Plans 
The approval is based on the plans and materials received on May 31, 2022, except as may be 
modified by these conditions.  

3. Protected Trees 
All existing trees to remain, as shown on Sheet A1 shall be protected under this application and 
cannot be removed without a tree removal permit from the Community Development Director.  
Trees Nos. 2, 3, 5-8, 10 and 12 shall be removed as part of this design review permit application. 

4. Tree Removal Approved 
Trees Nos. 2, 3, 5-8, 10 and 12 shown to be removed on plan Sheet _ of the approved set of 
plans are hereby approved for removal.  Tree removal shall not occur until a building permit is 
submitted and shall only occur after issuance of a demolition permit or building 
permit.  Exceptions to this condition may be granted by the Community Development Director 
upon submitting written justification.   
 

5. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing any work 
within the public right-of-way including the street shoulder. All work within the public street right-
of-way shall be in compliance with the City’s Shoulder Paving Policy. 

6. Change of Address 
A Change of Address application must be submitted to the Building Division to correlate the 
project site address with the street that the front of the house faces.  

7. Address Assignment 
A “Request for Address Assignment or Change” form must be submitted to the Building Division 
to correlate with the addition of a new dwelling unit on the existing property.  

8. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) pursuant 
to Chapter 12.36 of the Municipal Code if over 500 square feet or more of new landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. 
 

9. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage 
calculations shall not include existing basements) and/or additions of 750 square feet or more 
shall trigger the undergrounding of utilities and new fire sprinklers. Additional square footage 
calculations shall include existing removed exterior footings and foundations being replaced and 
rebuilt. Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   
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10. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all 
costs and expenses, including attorney’s fees, incurred by the City or held to be the liability of the 
City in connection with the City’s defense of its actions in any proceedings brought in any State 
or Federal Court, challenging any of the City’s action with respect to the applicant’s project.  The 
City may withhold final maps and/or permits, including temporary or final occupancy permits, for 
failure to pay all costs and expenses, including attorney's fees, incurred by the City in connection 
with the City's defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

11. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans. 

12. Applicant Acknowledgement of Conditions of Approval  
The applicant shall acknowledge receipt of the final conditions of approval and put in a letter 
format acceptance of said conditions.  This letter will be submitted during the first building permit 
submittal. 

13. Tree Protection Notes 

 The grading plan and the site plan shall show all tree protection fencing and add the following 
notes:  
a. All tree protection fencing shall be chain link and a minimum of five feet in height with 

posts driven into the ground. 
b. The project shall implement and abide by all tree protection measures prescribed in the 

Kielty Arborist Services report dated July 3, 2018. 

c. The project arborist shall provide a plan review letter of the grading and drainage plan to 
ensure that all trees proposed for preservation can be preserved.  If additional trees removal 
is required, appropriate replacement trees should be specified. 

14. Tree Protection Note 
 On the grading plan and/or the site plan, show all tree protection fencing and add the following 

note: “All tree protection fencing shall be chain link and a minimum of five feet in height with 
posts driven into the ground.”  

15. Water Efficient Landscape Plan 
Provide a landscape documentation package prepared by a licensed landscape professional 
showing how the project complies with the City’s Water Efficient Landscape Regulations and 
include signed statements from the project’s landscape professional and property owner. To 
minimize erosion, plantings that are appropriate for hillside settings should be specified. 

16. Landscape Plan 
The landscape plan shall be revised to plant three 15-gallon coast live oak trees on the property.  
 

17. Reach Codes 
Building Permit Applications submitted on or after January 26, 2021 shall comply with specific 
amendments to the 2019 California Green Building Standards for Electric Vehicle Infrastructure 
and the 2019 California Energy Code as provided in Ordinances Nos. 2020-470A, 2020-470B, 
2020-470C, and 2020-471 which amended Chapter 12.22 Energy Code and Chapter 12.26 
California Green Building Standards Code of the Los Altos Municipal Code.  The building design 
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plans shall comply with the standards and the applicant shall submit supplemental application 
materials as required by the Building Division to demonstrate compliance.   

18. California Water Service Upgrades 
You are responsible for contacting and coordinating with the California Water Service Company 
any water service improvements including but not limited to relocation of water meters, 
increasing water meter sizing or the installation of fire hydrants.  The City recommends 
consulting with California Water Service Company as early as possible to avoid construction or 
inspection delays. 

19. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards 
pursuant to Chapter 12.26 of the Municipal Code and provide a signature from the project’s 
Qualified Green Building Professional Designer/Architect and property owner.  

20. Underground Utility Location 
Show the location of underground utilities pursuant to Chapter 12.68 of the Municipal Code.  
Underground utility trenches shall avoid the drip-lines of all protected trees unless approved by 
the project arborist and the Planning Division. 

21. Air Conditioner Sound Rating 
Show the location of any air conditioning unit(s) on the site plan including the model number of 
the unit(s) and nominal size of the unit.  Provide the manufacturer’s specifications showing the 
sound rating for each unit.  The air conditioning units must be located to comply with the City’s 
Noise Control Ordinance (Chapter 6.16) and in compliance with the Planning Division setback 
provisions.  The units shall be screened from view of the street. 

22. Off-haul Excavated Soil 
The grading plan shall show specific grading cut and/or fill quantities.  Cross section details 
showing the existing and proposed grading through at least two perpendicular portions of the site 
or more shall be provided to fully characterize the site.  A note on the grading plans should state 
that all excess dirt shall be off-hauled from the site and shall not be used as fill material unless 
approved by the Building and Planning Divisions. 
 

23. Storm Water Management 
Show how the project is in compliance with the New Development and Construction Best 
Management Practices and Urban Runoff Pollution Prevention program, as adopted by the City 
for the purposes of preventing storm water pollution (i.e. downspouts directed to landscaped 
areas, minimize directly connected impervious areas, etc.). 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

24. Tree Protection 
Tree protection fencing shall be installed around the dripline(s), or as required by the project 
arborist, for all existing trees to remain, as shown on Sheet A1.  Tree protection fencing shall be 
chain link and a minimum of five feet in height with posts driven into the ground and shall not be 
removed until all building construction has been completed unless approved by the Planning 
Division. 

25. School Fee Payment 
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In accordance with Section 65995 of the California Government Code, and as authorized under 
Section 17620 of the Education Code, the property owner shall pay the established school fee 
for each school district the property is located in and provide receipts to the Building 
Division.  The City of Los Altos shall provide the property owner the resulting increase in 
assessable space on a form approved by the school district.  Payments shall be made directly to 
the school districts. 

PRIOR TO FINAL INSPECTION 

26. Landscaping Installation and Verification 
Provide a landscape Certificate of Completion, signed by the project’s landscape professional and 
property owner, verifying that the trees, landscaping and irrigation were installed per the approved 
landscape documentation package.   

27. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning Division 
and shall be supplemented by additional screening material as required to adequately mitigate 
potential privacy impacts to surrounding properties.  

28. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building 
Ordinance (Chapter 12.26 of the Municipal Code). 

29. Deed Restriction  
Prior to final inspection from the Planning Division, the owner must record a deed restriction and 
provide a conforming copy stating that the accessory dwelling unit may not be rented for periods 
less than thirty (30) days, and that it may not be transferred or sold separate from the primary 
residential structure.  The Planning Division shall provide the deed restriction for recordation 
purposes after receipt of the legal description of the property from the current grant deed.  
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April 5, 2022 

 

 

Sean Gallegos 

Senior Planner 

Community Development Department 

City of Los Altos 

One North San Antonio Road 

Los Altos, CA 94022 

 

 

 

RE: Variance request for 899 Madonna Way 

 

 

Dear Mr. Gallegos, 

 

The purpose of this letter is to request a variance to the City’s daylight plane requirements for the 

proposed new house.   The request is based on the difficult site condition with steep slope. 

 

Specifically, the areas encroach into the daylight planes are 3’-7” for the glass rail and 3’-7” for 

the roof-wall corner on the right side of the lower level floor, and 2’-3” for the glass rail and 2’-

3” for the roof-wall corner on the left side of the lower level floor.  These areas are noted and 

dimensioned on Section 2 of Sheet A12. In addition there is also a 1’-3 ½’’ for roof corner on the 

right side of main level encroaching into daylight plane noted on Section 1 of Sheet A12.  

 

We have had multiple rounds of design revision to refine the design of the proposed house to 

meet other criteria of the City’s zoning ordinance and design guidelines.   Your comments and 

inputs have been generally incorporated into the latest design.   The variance application is based 

on the following: 

 

1. The Granting of the variance will be consistent with the objectives of the zoning 

plan set forth in Article 1 of Chapter 14.02 of the Los Altos Municipal Code. 

 

The house is designed to carefully incorporate the City zoning considerations and Design 

guidelines.   The revised design has reflected the compatibility with the neighbors’ houses with 

horizontal design elements, different exterior finish materials, and new privacy screening trees.    

 

2. Granting of the variance will not be detrimental to the health, safety, or welfare of 

persons living or working in the vicinity or injurious to property or improvements 

in the vicinity 

 

This project shall not negatively affect others in the vicinity. 
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The project's scale is in keeping with the character of the neighborhood since most of the 

surrounding neighbors houses are 2-story or even 3-story structures.   The house to the left side 

also had a variance for height and daylight plane in 2008.    

 

3. The variance(s) shall be granted only when, because of special circumstances 

applicable to the property, including size, shape, topography, location, or 

surroundings, the strict application of the provisions of the Zoning Ordinance 

deprive the subject property of privileges enjoyed by other properties in the vicinity 

and under identical zoning classifications. 

 

The topography is the main reason for requesting this variance. It has approximately 60 feet drop 

from the front (street) to the rear property line.  It also has approximately 15 feet grade difference 

between the right and left side property lines.  These conditions create hardship for the design of 

the new house.  

 

Another challenge from the difficult topographic condition is to design a garage and its driveway 

that are safe and functional.  Due to the steep slope, designing a garage with grade close to the 

main living floor is difficult.  To achieve this, we took design approach from our next-door (left 

side) neighbor, who has similar topographic conditions, by designing the garage against the left 

side setback of the house.  The longer driveway can reduce the steepness of the driveway. 

By doing so we have a base elevation for the garage and the house and to make any functional 

floor plan some parts of the house encroach into the daylight plane.  Nevertheless, the current 

design meets all other zoning requirements as well as design guidelines.    

 

Granting this variance will allow for a functional house like other homes in my neighborhood. 

 

 

 

Sincerely, 

 

 

 

Khurram Iqbal 

Property Owner 

 

 

24

Agenda Item 2.



Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: November 23, 2021
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 25
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Kielty Arborist Services 
Certified Arborist WE#10724A 

P.O. Box 6187 
San Mateo, CA 94403 

650-532-4418 
 
 

February 15th, 2022 
 
Khurram Lqbal 
 
Site: 899 Madonna Way, Los Altos, CA 
 
Dear Khurram Lqbal,    
 
As requested on Thursday, February 10th, 2022, Kielty Arborist Services visited the above site 
for the purpose of providing a Tree Inventory Report/Tree Protection Plan for the proposed 
construction.  A new home is proposed for this site, and as needed an Arborist Report is required 
when submitting plans to the city of Los Altos.  A preliminary site plan was reviewed for writing 
this report.  This Tree Inventory Report is not a Tree Risk Assessment.  As such, no trees were 
assessed for risk in accordance with industry standards, nor are there any tree risk ratings or risk 
mitigation recommendations provided within this preservation plan. 
 
Method: 
All inspections were made from the ground; the trees were not climbed for this inspection.  The 
trees in question were located on a site plan provided by you.  The trees were then measured for 
diameter at 54 inches above ground level (DBH or diameter at breast height).  The trees were 
given a condition rating for form and vitality. Each tree was put into a health class using the 
following rating system: 
 
                                                           F-    Very Poor 
               D-    Poor 
                                                           C-    Fair 
                                                           B-    Good 
                                                           A-    Excellent 
  
 
The height of the trees was measured using a Nikon Forestry 550 Hypsometer.  The spread was 
paced off.  Comments and recommendations for future maintenance are provided. 
 
Survey Key:  
P- Indicates protected tree (15 inches in diameter or larger) DBH-Diameter at breast height (48 
inches above grade) CON-Condition rating HT/SP-Tree height and canopy spread  
R-Indicates proposed tree removal   *-Indicates tree located on neighboring property 
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899 Madonna Way     (2) 
Survey: 
Tree# Species  DBH CON HT/SP Comments 
1 Coast live oak  13.1 B 25/20 Fair vigor, fair form, codominant at 2 feet  
 (Quercus agrifolia)    with fair union. 
 
2P/R Coast live oak     14.9-17.3 C 45/45 Fair vigor, poor form, codominant at grade,  
 (Quercus agrifolia)    leaders lean heavily away from each other,  
        
3P/R Coast live oak  18.2 B 40/35 Good vigor, good form, good screen. 
 (Quercus agrifolia) 
 
4* Incense cedar        11.0est B 45/20 Fair vigor, fair form. 
 (Calocedrus decurrens) 
 
5R Coast live oak  13.5 B 20/20 Fair vigor, fair form, good screen. 
 (Quercus agrifolia) 
 
6P/R Coast live oak  18.6 C 30/30 Fair to poor vigor, fair form, recommended  
 (Quercus agrifolia)    to remove dead wood from canopy.   
 
7R Coast live oak  13.2 B 30/20 Fair vigor, fair form, recommended to  
 (Quercus agrifolia)    remove dead wood from canopy. 
 
8P/R Coast live oak  20.3 B 35/30 Fair vigor, fair form, codominant at 3 feet. 
 (Quercus agrifolia) 
 
9P Coast live oak    13-8.1-6.6 B 25/20 Good vigor, fair form, multi leader at 3 feet  
 (Quercus agrifolia)    with fair unions. 
 
10P Coast live oak  19.0 F 25/25 Poor vigor, poor form, in decline, nearly  
 (Quercus agrifolia)    dead, recommended to remove. 
 
11P Coast live oak  16.0 B 30/30 Fair vigor, fair form, remove dead wood. 
 (Quercus agrifolia) 
 
12P Coast live oak       9.9-16.0 F 25/20 DEAD 
 (Quercus agrifolia)    failure at 5 feet with decay.  
 
13P Coast live oak  17.8 B 30/25 Fair vigor, fair form, sycamore borer on  
 (Quercus agrifolia)    trunk. 
 
14P Coast live oak     15.9-22.3 A 40/40 Good vigor, good form. 
 (Quercus agrifolia) 
P-Indicates protected tree by city ordinance *-Indicates tree located on neighboring property 
R-Indicates proposed removal 
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899 Madonna Way   (3) 
 

 
Showing tree locations 

 
Site observations:  
The property at 899 Madonna Way is an 
undeveloped lot with 13 native coast live oak 
trees surveyed.  The lot is heavily sloped with 
no recent upkeep.  Most of the trees are in fair 
to good condition with a few exceptions.    
 
 
 
 
Showing existing site conditions 
 
 
 
 
 
 

 
Summary: 
All of the trees surveyed on this lot are Coast Live Oak trees (Quercus agrifolia).  One Incense 
Cedar tree was surveyed on the neighbor's property to the west.  Trees #2, #3, #6, #8-14 are 
protected trees due to their trunk diameters measuring 15” or larger.  Trees #10 and #12 were 
given poor condition ratings as they are dead or nearly dead.   
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Protected trees proposed for removal:     

Protected oak trees #2, 3, 6 and 8, are proposed for 
removal to facilitate construction of the proposed 
residence.  Due to the slope of the lot a large 
retaining wall is needed so that a driveway can be 
constructed.  The retaining wall is too close to Oak 
trees #2 and #3. Large roots are expected to be 
encountered at the proposed retaining wall cut and 
would impact the stability of the trees.  Oak tree #2 is 
codominant at grade with two large leaders leaning 
heavily away from each other.  The form of the tree 
is poor and risk of a limb/leader failure is high.  
Removal is recommended.    
 
Protected Oak trees #6 and #8 are also within the 
area of proposed work.  The trees are either within 
the building footprint or too close to the building.  
Protected Oak trees #2, 3, 6, and 8 fall into the 
following criteria for tree removal: 
1- The condition of the tree with respect to 
disease, imminent danger of falling, proximity to 

Showing Oaks #6-8           existing or proposed structures and interference  
              with utility services.   
                   2-   The necessity to remove the tree for   
                       economic or other enjoyment of the property. 

 
Non-protected trees proposed for removal: 
Oak trees #5 and #7 are proposed for removal to facilitate 
construction.  These trees are not of a protected size in the 
city of Los Altos.   
 
 
 
 
Showing Oak tree #2 with leaning codominant leader 
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899 Madonna Way     (5) 
 
Construction recommendations/Impacts: 
A new retaining wall near Oak tree #1 (not protected) is shown at 10’ from the tree.  All roots 
exposed at the retaining wall cut are recommended to be cleanly cut as needed.  Exposed cut 
roots ends are recommended to be covered by 3 layers of wetted down burlap.  Once roots have 
been cut, it is recommended to heavily irrigated the tree with 20 gallons of clean water.  
Irrigation is recommended to be concentrated at the area where roots have been cut.  Irrigation is 
recommended to continue at a rate of 10 gallons every 2 weeks for 6 months following the root 
cutting.  After the 6 months irrigation is recommended to be permanently suspended.  The tree is 
recommended to be deep water fertilized the following spring after roots have been cut.  No 
other impacts are expected.   
 
Recommendations for any grade changes on site: 
When possible, all grade changes should be located outside of the dripline of the protected trees.  
Often times on sites that are heavily sloped the grade needs to be raised.  The following 
recommendation shall take place during raising of grades near the protected tree's on site.  All 
vegetation should be removed, including underbrush beneath the branch spread of the trees. 
Organic matter, as it decomposes beneath a soil fill, can create noxious gases detrimental to the 
tree roots.  The top 3 to 6 inches of the soil surface should be cultivated or broken up carefully so 
as to disturb the least possible number of roots. This treatment allows better contact with the fill 
soil and prevents a sharp line of demarcation between the existing soil surface and the fill.  As a 
retainer around the trunk, an open-joint wall of shell, rock, masonry or brick in a circle around 
the tree trunk should be constructed with at least 3 feet between the trunk and the wall. The wall 
should be as high as the top of the new grade. The completed opening is commonly referred to as 
a tree well.  An aeration system can be constructed using 4-inch perforated plastic pipe arranged 
in 5 to 6 horizontal lines radiating from the tree well like spokes in a wheel to a point that is 
equal to the branch spread. The radial lines should be installed so they slope away from the tree 
trunks, thus allowing excess moisture to drain away.  The following tree protection plan will help 
ensure the health of the existing trees to be retained.   
 
Tree Protection Plan: 
Tree Protection Zones  
Tree protection zones should be installed and maintained throughout the entire length of the 
project.  Fencing for tree protection zones should be 6’ tall, metal chain link material supported 
by metal 2” diameter poles, pounded into the ground to a depth of no less than 2’. The location 
for the protective fencing for the protected trees on site should be installed no closer to the trunk 
than the dripline (canopy spread) in order to protect the integrity of the tree.  The location of the 
tree protection fencing may be modified by the planning director.  When it is not possible to 
place tree protection fencing at the dripline because of the proposed work or existing hardscapes, 
the tree protection fencing shall be placed at the edge of the proposed work or hardscapes.  No 
equipment or materials shall be stored or cleaned inside the protection zones.  Areas where tree 
protection fencing needs to be reduced for access, should be mulched with 6” of coarse wood 
chips with ½ inch plywood on top.  The plywood boards should be attached together in order to 
minimize movement.  The spreading of chips will help to reduce compaction and improve soil 
structure.  All tree protection measures must be installed prior to any demolition or construction  
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activity at the site.  The non-protected trees are recommended to be protected in the same manner 
as the protected trees on site.  No signs, wires, or any other object shall be attached to the trees.  
If impacts are expected to any of the trees on site, proper mitigation measures will need to be put 
into action to reduce overall impacts to the trees.  
 
Landscape Buffer 
Where tree protection does not cover the entire root zone of the trees, or when a smaller tree 
protection zone is needed for access, a landscape buffer consisting of wood chips spread to a 
depth of six inches with plywood or steel plates placed on top will be placed where foot traffic is 
expected to be heavy.  The landscape buffer will help to reduce compaction to the unprotected 
root zone. 
 
Root Cutting and Grading 
Any roots to be cut shall be monitored and documented.  Large roots (over 2” diameter) or large 
masses of roots to be cut must be inspected by the site arborist.  The site arborist, at this time, may 
recommend irrigation or fertilization of the root zone.  All roots needing to be cut should be  
cut clean with a saw or lopper.  Roots to be left exposed for a period of time should be covered 
with layers of burlap and kept moist.  The existing grade level around the trees shall be maintained 
out to the dripline of the trees.  Alternate grade levels may be approved with special mitigation 
measures put in place.   
 
Trenching and Excavation 
Trenching for irrigation, drainage, electrical or any other reason shall be done by hand when inside 
the dripline of a protected tree.  Hand digging and the careful placement of pipes below or besides 
protected roots will significantly reduce root loss, thus reducing trauma to the tree.  All  
trenches shall be backfilled with native materials and compacted to near its original level, as soon 
as possible.  Trenches to be left open for a period of time, will require the covering of all exposed 
roots with burlap and be kept moist.  The trenches will also need to be covered with plywood to 
help protect the exposed roots.  
 
Irrigation 
No irrigation during dry summer months shall be applied to the native coast live oak trees on site 
unless their root zones are traumatized.  The retained oak trees should be deep watered in the 
months of May and September only to increase the annual amount of rainfall the trees need for 
survival.   

 
Inspections 
It is the contractor’s responsibility to contact the site arborist when work is to take place underneath 
the canopy or dripline of a protected tree on site.  Kielty Arborist Services can be reached by email 
at kkarbor0476@yahoo.com or by phone at (650) 515-9783 (Kevin) or (650) 532-4418 (David).   
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899 Madonna Way     (7) 
 
The information included in this report is believed to be true and based on sound arboricultural 
principles and practices. 
 
Sincerely,  
David P. Beckham 
Certified Arborist WE#10724A  

Kielty Arborist Services 
P.O. Box 6187 

San Mateo, CA 94403 
650-532-4418 

 
ARBORIST DISCLOSURE STATEMENT 

 
 
 Arborists are tree specialists who use their education, knowledge, training and experience 
to examine trees, recommend measures to enhance the beauty and health of trees, and attempt to 
reduce the risk of living near trees.  Clients may choose to accept or disregard the 
recommendations of the arborist, or seek additional advice. 
 
 Arborists cannot detect every condition that could possibly lead to the structural failure of 
a tree.  Trees are living organisms that fail in ways we do not fully understand.  Conditions are 
often hidden within trees and below ground.  Arborists cannot guarantee that a tree will be 
healthy or safe under all circumstances, or for a specified period of time.  Likewise, remedial 
treatments, like a medicine, cannot be guaranteed. 
 
 Treatment, pruning, and removal of trees may involve considerations beyond the scope of 
the arborist’s services such as property boundaries, property ownership, site lines, disputes 
between neighbors, landlord-tenant matters, etc.  Arborists cannot take such issues into account 
unless complete and accurate information is given to the arborist.  The person hiring the arborist 
accepts full responsibility for authorizing the recommended treatment or remedial measures. 
 
Trees can be managed, but they cannot be controlled.  To live near a tree is to accept some 
degree of risk.  The only way to eliminate all risks is to eliminate all trees. 

Arborist: __________________ David Beckham    
 
Date: February 15th, 2022   
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Neighborhood Outreach for 899 Madonna way 

 

For the neighborhood outreach I have personally went and met five of my 

neighbors. (987 Madonna Way, 901 Madonna Way, 875 Madonna Way, 841 

Madonna Way, and 880 Madonna Way) 

For the remaining neighbors I left an introduction letter (attached at the end) in 

their mailbox. (880 Madonna Way, 890 Madonna Way, 893 Madonna Way, 900 

Madonna Way and 904 Madonna Way) 

I got two email responses from the letters that I left in the mailbox. (900 

Madonna Way and 880 Madonna Way) 

 

Personal Meeting and Email correspondence Summary 

 

987 Madonna Way  

987 Madonna Way is a two-story house next to our property on the left. I 

personally went and met with the owner Mr. Richard Geno three times. I showed 

him the plans and discussed the design. We discussed the placement of my house 

with respect to his. His house is sitting higher than my house and as my house 

extends in the back it further steps down. Also, there are no windows that are 

looking directly into his. The back of his property does not have any access and is 

undeveloped, so there is no conflict with my proposed house. In addition, there 

are a lot of mature trees in between our properties. Overall, he said he likes our 

plans and will support this house. In addition he gave me a signed letter of 

support for my house. 

 

 

 

 

33

Agenda Item 2.

sgallegos
Attachment D



901 Madonna Way 

901 Madonna way is a newly constructed two-story house next to our property 

on the right. I reached out to them via email, and they asked me to email them 

our plans. We set up a meeting to go over the design of my proposed house. Their 

house sits on a different angle in relationship to mine which gives us an advantage 

of our windows not facing each other. Also, there are mature trees in between 

our properties and I am proposing to plant even more privacy trees. They liked 

our proposed plans and told me that they will support my proposed house design. 

I asked them if they would be able to provide me with the signed letter of support 

for my proposed house and they did.  

  

875 Madonna Way 

875 Madonna Way is the third house on the west side of our property. I 

personally communicated with Kamal and Nahid Ali Naizi and discussed our plans. 

They don’t have any concerns and said that they will support our proposed house 

plans.  

 

841 Madonna Way 

841 Madonna Way is a two-Story house further down Madonna way. I personally 

went and met with the owners, Bridget and George. I showed them the plans and 

discussed the design. They liked our proposed plans and said they will support our 

proposed house.  
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880 Madonna Way 

880 Madonna way is a two-story house further down Madonna way. I left an 

introduction note in their mailbox. I got an email from the property owner that 

she is concerned about the safety during construction of the house. I setup a 

meeting with her and showed her the plans for the proposed house which she 

liked and had no comments on the design of the proposed house. We discussed 

about construction vehicle parking during construction. I insured her that we will 

try our best to park on one side of Madonna way during construction, so that two 

cars can easily pass.  

 

900 Madonna Way 

 

900 Madonna way is located across from my property. I left an introduction note 

in the mailbox and after a few days received a welcome introductory email. I was 

asked to email the plans for our proposed house. I have emailed the plans and 

requested a meeting if they want to discuss our proposed plans. After emailing 

the plans I haven’t heard any thing back.  

 

890, 893, and 904 Madonna Way 

 

I left an introductory note in the mail box but haven’t heard back from the 

homeowners.  
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Introductory Note sent to the neighbors  

 

 

 

Dear Neighbor  

 

I would like to introduce ourselves. My wife Habiba Sarmad and I, Khurram Iqbal, 

purchased 899 Madonna Way. We are family of five and currently live in Los 

Altos.  

We are proposing to build a house on our property and have finalized the plans. 

We want to be sure that our new house is welcomed by our neighbors. To that 

end we would be happy to share our architectural plans and landscaping plans. If 

you have any concerns or questions after reviewing the plans, we would love to 

discuss them with you.  

If you are interested in learning more about the proposal, please email or call me 

at: 

iqbalkhurram@hotmail.com 

408-839 1267 

 

Thank You 

Khurram Iqbal and Habiba Sarmad   
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Letter of Support for proposed house at 899 Madonna way 

 

 

TO: Los Altos Planning Department and Design Review Commission  

 

 

Dear Sir/Madam 

 

We are the resident owner of 901 Madonna Way which is located adjacent to 899 

Madonna way. The property owner Khurram Iqbal met us to show and discuss the 

proposed design for his house. We like the proposed design and want to express 

our support for this project. 

 

Regards, 

 

 

Sean Lin and Stephanie Peng  

901 Madonna Way 

Los Altos, CA 
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2019 CALGREEN NOTES

4.504.2 Finish material pollutant control. Finish materials shall comply with this section. 

4.504.2.1 Adhesives, sealants and caulks. Adhesives, sealants and caulks used on the project 
shall meet therequirements of the following standards unless more stringent local or regional air 
pollution or air quality management district rules apply: 
1. Adhesives, adhesive bonding primers, adhesive primers, sealants, sealant primers, and caulks 

shall comply with local or regional air pollution control or air quality management district rules 
where applicable or SCAQMD Rule 1168 VOC limits, as shown in Table 4.504.1 or 4.504.2, as 
applicable. Such products also shall comply with the Rule 1168 prohibition on the use of certain 

toxic compounds (chloroform, ethylene dichloride, methylene chloride, perchloroethylene and 
trichloroethylene), except for aerosol products, as specified in Subsection 2 below. 

2. Aerosol adhesives, and smaller unit sizes of adhesives, and sealant or caulking compounds (in 
units of product, less packaging, which do not weigh more than 1 pound and do not consist of 

more than 16 fluid ounces) shall comply with statewide VOC standards and other requirements, 
including prohibitions on use of certain toxic compounds, of California Code of Regulations, Title 
17, commencing with Section 94507. 

4.504.2.2 Paints and coatings. Architectural paints and coatings shall comply with VOC limits in 
Table 1 of the ARB Architectural Suggested Control Measure, as shown in Table 4.504.3, unless more 
stringent local limits apply. The VOC content limit for coatings that do not meet the definitions for the 

specialty coatings categories listed in Table 4.504.3 shall be determined by classifying the coating as 
a Flat, Nonflat or Nonflat-High Gloss coating, based on its gloss, as defined in subsections 4.21, 4.36, 
and 4.37 of the 2007 California Air Resources Board, Suggested Control Measure, and the 
corresponding Flat, Nonflat or Nonflat-High Gloss VOC limit in Table 4.504.3 shall apply. 

4.504.2.3 Aerosol paints and coatings. Aerosol paints and coatings shall meet the Product-

weighted MIR Limits for ROC in Section 94522(a)(2) and other requirements, including prohibitions 
on use of certain toxic compounds and ozone depleting substances, in Sections 94522(e)(1) and 

(f)(1) of California Code of Regulations, Title 17, commencing with Section 94520; and in areas under 
the jurisdiction of the Bay Area Air Quality Management District additionally comply with the percent 

VOC by weight of product limits of Regulation 8, Rule 49.  

 
4.504.2.4 Verification. Verification of compliance with this section shall be provided at the request 

of the enforcing agency. Documentation may include, but is not limited to, the following: 
1. Manufacturer’s product specification. 

2. Field verification of on-site product containers. 
 

4.504.3 Carpet systems. All carpet installed in the building interior shall meet the testing and 

product requirements of one of the following: 
1. Carpet and Rug Institute’s Green Label Plus Program. 

2. California Department of Public Health, “Standard Method for the Testing and Evaluation of 
Volatile Organic Chemical Emissions from Indoor Sources Using Environmental Chambers,” 

Version 1.1, February 2010 (also known as Specification 01350.) 
3. NSF/ANSI 140 at the Gold level. 

4. Scientific Certifications Systems Indoor AdvantageTM Gold. 
 

4.504.4 Resilient flooring systems. Where resilient flooring is installed, at least 80 percent of 
floor area receiving resilient flooring shall comply with one or more of the following: 

1. VOC emission limits defined in the Collaborative for High Performance Schools (CHPS) High 
Performance Products Database. 

2. Products compliant with CHPS criteria certified under the Greenguard Children & Schools 

program. 
3. Certification under the Resilient Floor Covering Institute (RFCI) FloorScore program. 

4. Meet the California Department of Public Health, “Standard Method for the Testing and 
Evaluation of Volatile Organic Chemical Emissions from Indoor Sources Using Environmental 

Chambers,” Version 1.1, February 2010 (also known as Specification 01350.) 

 

4.504.5 Composite wood products. Hardwood plywood, particleboard and medium density fiberboard 

composite wood products used on the interior or exterior of the building shall meet the requirements for 
formaldehyde as specified in ARB’s Air Toxics Control Measure for Composite Wood (17 CCR 93120 et 
seq.), by or before the dates specified in those sections, as shown in Table 4.504.5. 

4.505.2 Concrete slab foundations. Concrete slab foundations required to have a vapor retarder by 
the California Building Code, Chapter 19 or concrete slab-on-ground floors required to have a vapor 
retarder by the California Residential Code , Chapter 5, shall also comply with this section. 

 
4.505.2.1 Capillary break. A capillary break shall be installed in compliance with at least one of 

the following: 
1. A 4-inch (101.6 mm) thick base of ½ inch (12.7 mm) or larger clean aggregate shall be 

provided with a vapor retarder in direct contact with concrete and a concrete mix design, 
which will address bleeding, shrinkage, and curling shall be used. For additional information, 
see American Concrete Institute, ACI 302.2R-06. 

2. Other equivalent methods approved by the enforcing agency. 
3. A slab design specified by a licensed design professional. 

 
4.505.3 Moisture content of building materials. Building materials with visible signs of water 

damage shall not be installed. Wall and floor framing shall not be enclosed when the framing members 
exceed 19 percent moisture content. Moisture content shall be verified in compliance with the following: 

1. Moisture content shall be determined with either a probe-type or a contact-type moisture meter. 

Equivalent moisture verification methods may be approved by the enforcing agency and shall 

satisfy requirements found in Section 101.8 of this code. 
2. Moisture readings shall be taken at a point 2 feet (610 mm) to 4 feet (1219 mm) from the grade 

stamped end of each piece to be verified. 

3. At least three random moisture readings shall be performed on wall and floor framing with 
documentation acceptable to the enforcing agency provided at the time of approval to enclose 
the wall and floor framing. 

 

4.506.1 Bathroom exhaust fans. Each bathroom shall be mechanically ventilated and shall comply 
with the following: 

1. Fans shall be ENERGY STAR compliant and be ducted to terminate outside the building. 

2. Unless functioning as a component of a whole house ventilation system, fans must be controlled 
by a humidity control. 

a. Humidity controls shall be capable of adjustment between a relative humidity range of ≤ 50 
percent to a maximum of 80 percent. A humidity control may utilize manual or automatic 

means of adjustment. 
b. A humidity control may be a separate component to the exhaust fan and is not required to 

be integral (i.e., built-in). 

Notes:  
1. For the purposes of this section, a bathroom is a room which contains a bathtub, shower, or 

tub/shower combination. 
2. Lighting integral to bathroom exhaust fans shall comply with the California Energy Code. 

 
4.507.2 Heating and air-conditioning system design. Heating and air-conditioning systems shall be 
sized, designed and have their equipment selected using the following methods: 

1. The heat loss and heat gain is established according to ANSI/ACCA 2 Manual J—2016 (Residential 
Load Calculation), ASHRAE handbooks or other equivalent design software or methods. 

2. Duct systems are sized according to ANSI/ACCA 1 Manual D—2016 (Residential Duct Systems), 
ASHRAE handbooks or other equivalent design software or methods. 

3. Select heating and cooling equipment according to ANSI/ACCA 3 Manual S—2016 (Residential 
Equipment Selection) or other equivalent design software or methods. 

 

Exception: Use of alternate design temperatures necessary to ensure the systems function are 
acceptable. 

702.1 Installer training. HVAC system installers shall be trained and certified in the proper installation 
of HVAC systems, including ducts and equipment by a nationally or regionally recognized training or 
certification program. Uncertified persons may perform HVAC installations when under the direct 
supervision and responsibility of a person trained and certified to install HVAC systems or contractor 
licensed to install HVAC systems. Examples of acceptable HVAC training and certification programs 

include, but are not limited to the following: 
1. State certified apprenticeship programs. 
2. Public utility training programs. 

3. Training programs sponsored by trade, labor or statewide energy consulting or verification 
organizations. 

4. Programs sponsored by manufacturing organizations. 
5. Other programs acceptable to the enforcing agency. 

 
702.2 Special inspection. When required by the enforcing agency, the owner or the responsible entity 
acting as the owner’s agent shall employ one or more special inspectors to provide inspection or the 

duties necessary to substantiate compliance with this code. Special inspectors shall demonstrate 
competence to the satisfaction of the enforcing agency for the particular type of inspection or task to be 
performed. In addition to other certifications or qualifications acceptable to the enforcing agency, the 

following certifications or education may be considered by the enforcing agency when evaluating the 
qualifications of a special inspector.  

1. Certification by a national or regional green building program or standard publisher. 
2. Certification by a statewide energy consulting or verification organization, such as HERS 

raters, building performance contractors, and home energy auditors. 
3. Successful completion of a third party apprentice training program in the appropriate trade. 
4. Other programs acceptable to the enforcing agency. 

 
703.1 Documentation. Documentation used to show compliance with this code shall include but is not 
limited to, construction documents, plans, specifications, builder or installer certification, inspection 
reports, or other methods acceptable to the enforcing agency which demonstrate substantial 

conformance. When specific documentation or special inspection is necessary to verify compliance, that 
method of compliance will be specified in the appropriate section or identified in the application checklist. 

2019 CALIFORNIA GREEN BUILDING RESIDENTIAL STANDARD CODE MADATORY MESURES 

 
CALGREEN BUILDING NOTE   
 
4.106.2 Storm water drainage and retention during construction. Projects which disturb less 
than one acre of soil and are not part of a larger common plan of development which in total disturbs 

one acre or more, shall manage storm water drainage during construction. In order to manage storm 
water drainage during construction, one or more of the following measures shall be implemented to 

prevent flooding of adjacent property, prevent erosion and retain soil runoff on the site. 
1. Retention basins of sufficient size shall be utilized to retain storm water on the site. 
2. Where storm water is conveyed to a public drainage system, collection point, gutter or 

similar disposal method, water shall be filtered by use of a barrier system, wattle or other 
method approved by the enforcing agency. 

3. Compliance with a lawfully enacted storm water management ordinance. 
Note: Refer to the State Water Resources Control Board for projects which disturb one acre or more 
of soil, or are part of a larger common plan of development which in total disturbs one acre or more 
of soil. (Website: 
https://www.waterbaords.ca.gov/water_issues/programs/storwater/construction.html) 

 
4.106.3. Grading and paving. Construction plans shall indicate how the site grading or drainage 
system will manage all surface water flows to keep water from entering buildings. Examples of methods 

to manage surface water include, but are not limited to, the following: 
1. Swales 
2. Water collection and disposal systems 
3. French drains 
4. Water retention gardens 

5. Other water measures which keep surface water away from buildings and aid in groundwater 
recharge. 

Exception: Additions and alterations not altering the drainage path. 
 

4.106.4.1 New one- and two-family dwellings and town- houses with attached private 
garages. For each dwelling unit, install a listed raceway to accommodate a dedicated 208/240-volt 
branch circuit. The raceway shall not be less than trade size 1 (nominal 1-inch inside diameter). The 
raceway shall originate at the main service or subpanel and shall terminate into a listed cabinet, box or 
other enclosure in close proximity to the proposed location of an EV charger. Raceways are required to 

be continuous at enclosed, inaccessible or concealed areas and spaces.  The service panel and/or 
subpanel shall provide capacity to install a 40-ampere minimum dedicated branch circuit and space(s) 
reserved to permit installation of a branch circuit overcurrent protective device. 
 
4.201.1 Building meets or exceeds the requirements of the California Building Energy 
Efficiency Standards. 

 

4.303.1 Water conserving plumbing fixtures and fittings. Plumbing fixtures (water closets and 
urinals) and fittings (faucets and showerheads) shall comply with Sections 4.303.1.1, 4.303.1.2, 
4.303.1.3, and 4.303.1.4. 
 

Note: All noncompliant plumbing fixtures in any residential real property shall be replaced with 
water-conserving plumbing fixtures. Plumbing fixture replacement is required prior issuance of a 

certificate of final completion, certificate of occupancy, or final permit approval by the local 
building department. See Civil Code Section 1101.1, et seq., for the definition of a non compliant 
plumbing fixture, types of residential buildings affected and other important enactment dates. 

 
4.303.1.3 Showerheads. 

4.303.1.3.1 Single showerhead. Showerheads shall have a maximum flow rate of not more 
than 1.8 gallons per minute at 80 psi. Showerheads shall be certified to the performance criteria 
of the U.S. EPA WaterSense Specification for Showerheads. 
 
4.303.1.3.2 Multiple showerheads serving one shower. When a shower is served by more 

than one showerhead, the combined flow rate of all showerheads and/or other shower outlets 
controlled by a single valve shall not exceed 1.8 gallons per minute at 80 psi, or the shower shall 

be designed to allow only one shower outlet to be in operation at a time. 
Note: A hand-held shower shall be considered a showerhead 

 
4.303.1.4.1 Residential lavatory faucets. The maximum flow rate of residential lavatory 
faucets shall not exceed 1.2 gallons per minute at 60 psi. The minimum flow rate of residential 

lavatory faucets shall not be less than 0.8 gallons per minute at 20 psi. 
 
4.303.1.4.2 Lavatory faucets in common and public use areas. The maximum flow rate of 
lavatory faucets installed in common and public use areas (outside of dwellings or sleeping units) 
in residential buildings shall not exceed 0.5 gallons per minute at 60 psi.  

 
4.303.1.4.3 Metering faucets. Metering faucets when installed in residential buildings shall 

not deliver more than 0.2 gallons per cycle. 
 
4.303.1.4.4 Kitchen faucets. The maximum flow rate of kitchen faucets shall not exceed 1.8 
gallons per minute at 60 psi. Kitchen faucets may temporarily increase the flow above the 
maximum rate, but not to exceed 2.2 gallons per minute at 60 psi, and must default to a 

maximum flow rate of 1.8 gallons per minute at 60 psi. 
Note:  Where complying faucets are unavailable, aerators or other means may be used to 

achieve reduction. 
 

4.303.2 Standards for plumbing fixtures and fittings. Plumbing fixtures and fittings shall be 
installed in accordance with the California Plumbing Code, and shall meet the applicable standards 
referenced in Table 1401.1 of the California Plumbing Code. 

 
4.304.1 Outdoor potable water use in landscape areas. Residential developments shall comply 
with a local water efficient landscape ordinance or the current California Department of Water 
Resources’ Model Water Efficient Landscape Ordinance (MWELO), whichever is more stringent. 
Notes: 
1. The Model Water Efficient Landscape Ordinance (MWELO) is located in California Code of 

Regulation, Title 23, Chapter 2.7, Division 2. 

MWELO and supporting documents, including a water budget calculator, are available at: 
https://www.water.ca.gov 

4.406.1 Rodent proofing. Annular spaces around pipes, electric cables, conduits, or other openings in 
sole/bottom plates at exterior walls shall be protected against the passage of rodents by closing such 
openings with cement mortar, concrete masonry or similar method acceptable to the enforcing agency. 

 
4.408.1 Construction waste management. Recycle and/or salvage for reuse a minimum of 65 
percent of the nonhazardous construction and demolition waste in accordance with either Section 
4.408.2, 4.408.3 or 4.408.4, or meet a more stringent local construction and demolition waste 
management ordinance. 

Exceptions: 
1. Excavated soil and land-clearing debris. 
2. Alternate waste reduction methods developed by working with local agencies if diversion or 

recycle facilities capable of compliance with this item do not exist or are not located 
reasonably close to the jobsite. 

3. The enforcing agency may make exceptions to the requirements of this section when isolated 
jobsites are located in areas beyond the haul boundaries of the diversion facility. 

 
4.408.2 Construction waste management plan. Submit a construction waste management plan in 
conformance with Items 1 through 5. The construction waste management plan shall be updated as 
necessary and shall be available during construction for examination by the enforcing agency. 

 
1. Identify the construction and demolition waste materials to be diverted from disposal by 

recycling, reuse on the project or salvage for future use or sale. 
2. Specify if construction and demolition waste materials will be sorted on-site (source-

separated) or bulk mixed (single stream). 
3. Identify diversion facilities where the construction and demolition waste material will be 

taken. 
4. Identify construction methods employed to reduce the amount of construction and demolition 

waste generated. 
5. Specify that the amount of construction and demolition waste materials diverted shall be 

calculated by weight or volume, but not by both. 

 

Exception: Rural jurisdictions that meet and apply for the exemption in Public Resources Code 

Section 42649.82 (a)(2)(A) et seq. are not required to comply with the organic waste portion of this 
section. 
 
4.503.1 Fireplace. Any installed gas fireplace shall be a direct-vent sealed-combustion type. Any 
installed woodstove or pellet stove shall comply with U.S. EPA New Source Performance Standards 

(NSPS) emission limits as applicable, and shall have a permanent label indicating they are certified to 
meet the emission limits. Woodstoves, pellet stoves and fireplaces shall also comply with applicable 
local ordinances. 
4.504.1 Covering of duct openings and protection of mechanical equipment during 
construction. At the time of rough installation, during storage on the construction site and until final 
startup of the heating, cooling and ventilating equipment, all duct and other related air distribution 
component openings shall be covered with tape, plastic, sheetmetal or other methods acceptable to 
the enforcing agency to reduce the amount of water, dust and debris, which may enter the system. 
 

 

4.408.3 Waste management company. Utilize a waste management company, approved by the 

enforcing agency, which can provide verifiable documentation that the percentage of construction 
and demolition waste material diverted from the landfill complies with Section 4.408.1. 
 
4.408.4 Waste stream reduction alternative. Projects that generate a total combined weight of 
construction and demolition waste disposed of in landfills, which do not exceed 3.4 pounds per 

square foot of the building area shall meet the minimum 65 percent construction waste reduction 
requirement in Section 4.408.1. 
 
4.408.5 Documentation. Documentation shall be provided to the enforcing agency which 
demonstrates compliance with Section 4.408.2, Items 1 through 5, Section 4.408.3 or Section 
4.408.4. 

Note:  
1. Sample forms found in “A Guide to the California Green Building Standards Code 

(Residential)” located at http://www.hcd.ca.gov/building-standard/calgreen/cal-green-
form.html may be used to assist in documentation compliance with this section. 

2. Mixed construction and demolition debris (C&D) processors can be located at California 

Department of Resources Recycling and Recovery (CalRecycle). 
 

4.410.1 Operation and maintenance manual. At the time of final inspection, a manual, compact 
disc, web-based reference or other media acceptable to the enforcing agency which includes all of 
the following shall be placed in the building: 
1. Directions to the owner or occupant that the manual shall remain with the building throughout 

the life cycle of the structure. 

2. Operation and maintenance instructions for the following: 
a. Equipment and appliances, including water-saving devices and systems, HVAC systems, 

photovoltaic systems, electric vehicle chargers, water-heating systems and other major 
appliances and equipment. 

b. Roof and yard drainage, including gutters and downspouts. 

c. Space conditioning systems, including condensers and air filters. 
d. Landscape irrigation systems. 
e. Water reuse systems. 

3. Information from local utility, water and waste recovery providers on methods to further reduce 
resource consumption, including recycle programs and locations. 

4. Public transportation and/or carpool options available in the area. 
5. Educational material on the positive impacts of an interior relative humidity between 30–60 

percent and what methods an occupant may use to maintain the relative humidity level in that 
range. 

6. Information about water-conserving landscape and irrigation design and controllers which 

conserve water. 
7. Instructions for maintaining gutters and downspouts and the importance of diverting water at 

least 5 feet away from the foundation. 
8. Information on required routine maintenance measures, including, but not limited to, caulking, 

painting, grading around the building, etc. 

9. Information about state solar energy and incentive programs available. 
10. A copy of all special inspection verifications required by the enforcing agency or this code. 

 
4.410.2 Recycling by occupants. Where 5 or more multifamily dwelling units are constructed on a 
building site, provide readily accessible area(s) that serves all buildings on the site and is identified 

for the depositing, storage and collection of non-hazardous materials for recycling, including (at a 
minimum) paper, corrugated cardboard, glass, plastics, organic waste, and metals, or meet a lawfully 

enacted local recycling ordinance, if more restrictive.  
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"I have complied with the criteria of the Water Conservation in Landscaping Ordinance and applied
them for the efficient use of water in the landscape design plan"

Gregory Lewis - Landscape Architect  Lic. #2176        1/4/22
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DATE: June 15, 2022 
 

AGENDA ITEM #3 

 
TO:     Design Review Commission 
 
FROM:    Nazaneen Healy, Associate Planner 
 
SUBJECT:   SC22-0009 – 629 Benvenue Ave 
 
 
RECOMMENDATION:    
 
Approve design review application SC22-0009 subject to the listed findings and conditions  
 
 
PROJECT DESCRIPTION 
 
This item was continued from the June 1, 2022 Design Review Commission meeting. 
 
This is a design review application for a new 3,564 square-foot two-story single-family residence.  
Additional project information can be found in the June 1, 2022 Agenda Report (Attachment A). 
 
BACKGROUND 
 
First Public Meeting 
On June 1, 2022 the Design Review Commission held a public meeting to consider the proposed 
project. Following a presentation by staff and public comments by the applicant/architect, the 
Commission discussed the proposed project and voted unanimously (5-0) to continue the project with 
direction to the applicant as follows: 
 

 Demonstrate the garage door height at the sides complies with the building code required 
minimum. 

 Provide written statements from the side neighbors confirming whether obscure glass is 
requested for the side-facing second story windows or regular glass would be acceptable 
given the limited views and tall sill heights. 

 Study the front entry design to provide better balance. 
 Provide additional information on the exterior materials (window trim, corbels, rafters, etc.). 
 Remove Tree No. 22. 
 Replace the proposed monochromatic roof tile with a product consisting of earthtone colors 

and variation. 
 
DISCUSSION  
 
Design Revisions 
In response to the Commission’s direction, the applicant provided revised design plans addressing the 
items above as well as written statements from the neighbors and a response from the arborist 
regarding the existing tree as part of the response letter (Attachments B and C). 
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ENVIRONMENTAL REVIEW 
This project should be considered categorically exempt from environmental review under Section 
15303 of the California Environmental Quality Act because it involves the construction of one single-
family residence on an existing lot in an area zoned for residential uses. 
 
PUBLIC NOTIFICATION AND CORRESPONDENCE 
Noticing and outreach was performed as required for the previous June 1, 2022 meeting (Attachment 
A). No additional noticing was required as the project was continued from the June 1, 2022 meeting 
to a date certain.  
 
Cc: Kyle Chan, Applicant 

Anhua Yu, Property Owner 
 

 
Attachments: 
A. June 1, 2022 Agenda Report  
B. Applicant Response Letter 
C. Revised Design Plans 
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FINDINGS 
 

SC22-0009 – 629 Benvenue Ave 
 
With regard to the new two-story single-family residence, the Design Review Commission finds the 
following in accordance with Section 14.76.060 of the Municipal Code: 

 
a. The proposed residence complies with all provisions of this chapter; 
 
b. The height, elevations, and placement on the site of the new residence, when considered with 

reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and 
geologic constraints imposed by particular building site conditions; 

 
c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general appearance 
of neighboring developed areas; 

 
d. The orientation of the proposed new residence in relation to the immediate neighborhood will 

minimize the perception of excessive bulk and mass; 
 
e. General architectural considerations, including the character, size, scale, and quality of the 

design, the architectural relationship with the site and other buildings, building materials, and 
similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
f. The proposed residence has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS OF APPROVAL 
 

SC22-0009 – 629 Benvenue Ave 
 

GENERAL 
1. Expiration 

The Design Review Approval will expire on June 15, 2024 unless prior to the date of expiration, 
a building permit is issued, or an extension is granted pursuant to Section 14.76.090 of the Zoning 
Code. 

2. Approved Plans 
The approval is based on the plans and materials received on June 6, 2022, except as may be 
modified by these conditions. 

3. Protected Trees 
a. Tree Nos. 3, 6-21, 23-26, and 28-33, new replacement trees, and new screening trees 

shall be protected under this application and cannot be removed without a tree 
removal permit from the Community Development Director. The City standard tree 
protection measures and additional measures recommended by the arborist shall be 
implemented during construction for all trees to remain. 

b. Tree Nos. 1, 2, 4, and 5 are located within the public right-of-way cannot be removed 
without a tree removal permit from the Public Works Department. The City standard 
tree protection measures and additional measures recommended by the arborist shall 
be implemented during construction. 

4. Tree Removal Approved 
a. Tree Nos. 22 and 27 are hereby approved for removal.  Tree removal shall not occur 

until a building permit is submitted and shall only occur after issuance of a demolition 
permit or building permit.  Exceptions to this condition may be granted by the 
Community Development Director upon submitting written justification.  

b. One new Valley Oak tree (minimum 15 gallon size) shall be planted in the location of 
the rear yard pine tree removed pursuant to TREE21-0194 which shall be reflected in 
the landscape plans. 

5. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing any work 
within the public right-of-way including the street shoulder. All work within the public street right-
of-way shall be in compliance with the City’s Shoulder Paving Policy. 

6. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning appliances may be 
installed in all new construction  pursuant to Chapter 12.64 of the Municipal Code. 

7. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) pursuant 
to Chapter 12.36 of the Municipal Code if over 500 square feet or more of new landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Existing landscape 
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areas shall be maintained before and during construction or shall be replaced in compliance with 
the WELO and to the satisfaction of the Planning Division. 

8. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage 
calculations shall not include existing basements) and/or additions of 750 square feet or more 
shall trigger the undergrounding of utilities and new fire sprinklers. Additional square footage 
calculations shall include existing removed exterior footings and foundations being replaced and 
rebuilt. Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

9. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all 
costs and expenses, including attorney’s fees, incurred by the City or held to be the liability of the 
City in connection with the City’s defense of its actions in any proceedings brought in any State 
or Federal Court, challenging any of the City’s action with respect to the applicant’s project.  The 
City may withhold final maps and/or permits, including temporary or final occupancy permits, for 
failure to pay all costs and expenses, including attorney's fees, incurred by the City in connection 
with the City's defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

10. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans. 

11. Water Efficient Landscape Plan 
Provide a landscape documentation package prepared by a licensed landscape professional 
showing how the project complies with the City’s Water Efficient Landscape Regulations and 
include signed statements from the project’s landscape professional and property owner. 

12. Tree Protection Note 
 On the grading plan and the site plan, show all tree/landscape protection fencing consistent with 

City standards and add the following note: “All tree protection fencing shall be chain link and a 
minimum of five feet in height with posts driven into the ground.” Depict the additional tree 
protection measures indicated in the arborist report. 

13. Reach Codes 
Building Permit Applications submitted on or after January 14, 2021 shall comply with specific 
amendments to the 2019 California Green Building Standards for Electric Vehicle Infrastructure 
and the 2019 California Energy Code as provided in Ordinances Nos. 2020-470A, 2020-470B, 
2020-470C, and 2020-471 which amended Chapter 12.22 Energy Code and Chapter 12.26 
California Green Building Standards Code of the Los Altos Municipal Code.  The building design 
plans shall comply with the standards and the applicant shall submit supplemental application 
materials as required by the Building Division to demonstrate compliance.   

14. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards 
pursuant to Chapter 12.26 of the Municipal Code and provide a signature from the project’s 
Qualified Green Building Professional Designer/Architect and property owner. 

15. Air Conditioner Sound Rating 
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The plans shall show the location of any air conditioning unit(s) on the site plan including the 
model number of the unit(s) and nominal size of the unit.  The Applicant shall provide the 
manufacturer’s specifications showing the sound rating for each unit.  The air conditioning units 
must be located to comply with the City’s Noise Control Ordinance (Chapter 6.16) and in 
compliance with the Planning Division setback provisions.  The units shall be screened from view 
of the street. 

16. Storm Water Management 
The Plans shall show how the project is in compliance with the New Development and 
Construction Best Management Practices and Urban Runoff Pollution Prevention program, as 
adopted by the City for the purposes of preventing storm water pollution (i.e. downspouts directed 
to landscaped areas, minimize directly connected impervious areas, etc.). 

17. California Water Service Upgrades 
The Applicant is responsible for contacting and coordinating with the California Water Service 
Company any water service improvements including but not limited to relocation of water meters, 
increasing water meter sizing or the installation of fire hydrants.  The City recommends consulting 
with California Water Service Company as early as possible to avoid construction or inspection 
delays. 

18. Underground Utility Location 
The Plans shall show the location of underground utilities pursuant to Chapter 12.68 of the 
Municipal Code.  Underground utility trenches shall avoid the drip-lines of all protected trees 
unless approved by the project arborist and the Planning Division. 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

19. Tree Protection 
Tree protection shall be installed around the dripline(s) of the trees to remain as shown on the site 
plan approved with the building permit plans.  Fencing shall be chain link and a minimum of five 
feet in height with posts driven into the ground and shall not be removed until all building 
construction has been completed unless approved by the Planning Division. 

20. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as authorized under 
Section 17620 of the Education Code, the property owner shall pay the established school fee for 
each school district the property is located in and provide receipts to the Building Division.  The 
City of Los Altos shall provide the property owner the resulting increase in assessable space on a 
form approved by the school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 

21. Landscaping Installation and Verification 
Provide a landscape Certificate of Completion, signed by the project’s landscape professional and 
property owner, verifying that the trees, landscaping and irrigation were installed per the approved 
landscape documentation package. 

22. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning Division 
and shall be supplemented by additional screening material as required to adequately mitigate 
potential privacy impacts to surrounding properties. 

74

Agenda Item 3.



 
Design Review Commission  
SC22-0009 – 629 Benvenue Ave  
June 15, 2022  Page 7  

23. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building 
Ordinance (Chapter 12.26 of the Municipal Code). 
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DATE: June 1, 2022 
 

AGENDA ITEM #2 

 
TO:     Design Review Commission 
 
FROM:    Nazaneen Healy, Associate Planner 
 
SUBJECT:   SC22-0009 – 629 Benvenue Ave 
 
 
RECOMMENDATION:    
 
Consider design review application SC22-0009 subject to the listed findings and conditions  
 
 
PROJECT DESCRIPTION 
 
This is a design review application for a new 3,564 square-foot two-story single-family residence.  The 
project includes 2,477 square feet on the first story and 1,087 square feet on the second story. This 
project is recommended to be considered categorically exempt from further environmental review 
under Section 15303 of the California Environmental Quality Act since it involves the construction 
of one single-family residence in an area zoned for residential uses.  The following table summarizes 
the project’s technical details: 
 
GENERAL PLAN DESIGNATION: Single-Family, Small Lot 
ZONING: R1-10 
PARCEL SIZE: 10,195 square feet  
MATERIALS: Tile roof; smooth cement plaster and stone veneer 

exterior; stained wood entry door, garage door, and 
window shutters; and fiberglass windows 

 
 Existing Proposed Allowed/Required 

COVERAGE: 2,006 square feet 2,833 square feet 3,058 square feet  

FLOOR AREA: 
 

2,006 square feet  3,564 square feet 3,568 square feet  

SETBACKS: 
Front  
Rear  
Right side(1st/2nd) 
Left side (1st/2nd) 

 
22 feet 
63 feet 
10 feet  
9.6 feet 

 
25.1 feet 
47.8 feet 
10 feet/16.4 feet 
10.2 feet/20.2 feet 

 
25 feet 
25 feet  
7.4 feet/14.9 feet 
7.4 feet/14.9 feet 

HEIGHT: 14.4 feet  24.2 feet 27 feet 
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BACKGROUND 
 
Neighborhood Context 
The subject property is a narrow interior lot on the northern portion of Benvenue Avenue east of S. 
Clark Avenue.  The surrounding neighborhood is considered a Transitional Character Neighborhood 
as defined in the City’s Residential Design Guidelines with a mix of upgraded and/or larger one- and 
two-story homes and older, smaller homes.   
 
Like much of the surrounding neighborhood, the subject property (74 feet wide) is a narrow lot, which 
is defined as an interior or corner lot less than 80 or 90 feet wide respectively. As a narrow lot, it is 
subject to a reduced interior side setback of ten percent of the lot width pursuant to Los Altos 
Municipal Code (LAMC) Section 14.06.080(E). The landscape along the street is varied with no street 
tree pattern but most properties include at least one medium to large tree in the front yard.  
 
DISCUSSION  
 
Design Review 
According to the Design Guidelines, in Transitional Character Neighborhoods, good neighbor design 
reduces abrupt changes to the designs or sizes of structures. 
 
As depicted in the design plans (Attachment F), the applicant proposes to demolish the existing 2,006 
square foot one-story residence and replace 
it with a two-story residence (proposed front 
elevation to the right).  The proposed 
setbacks meet or exceed the required 
setbacks for the R1-10 zoning district. Please 
refer to the table above for more specific 
setbacks proposed and as required pursuant 
to the R1-10 Zoning District Standards 
found in Los Altos Municipal Code (LAMC) 
Chapter 14.06. 
 
The proposed residence is similar to homes in the area with its use of hipped and gabled roof forms 
and articulated massing.  The proposed design includes first floor plate heights of 9 feet with the entry 
at 10.5 feet, and second floor plate heights of 8 feet, and an overall height of 24.2 feet which respects 
the scale of the surrounding homes. In addition, the second story is set back from the first story on 
all sides which helps minimize the appearance of bulk consistent with the Design Guidelines. The 
proposed building materials include smooth cement plaster and stone veneer walls, tile roofing, and a 
stained wood entry door, garage door, and window shutters which are found within the neighborhood. 
A materials board is provided as Attachment E.  
 
Privacy  
With regards to privacy, Section 5.3 of the Design Guidelines calls for careful design to prevent 
unreasonable privacy impacts on adjacent properties, in particular from second story sightlines. To 
minimize potential impacts, second story egress windows are located on the front and rear facades 
and the sill heights of the second story side-facing windows are 4’-8” above the finished floor with the 
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exception of a window at the stairs located 8’-10” above the landing and two bathroom windows with 
a 4’-0” plate height. In addition, as depicted on the landscape plans, existing evergreen screening plants 
along the side property lines and existing trees in the rear yard are proposed to remain to prevent 
direct views into the adjacent properties. 
 
Staff finds the proposed residence to be in compliance with the R1-10 zoning district development 
standards, the Single-Family Residential Design Guidelines, and the design review findings pursuant 
to LAMC Section 14.76.060. 
 
Landscaping and Trees 
As described in the arborist report (Attachment D) and depicted on the site plan, there are 33 existing 
trees on the subject property: 

 Tree Nos. 1, 2, 4, and 5 are located within the public right-of-way and indicated to remain. 
Future removal would require a tree removal permit from the Public Works Department.  

 Tree No. 23 (31” Oak tree) in the rear yard is protected based on its size (over 48” in 
circumference/15” in diameter) and is proposed to remain. 

 Tree No. 25 (8” Victorian Box tree) is not protected and proposed for removal due to poor 
health. 

 The remaining trees are not protected based on their size but are proposed to remain. 
 The survey depicts a 36” pine tree in the rear yard; however, the tree was previously removed 

pursuant to an approved tree removal permit (TREE21-0194). The approval included a 
condition to plant minimum 15 gallon size Valley Oak tree in the same location per the arborist 
report. Currently the landscape plans propose a lemon tree.  

The recommended conditions of approval pertaining to trees include planting one Valley Oak tree as 
required by the previously approved tree removal permit, implementation of the City standard tree 
protection measures during construction for all trees to remain, and implementation of the tree 
protection measures recommended by the arborist (Conditions of Approval No. 3, 4, 12, and 19).  
 
The landscaping plan proposes to maintain areas of existing landscaping supplemented with new small 
trees, shrubs, and turf areas. The existing landscaping will be required to be maintained or replaced 
and new/replacement landscaping, and it will need to satisfy the Water Efficient Landscape Ordinance 
requirements due to exceeding the 500 square-foot landscaping threshold for new residences 
(Conditions of Approval No. 7, 11, 21, and 22). 
 
ENVIRONMENTAL REVIEW 
This project should be considered categorically exempt from environmental review under Section 
15303 of the California Environmental Quality Act because it involves the construction of one single-
family residence on an existing lot in an area zoned for residential uses. 
 
PUBLIC NOTIFICATION AND CORRESPONDENCE 
A public meeting notice was posted on the property and mailed to 12 property owners in the 
immediate vicinity (Attachment A). The applicant’s outreach efforts to neighbors is provided in 
Attachment B. The applicant also posted the public notice sign (24” x 36”) in conformance with the 
Planning Division posting requirements, as shown in Attachment C. 
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Cc: Kyle Chan, Applicant 
Anhua Yu, Property Owner 
 

 
Attachments: 
A. Public Notification Map 
B. Applicant Outreach 
C. Public Notice Poster 
D. Arborist Report 
E. Materials Board 
F. Design Plans 
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FINDINGS 
 

SC22-0009 – 629 Benvenue Ave 
 
With regard to the new two-story single-family residence, the Design Review Commission finds the 
following in accordance with Section 14.76.060 of the Municipal Code: 

 
a. The proposed residence complies with all provisions of this chapter; 
 
b. The height, elevations, and placement on the site of the new residence, when considered with 

reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and 
geologic constraints imposed by particular building site conditions; 

 
c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general appearance 
of neighboring developed areas; 

 
d. The orientation of the proposed new residence in relation to the immediate neighborhood will 

minimize the perception of excessive bulk and mass; 
 
e. General architectural considerations, including the character, size, scale, and quality of the 

design, the architectural relationship with the site and other buildings, building materials, and 
similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
f. The proposed residence has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS OF APPROVAL 
 

SC22-0009 – 629 Benvenue Ave 
 

GENERAL 
1. Expiration 

The Design Review Approval will expire on June 1, 2024 unless prior to the date of expiration, a 
building permit is issued, or an extension is granted pursuant to Section 14.76.090 of the Zoning 
Code. 

2. Approved Plans 
The approval is based on the plans and materials received on April 22, 2022, except as may be 
modified by these conditions. 

3. Protected Trees 
a. Tree Nos. 3, 6-26, and 28-33, new replacement trees, and new screening trees shall be 

protected under this application and cannot be removed without a tree removal permit 
from the Community Development Director. The City standard tree protection 
measures and additional measures recommended by the arborist shall be implemented 
during construction for all trees to remain. 

b. Tree Nos. 1, 2, 4, and 5 are located within the public right-of-way cannot be removed 
without a tree removal permit from the Public Works Department. The City standard 
tree protection measures and additional measures recommended by the arborist shall 
be implemented during construction. 

4. Tree Removal Approved 
a. Tree No. 27 is hereby approved for removal.  Tree removal shall not occur until a 

building permit is submitted and shall only occur after issuance of a demolition permit 
or building permit.  Exceptions to this condition may be granted by the Community 
Development Director upon submitting written justification.  

b. One new Valley Oak tree (minimum 15 gallon size) shall be planted in the location of 
the rear yard pine tree removed pursuant to TREE21-0194 which shall be reflected in 
the landscape plans. 

5. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing any work 
within the public right-of-way including the street shoulder. All work within the public street right-
of-way shall be in compliance with the City’s Shoulder Paving Policy. 

6. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning appliances may be 
installed in all new construction  pursuant to Chapter 12.64 of the Municipal Code. 

7. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) pursuant 
to Chapter 12.36 of the Municipal Code if over 500 square feet or more of new landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Existing landscape 
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areas shall be maintained before and during construction or shall be replaced in compliance with 
the WELO and to the satisfaction of the Planning Division. 

8. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage 
calculations shall not include existing basements) and/or additions of 750 square feet or more 
shall trigger the undergrounding of utilities and new fire sprinklers. Additional square footage 
calculations shall include existing removed exterior footings and foundations being replaced and 
rebuilt. Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

9. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all 
costs and expenses, including attorney’s fees, incurred by the City or held to be the liability of the 
City in connection with the City’s defense of its actions in any proceedings brought in any State 
or Federal Court, challenging any of the City’s action with respect to the applicant’s project.  The 
City may withhold final maps and/or permits, including temporary or final occupancy permits, for 
failure to pay all costs and expenses, including attorney's fees, incurred by the City in connection 
with the City's defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

10. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans. 

11. Water Efficient Landscape Plan 
Provide a landscape documentation package prepared by a licensed landscape professional 
showing how the project complies with the City’s Water Efficient Landscape Regulations and 
include signed statements from the project’s landscape professional and property owner. 

12. Tree Protection Note 
 On the grading plan and the site plan, show all tree/landscape protection fencing consistent with 

City standards and add the following note: “All tree protection fencing shall be chain link and a 
minimum of five feet in height with posts driven into the ground.” Depict the additional tree 
protection measures indicated in the arborist report. 

13. Reach Codes 
Building Permit Applications submitted on or after January 14, 2021 shall comply with specific 
amendments to the 2019 California Green Building Standards for Electric Vehicle Infrastructure 
and the 2019 California Energy Code as provided in Ordinances Nos. 2020-470A, 2020-470B, 
2020-470C, and 2020-471 which amended Chapter 12.22 Energy Code and Chapter 12.26 
California Green Building Standards Code of the Los Altos Municipal Code.  The building design 
plans shall comply with the standards and the applicant shall submit supplemental application 
materials as required by the Building Division to demonstrate compliance.   

14. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards 
pursuant to Chapter 12.26 of the Municipal Code and provide a signature from the project’s 
Qualified Green Building Professional Designer/Architect and property owner. 

82

Agenda Item 3.



 
Design Review Commission  
SC22-0009 – 629 Benvenue Ave  
June 1, 2022  Page 8  

15. Air Conditioner Sound Rating 
The plans shall show the location of any air conditioning unit(s) on the site plan including the 
model number of the unit(s) and nominal size of the unit.  The Applicant shall provide the 
manufacturer’s specifications showing the sound rating for each unit.  The air conditioning units 
must be located to comply with the City’s Noise Control Ordinance (Chapter 6.16) and in 
compliance with the Planning Division setback provisions.  The units shall be screened from view 
of the street. 

16. Storm Water Management 
The Plans shall show how the project is in compliance with the New Development and 
Construction Best Management Practices and Urban Runoff Pollution Prevention program, as 
adopted by the City for the purposes of preventing storm water pollution (i.e. downspouts directed 
to landscaped areas, minimize directly connected impervious areas, etc.). 

17. California Water Service Upgrades 
The Applicant is responsible for contacting and coordinating with the California Water Service 
Company any water service improvements including but not limited to relocation of water meters, 
increasing water meter sizing or the installation of fire hydrants.  The City recommends consulting 
with California Water Service Company as early as possible to avoid construction or inspection 
delays. 

18. Underground Utility Location 
The Plans shall show the location of underground utilities pursuant to Chapter 12.68 of the 
Municipal Code.  Underground utility trenches shall avoid the drip-lines of all protected trees 
unless approved by the project arborist and the Planning Division. 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

19. Tree Protection 
Tree protection shall be installed around the dripline(s) of the trees to remain as shown on the site 
plan approved with the building permit plans.  Fencing shall be chain link and a minimum of five 
feet in height with posts driven into the ground and shall not be removed until all building 
construction has been completed unless approved by the Planning Division. 

20. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as authorized under 
Section 17620 of the Education Code, the property owner shall pay the established school fee for 
each school district the property is located in and provide receipts to the Building Division.  The 
City of Los Altos shall provide the property owner the resulting increase in assessable space on a 
form approved by the school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 

21. Landscaping Installation and Verification 
Provide a landscape Certificate of Completion, signed by the project’s landscape professional and 
property owner, verifying that the trees, landscaping and irrigation were installed per the approved 
landscape documentation package. 

22. Landscape Privacy Screening 
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The landscape intended to provide privacy screening shall be inspected by the Planning Division 
and shall be supplemented by additional screening material as required to adequately mitigate 
potential privacy impacts to surrounding properties. 

23. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building 
Ordinance (Chapter 12.26 of the Municipal Code). 
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Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: March 21, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 85
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4/5/22, 4:16 PM Kyle Chan Architect Mail - New text message from Anhua Ann Yu 

Kyle Chan < >

New text message from Anhua Ann Yu 

Anhua Ann Yu (SMS) <1 .fzrZc38R6W@txt.voice.google.com> Tue, Apr 5, 2022 at 3:54 PM
To: 

Hi Anhua - thanks for your patience and for reaching out and sending the documents.
It appears that the house fits all the guidelines and that you aren’t asking for any
variances. Thank you so much for that. Really appreciate it. However, I’m going to
stay neutral on this one. I won’t write a letter opposing nor will I write a letter endorsing
your proposal. While we’re glad to see your house will meet the city guidelines, my
husband and I are just not big fans of having so many 2-story houses on the street.
Good luck with your project. Hope it goes smoothly!

YOUR
ACCOUNT

HELP
CENTER

HELP
FORUM

This email was sent to you because you indicated that you'd like to receive email notifications
for text messages. If you don't want to receive such emails in the future, please update your
email notification settings.

Google LLC 
1600 Amphitheatre Pkwy 
Mountain View CA 94043 USA

618 BENVENUE
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628 Paco Ave, 

Los Altos, CA 94024 
 

January 23rd, 2021 
 
 
 
 
To:  Los Altos Design Review Commission 
Re:  Tung Residence 
 629 Benvenue Ave 
 Los Altos, CA 94024 
 Request for 2-story Design Review 
 
 
Dear sir/madam, 
 
I'm writing to show my support for the approval of the new building plan set forth by my next door neighbor, Mr. 
Chien-Chih Tung, to build a new 2-story home on 629 Benvenue Ave in Los Altos. 
 
l have reviewed and discussed the design plan with Mr. Tung and his architect, Kyle Chan.  
 
I believe the proposed design plan is a positive addition to our neighborhood. Thank you. 
 
 
 
Yours Truly, 
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3/23/22, 10:34 AM --908D318E-F7C6-4BF8-A16B-9A5C2483E2F6.JPEG

https://mail.google.com/mail/u/1/#inbox/FMfcgzGmvfRdjDxvTbRWjzMdjCzXJmpk?projector=1 1/1
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545 Meridian Ave # 26231
San Jose, CA 95126

408-646-9790

Arborist Report

Prepared For: Anhua Yu
629 Benvenue Ave

Los Altos, CA 94024

Prepared By: Thomas Lamas
ISA Certi�ed Arborist

WE-13399A

February 23rd 2022

1
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Thomas Lamas ISA Certi�ed Arborist WE-13399A February 23rd 2022
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Thomas Lamas ISA Certi�ed Arborist WE-13399A February 23rd 2022

Introduction
NewVista Tree Service was contracted to provide a Certi�ed Arborist Report for Anhua Yu, in conjunction with

a development application for 629 Benvenue Ave Los Altos, CA 94024. All inspections were performed by a Certi�ed
Arborist accredited by the International Society of Arboriculture. The scope of our work was to evaluate the trees on the
referenced property and to provide a professional recommendation on the necessary measures to complete the construction
project and protect existing trees.

The proposed plans submitted to the City of Los Altos  include the demolition of an existing single family home
and the new construction of a 2-story 3,564 single family home. The report will express the Project Arborist Thomas
Lamas’ recommendations.

Methodology
Site tree assessments were carried out using a systematic and consistent method using the following rubric:

1. Species Identi�cation and Classi�cation
2. Measuring Tree Diameter at 4.5 ft in height ( in accordance with ISA methods). Multi-trunk trees were measured

by adding half the diameter of each additional stem to the largest stem.
3. Height Estimation
4. Classi�cation of overall tree health using a rating system with the following metrics:

a. 5- Tree is in excellent health. Excellent vigor with no signs of disease or dieback. Canopy is symmetrical
and balanced with > 75% of original canopy intact. No evident structural defects.

b. 4- Tree is in good health. Good vigor with minor imperfections and signs of stress. Small branch dieback.
Relatively free of pests and disease. Between 50-75% of the original canopy is intact. No major structural
defects that could not be corrected with appropriate methods.

c. 3. Tree is in moderate health. Moderate vigor with branch dieback on small twigs and branches. Presence
of pests or infection visible. The canopy is thinning and
< 50% of the original canopy is intact. Some structural defects may be present that need to be corrected.

d. 2- Tree is in poor declining condition. Has major dieback, cankers and or pockets on branches. Tree has
< 25% of the original canopy intact. Major structural defects may be present that cannot be corrected.

e. 1- Tree is in a severe declining condition. Major dieback and dead signi�cant branches and or trunk.
Mostly epicormic growth.

f. 0- Tree is deceased.
5. Mapping and Labeling : Location of trees were identi�ed on site plans in reference to existing structures

Summary
In total, 33 trees were assessed on the premises of 629 Benvenue Ave Los Altos, CA. Out of 33 trees 1 tree was found to be
“protected” based on size. The 1 protected tree is a mature Coast Live Oak tree. On a health scale from 0-5, the majority of
trees on the property scored 4 and 5’s. Most trees are located along the perimeter of the property and will not be a�ected by
construction.  In this report, the retention and protection of 1 Large Oak Tree, 1 Birch Tree(non-protected), 1 Maple Tree
(non-protected) is recommended. The removal of 1 non-protected Victorian Box Tree is recommended for future
landscaping design.
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Tree Inventory

Tree Inventory: 629 Benvenue Ave, Los Altos, CA 94024

NewVista Tree Service

Thomas Lamas ISA Certi�ed Arborist

Tree
Number

Species
DBH

(Inches)
Height

(Ft)
Remain or

Remove

Health
Rating

(0-5)

Protected
(Y/N)

Comments

1 Birch (Betula) 5.3 20 Remain 5 N Client Wishes To Protect

2 Mayten (Maytenus boaria) 4.9 10 Remain 5 N Client Wishes To Protect

3 Japanese Maple (Acer palmatum) 9.8 15 Remain 5 N

4 Privet (Ligustrum vulgare) 11 25 Remain 5 N

5 Privet (Ligustrum vulgare) 9.2 25 Remain 5 N Multi-Trunk

6 Pear (Pyrus) 3 7 Remain 5 N

7 Privet (Ligustrum vulgare) 4.2 20 Remain 3 N Previously topped

8 Privet (Ligustrum vulgare) 3.8 20 Remain 5 N

9 Fig Tree (Ficus) 3 15 Remain 4 N Growth into fence

10 Fern Pine (Pinus densiflora) 5 25 Remain 5 N

11 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

12 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

13 Fern Pine (Pinus densiflora) 6.1 25 Remain 5 N

14 Fern Pine (Pinus densiflora) 7.3 30 Remain 5 N

15 Fern Pine (Pinus densiflora) 3.8 15 Remain 5 N

16 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

17 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

18 Fern Pine (Pinus densiflora) 6.5 20 Remain 5 N

19 Fern Pine (Pinus densiflora) 6.1 15 Remain 5 N

20 Magnolia (Magnolia sieboldii) 12 30 Remain 5 N
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21 Redwood (Sequoia sempervirens) 8 30 Remain 5 N

22 Shingle Oak (Quercus imbricaria) 13 25 Remain 5 N

23 Coast Live Oak (Quercus agrifolia) 30.9 40 Remain 5 Yes Protection Is Required

24 Japanese Photinia (Photinia glabra) 4.1 20 Remain 5 N Multi-Trunk

25 Japanese Pittosporum (Pittosporum tobira) 12.6 20 Remain 5 N Multi-Trunk

26 Victorian Box (Pittosporum  undulatum) 5.3 25 Remain 4 N

27 Victorian Box (Pittosporum  undulatum) 6.8 25 Remove 4 N Non-protected Tree

28 Japanese Photinia (Photinia glabra) 8.9 15 Remain 5 N

29 Black Matipo (Pittosporum tenuifolium) 3.8 15 Remain 3 N

30 Privet (Ligustrum vulgare) 3.8 8 Remain 3 N Topped

31 Black Matipo (Pittosporum tenuifolium) 10.6 8 Remain 3 N Topped

32 Black Matipo (Pittosporum tenuifolium) 11.8 8 Remain 3 N Topped

33 Black Matipo (Pittosporum tenuifolium) 6.9 8 Remain 3 N Topped

5
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Protected Tree Evaluation & Recommendation
1. Species: Coast Live Oak Tree (Quercus agrifolia) DBH: 26inches    Height~40ft    Tree# 23

a. Health Rating: 5
b. Observations: Mature Coast Live Oak tree is healthy. Foliage is green and lush. There are no signs of

pests or diseases. The tree has a  small bark lesion on the lower trunk. Tree is located on the rear of the
property and construction should not encroach under the drip line of the canopy.

c. Recommendation: The large Oak tree should be protected during construction. A chain link fence
should be erected around the perimeter of the tree’s canopy.

Tree Protection Plan
If trees are identi�ed to be preserved in this report or city o�cials make the recommendation. The trees shall be

protected using the following methods.

Before Construction:
Before any construction is to commence, the following measures should be taken:

Tree Protection Zone

Trees which are located near the proposed construction, are to be protected from possible mechanical damage by the
following protection methods in accordance with the City of Los Altos Municipal Code 11.08.120:

1. Protective fencing shall be installed no closer to the trunk than the dripline, and far enough from the trunk to protect the
integrity of the tree.

2. The fence shall be chain link and a minimum of �ve feet in height. Fence shall be supported by vertical posts driven 2 feet
(min) into the ground.

3. The existing grade level around a tree shall normally be maintained out to the dripline of the tree. No signs, wires, or any
other object shall be attached to the tree.

4. Trees that have been damaged by construction shall be repaired in accordance with accepted arboriculture methods

During Construction:
1. Project Arborist shall observe any excavation/drilling encroaching the protected tree(s) canopy. And direct any

mitigation or required root pruning.
2. Any pruning done during construction must be in accordance with ANSI 300 standards.
3. All contractors & subcontractors must be informed not to encroach on protected tree(s) without the permission

of the Project Arborist.
4. Unnecessary soil compaction must be avoided. No storage of heavy machinery or supplies should be stored under

the canopy of protected trees.

After Construction:
1. After Construction is complete,  all protective material will be removed from trees and disposed of properly
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2. Over the next few months, property owners shall observe trees for any signs of distress. If any tree shows signs of
stress, an arborist should be contacted.

3. Routine pruning should be performed to keep trees healthy. Removal of dead, diseased or damaged limbs is
recommended.

4. Mulching is encouraged to help retain moisture in soil and prevent unwanted vegetation from growing around
trees.

5. If needed, soil should be fertilized using slow release fertilizer. Soil testing can help determine if there is a mineral
de�ciency.

Example of Tree Protection

7
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Disclosure Statement
The information presented in this report is accurate to the best of my knowledge. It is the responsibility of the

property owner, contractor & architect to review the report as well as fully understand and adhere to its content for this
development.

Sketches and diagrams in this report are intended to aid and are not intended to be taken as engineering or
architectural reports.

NewVista Inc does not guarantee the survival or protection of the trees mentioned in this report. The
recommendations made in this report are to aid and minimize the potential damage to such trees. Ultimately the trees on
the property are the owners responsibility.

This report solely contains the opinion and recommendation of an ISA Certi�ed Arborist; it does not provide
approval or give the right to commence any development.

Thomas Lamas
ISA Certi�ed Arborist
WE-13399A

9
104

Agenda Item 3.



Thomas Lamas ISA Certi�ed Arborist WE-13399A February 23rd 2022

Tree Photos

Tree #1 Tree # 2 #4 #5
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Tree#3 Tree#6 #7#8#9

Tree# 10#11#12#13#14#15#16#17#18#19 Tree#20 #21
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Tree#22 Tree#23(Protected Tree)

Tree#24 #25 Tree#26
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Tee#27#28 Tree #31#32#33
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Site Plan
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CP1

P1

EXTERIOR FINISH SCHEDULE
MATERIALSYMBOL COLOR

P1 BENJAMIN MOORE BEIGE

629 BENVENUE AVE
TWO-STORY RESIDENTIAL DESIGN
3/1/2022
MATERIAL BOARD

P2 BENJAMIN MOORE GRAPHITE 1603 GRAPHITE

WINDOW W/ GRAPHITE TRIM
BY MILGARD MONTECELLO OR SIM.

S2

S2 FOND DU LAC RUSTIC VENEER 
STONE OR SIM.

BEIGE

WINDOW

GARAGE

GARAGE: FIBERGLASS PANEL 
GRAPHITE FINISH W/ LIGHT
BY OVERHEAD DOOR COMPANY OR SIM.

SMOOTH CEMENT 
PLASTERCP1

R1

R1 TILE ROOF TAN

S3

S3 COTTONWOOD LIMESTONE VENEER 
STONE OR SIM.

BEIGE
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OWNER
CHIEN-CHIH TUNG
629 BENVENUE AVE
LOS ALTOS, CA 94024
650-380-9332
chienchih.tung@gmail.com

VICINITY MAPPROJECT TEAM

GENERAL CONTRACTOR
T.B.D.
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PLAN CHECK COMMENTS
4.22.2022

PROJECT NUMBER: 2110
629 BENVENUE AVE

1

ALL DRAWINGS AND WRITTEN MATERIALS CONTAINED HEREIN 
CONSTITUTE THE ORIGINAL &  UNPUBLISHED WORK OF THE ARCHITECT 
AND THE SAME MAY NOT BE DUPLICATED, USED OR DISCLOSED 
WITHOUT THE WRITTEN CONSENT OF THE ARCHITECT.    
© KYLE CHAN ARCHITECT, INC.

PLANNIN
G SET

NOT FOR CONSTRUCTIO
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ELECTRONIC PLAN REVIEW

CITY STAMP:

3561 HOMESTEAD ROAD
SUITE 222,

SANTA CLARA, CA 95051
669-244-3111

www.kylechan.com
kyle@kylechan.com

DRAWING INDEX

TITLE-24 ENERGY CONSULTANT
CARSTAIRS ENERGY CALCULATIONS
PO BOX 4736
SAN LUIS OBISPO, CA 93403
PH:805-904-9048
title24@yahoo.com
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SITE 

629 BENVENUE AVE
LOS ALTOS CA 94024

NEW 2-STORY SINGLE FAMILY HOUSE
PERMIT SUBMISSION SET:

PV SYSTEM REQUIRED UNDER 2019 CODE:
PROVIDE THE FOLLOWING FOR THE INSPECTOR'S REVIEW:
1) LOCATION OF THE PV ARRAY SYSTEM ON ROOF PLANS.
2) STATE THE KW PROPOSED IN TITLE-24 ON ROOF PLAN
3) SOLAR PANELS MUST BE A ROOFTOP INSTALLATION
4) TOTAL PANEL WEIGHT INCLUDING FRAME CANNOT EXCEED 5 POUNDS PER SQ FT.
5) MAX CONCENTRATED LOAD AT EACH POINT OF SUPPORT SHALL NOT EXCEED 40 POUNDS
6) MAX HEIGHT ABOVE THE ROOF SURFACE IS LESS THAN 18 INCHES
7) PV PANELS MUST NOT BE BALLASTED
8) SOLAR INSTALLATION DRAWINGS SHALL BE PROVIDED TO CITY INSPECTOR AT THE JOB SITE.

PROJECT INFORMATION

PROJECT DESCRIPTION:

189-38-079

1. DEMOLISH EXISTING RESIDENCE
2. PROPOSE NEW 2-STORY SINGLE FAMILY 
RESIDENCE

2019 CBC (BASED ON 2018 IBC)
2019 CRC (BASED ON 2018 IRC)
2019 CEC (BASED ON 2017 NEC)
2019 CMC (BASED ON 2018 UMC)
2019 CPC (BASED ON 2018 UPC)
2019 CALIFORNIA ENERGY CODE 
2019 CFC  (BASED ON 2018 IFC)
2019 CALIFORNIA GREEN BUILDING 
STANDARDS CODE (CALGREEN)
CITY MUNICIPAL CODE
ALL APPLICABLE LOCAL, COUNTY, 
STATE AND FEDERAL CODES, LAWS 
& REGULATIONS

V-B

R-3 / U

FIRE SPRINKLER:

APN:  

CONSTRUCTION TYPE:

OCCUPANCY: 

BUILDING CODES:

A RESIDENTIAL FIRE SPRINKLER SYSTEM IS REQUIRED 
IN ACCORDANCE WITH NFPA 13D AND STATE AND 
LOCAL REQUIREMENTS
FIRE SPRINKLER SYSTEM TO BE APPROVED UNDER A 
SEPARATE PERMIT.

SOLAR PANEL: SOLAR PANEL REQUIRED PER TITLE-24
UNDER A SEPARATE PERMIT.

FOR THE NEW SINGLEFAMILY HOME, NO GAS IS 
ALLOWED PER CITY REACH CODES.

NO GAS POLICY:

Updated December 2013 - 2 - 

 
2. Project Summary Table (use format below and print on first page of plans) 

ZONING COMPLIANCE 

 Existing Proposed Allowed/Required 

LOT COVERAGE: 
Land area covered by all structures that 
are over 6 feet in height 

               square feet 
(         %) 

               square feet 
(         %) 

               square feet 
(         %) 

FLOOR AREA:  
Measured to the outside surfaces of 
exterior walls 

               square feet 
(         %) 

               square feet 
(         %) 

               square feet 
(         %) 

SETBACKS: 
 Front  
 Rear  
 Right side (1st/2nd) 
 Left side (1st/2nd) 

 
          feet 
          feet 
          feet/___feet 
          feet/___feet 

 
          feet 
          feet 
          feet/___feet 
          feet/___feet 

 
          feet 
          feet 
          feet/___feet 
          feet/___feet 

HEIGHT:           feet           feet           feet 

SQUARE FOOTAGE BREAKDOWN 

 Existing Change in Total Proposed 

HABITABLE LIVING AREA: 
Includes habitable basement areas 

               square feet                square feet                square feet 

NON- HABITABLE AREA: 
Does not include covered porches or open 
structures 

               square feet                square feet                square feet 

LOT CALCUATIONS 

NET LOT AREA:                 square feet 

FRONT YARD HARDSCAPE AREA: 
Hardscape area in the front yard setback shall not exceed 50% 

                square feet (      %) 

LANDSCAPING BREAKDOWN: 

Total hardscape area (existing and proposed):                 sq ft 
Existing softscape (undisturbed) area:                sq ft 
New softscape area:                 sq ft 
Sum of all three should equal the site’s net lot area 

 
3. Floor Plans (¼” = 1’ scale) showing existing and proposed development. 
 
4. Building Elevations (¼” = 1’ scale)  

 Existing building elevations – for a new house, only front and exterior side elevation(s) 
are required 

 Proposed building elevations, including: 
 Roof height, plate height, and finished floor height from existing and finished grade 

on each side (call out height and topographic elevation) 
 Overall height measured from natural grade to highest point of the roof 
 Daylight plane from existing grade at the side property lines adjacent to the front and 

rear of the house 
 Roof pitch 
 Exterior building materials 

ZONING INFORMATION

10,195

3,058
30

3,568

25'
25'
7'4.7
7'4.7

14'10.7

14'10.7

27

25'
47'9
10'
10'

16'5
20'2

24'2"

3,105

459

1,574

432

22'4
63'4
10'3
9'7

NA
NA

14'5"

2,006

2,833
27.8

2,006
19.6

3519.6

1,531

27

760 36

4,553
3,386
2,256

3,564
34.9

LOT CALCULATIONS  

(10% LOT WIDTH 74')

ARCHITECTURAL
A0.5 SITE PLAN / FLOOR AREA STUDY
A1.1 EXISTING FLOOR PLAN / ELEVATIONS
A2.1 FIRST / SECOND FLOOR PROPOSED PLAN
A2.2 ROOF PROPOSED PLAN
A3.1 PROPOSED ELEVATIONS
A3.2 PROPOSED ELEVATIONS
A8.0 EXTERIOR SECTIONS

LANDSCAPE
L-1 PLANTING PLAN

LANDSCAPE ARCHITECT
YILIANG KAO
510-423-3626
yiliang.kao@gmail.com

ARBORIST
NEWVISTA INC.
THOMAS LAMAS
545 MERIDIAN AVE # 26231 
SAN JOSE,  CA 95126
(408) 646-9790
TLAMAS@NEWVISTAINC.COM

CIVIL ENGINEER
BAY LAND CONSULTING
2315 SOUTH BASCOM AVE #200
CAMPBELL, CA 95008
408-786-6700
SCOTT HOFFMAN
scott@blceng.com 
HTTP://BAYLANDCONSULTING.COM/

SURVEYOR
BAY LAND CONSULTING
2315 SOUTH BASCOM AVE #200
CAMPBELL, CA 95008
KENNETH ANDERSON
LS7523
408-786-6700
AGOODSURVEYOR@GMAIL.COM
SURVEYOR@BAYLANDCONSULTING.COM
HTTP://BAYLANDCONSULTING.COM/

CIVIL
1 OF 1 BOUNDARY & TOPOGRAPHIC SURVEY
C-1 GRADING AND DRAINAGE NOTES & DETAILS
C-2 GRADING AND DRAINAGE PLAN
C-3 EROSION CONTROL PLAN
C-4 EROSION CONTROL DETAILS
C-5 BLUEPRINT FOR A CLEAN BAY

A0.1 PROJECT INFO
A0.2 STREETSCAPE DIAGRAM
A0.3 ARBORIST REPORT AND TPZ PLAN

ARCHITECT
KYLE CHAN, ARCHITECT
3561 HOMESTEAD ROAD #222
SANTA CLARA, CA 95051
PH: 408-780-8030
CELL: 669-244-3111
kyle@kylechan.com
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PROJECT NUMBER: 2110
629 BENVENUE AVE

1

ALL DRAWINGS AND WRITTEN MATERIALS CONTAINED HEREIN 
CONSTITUTE THE ORIGINAL &  UNPUBLISHED WORK OF THE ARCHITECT 
AND THE SAME MAY NOT BE DUPLICATED, USED OR DISCLOSED 
WITHOUT THE WRITTEN CONSENT OF THE ARCHITECT.    
© KYLE CHAN ARCHITECT, INC.
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ELECTRONIC PLAN REVIEW

CITY STAMP:

3561 HOMESTEAD ROAD
SUITE 222,

SANTA CLARA, CA 95051
669-244-3111

www.kylechan.com
kyle@kylechan.com

2ND FLR.
OUTLINE

2ND FLR.
OUTLINE

2ND FLR.
OUTLINE

2ND FLR.
OUTLINE

2ND FLR.
OUTLINE

2ND FLR.
OUTLINE

628 PACO DR
2-STORY HOUSE

624 PACO DR
2-STORY HOUSE

638 PACO DR
2-STORY HOUSE

623 BENVENUE AVE
2-STORY HOUSE

645 BENVENUE AVE
1-STORY HOUSE

622 BENVENUE AVE
1-STORY HOUSE

630 BENVENUE AVE
1-STORY HOUSE

638 BENVENUE AVE (IN CONSTRUCTION)
1-STORY HOUSE

644 BENVENUE AVE
2-STORY HOUSE618 BENVENUE AVE

1-STORY HOUSE
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Arborist Report
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February 23rd 2022
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Introduction
NewVista Tree Service was contracted to provide a Certi�ed Arborist Report for Anhua Yu, in conjunction with

a development application for 629 Benvenue Ave Los Altos, CA 94024. All inspections were performed by a Certi�ed
Arborist accredited by the International Society of Arboriculture. The scope of our work was to evaluate the trees on the
referenced property and to provide a professional recommendation on the necessary measures to complete the construction
project and protect existing trees.

The proposed plans submitted to the City of Los Altos  include the demolition of an existing single family home
and the new construction of a 2-story 3,564 single family home. The report will express the Project Arborist Thomas
Lamas’ recommendations.

Methodology
Site tree assessments were carried out using a systematic and consistent method using the following rubric:

1. Species Identi�cation and Classi�cation
2. Measuring Tree Diameter at 4.5 ft in height ( in accordance with ISA methods). Multi-trunk trees were measured

by adding half the diameter of each additional stem to the largest stem.
3. Height Estimation
4. Classi�cation of overall tree health using a rating system with the following metrics:

a. 5- Tree is in excellent health. Excellent vigor with no signs of disease or dieback. Canopy is symmetrical
and balanced with > 75% of original canopy intact. No evident structural defects.

b. 4- Tree is in good health. Good vigor with minor imperfections and signs of stress. Small branch dieback.
Relatively free of pests and disease. Between 50-75% of the original canopy is intact. No major structural
defects that could not be corrected with appropriate methods.

c. 3. Tree is in moderate health. Moderate vigor with branch dieback on small twigs and branches. Presence
of pests or infection visible. The canopy is thinning and
< 50% of the original canopy is intact. Some structural defects may be present that need to be corrected.

d. 2- Tree is in poor declining condition. Has major dieback, cankers and or pockets on branches. Tree has
< 25% of the original canopy intact. Major structural defects may be present that cannot be corrected.

e. 1- Tree is in a severe declining condition. Major dieback and dead signi�cant branches and or trunk.
Mostly epicormic growth.

f. 0- Tree is deceased.
5. Mapping and Labeling : Location of trees were identi�ed on site plans in reference to existing structures

Summary
In total, 33 trees were assessed on the premises of 629 Benvenue Ave Los Altos, CA. Out of 33 trees 1 tree was found to be
“protected” based on size. The 1 protected tree is a mature Coast Live Oak tree. On a health scale from 0-5, the majority of
trees on the property scored 4 and 5’s. Most trees are located along the perimeter of the property and will not be a�ected by
construction.  In this report, the retention and protection of 1 Large Oak Tree, 1 Birch Tree(non-protected), 1 Maple Tree
(non-protected) is recommended. The removal of 1 non-protected Victorian Box Tree is recommended for future
landscaping design.
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Tree Inventory

Tree Inventory: 629 Benvenue Ave, Los Altos, CA 94024

NewVista Tree Service

Thomas Lamas ISA Certi�ed Arborist

Tree
Number

Species
DBH

(Inches)
Height

(Ft)
Remain or

Remove

Health
Rating

(0-5)

Protected
(Y/N)

Comments

1 Birch (Betula) 5.3 20 Remain 5 N Client Wishes To Protect

2 Mayten (Maytenus boaria) 4.9 10 Remain 5 N Client Wishes To Protect

3 Japanese Maple (Acer palmatum) 9.8 15 Remain 5 N

4 Privet (Ligustrum vulgare) 11 25 Remain 5 N

5 Privet (Ligustrum vulgare) 9.2 25 Remain 5 N Multi-Trunk

6 Pear (Pyrus) 3 7 Remain 5 N

7 Privet (Ligustrum vulgare) 4.2 20 Remain 3 N Previously topped

8 Privet (Ligustrum vulgare) 3.8 20 Remain 5 N

9 Fig Tree (Ficus) 3 15 Remain 4 N Growth into fence

10 Fern Pine (Pinus densiflora) 5 25 Remain 5 N

11 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

12 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

13 Fern Pine (Pinus densiflora) 6.1 25 Remain 5 N

14 Fern Pine (Pinus densiflora) 7.3 30 Remain 5 N

15 Fern Pine (Pinus densiflora) 3.8 15 Remain 5 N

16 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

17 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

18 Fern Pine (Pinus densiflora) 6.5 20 Remain 5 N

19 Fern Pine (Pinus densiflora) 6.1 15 Remain 5 N

20 Magnolia (Magnolia sieboldii) 12 30 Remain 5 N
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21 Redwood (Sequoia sempervirens) 8 30 Remain 5 N

22 Shingle Oak (Quercus imbricaria) 13 25 Remain 5 N

23 Coast Live Oak (Quercus agrifolia) 30.9 40 Remain 5 Yes Protection Is Required

24 Japanese Photinia (Photinia glabra) 4.1 20 Remain 5 N Multi-Trunk

25 Japanese Pittosporum (Pittosporum tobira) 12.6 20 Remain 5 N Multi-Trunk

26 Victorian Box (Pittosporum  undulatum) 5.3 25 Remain 4 N

27 Victorian Box (Pittosporum  undulatum) 6.8 25 Remove 4 N Non-protected Tree

28 Japanese Photinia (Photinia glabra) 8.9 15 Remain 5 N

29 Black Matipo (Pittosporum tenuifolium) 3.8 15 Remain 3 N

30 Privet (Ligustrum vulgare) 3.8 8 Remain 3 N Topped

31 Black Matipo (Pittosporum tenuifolium) 10.6 8 Remain 3 N Topped

32 Black Matipo (Pittosporum tenuifolium) 11.8 8 Remain 3 N Topped

33 Black Matipo (Pittosporum tenuifolium) 6.9 8 Remain 3 N Topped

5
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Protected Tree Evaluation & Recommendation
1. Species: Coast Live Oak Tree (Quercus agrifolia) DBH: 26inches    Height~40ft    Tree# 23

a. Health Rating: 5
b. Observations: Mature Coast Live Oak tree is healthy. Foliage is green and lush. There are no signs of

pests or diseases. The tree has a  small bark lesion on the lower trunk. Tree is located on the rear of the
property and construction should not encroach under the drip line of the canopy.

c. Recommendation: The large Oak tree should be protected during construction. A chain link fence
should be erected around the perimeter of the tree’s canopy.

Tree Protection Plan
If trees are identi�ed to be preserved in this report or city o�cials make the recommendation. The trees shall be

protected using the following methods.

Before Construction:
Before any construction is to commence, the following measures should be taken:

Tree Protection Zone

Trees which are located near the proposed construction, are to be protected from possible mechanical damage by the
following protection methods in accordance with the City of Los Altos Municipal Code 11.08.120:

1. Protective fencing shall be installed no closer to the trunk than the dripline, and far enough from the trunk to protect the
integrity of the tree.

2. The fence shall be chain link and a minimum of �ve feet in height. Fence shall be supported by vertical posts driven 2 feet
(min) into the ground.

3. The existing grade level around a tree shall normally be maintained out to the dripline of the tree. No signs, wires, or any
other object shall be attached to the tree.

4. Trees that have been damaged by construction shall be repaired in accordance with accepted arboriculture methods

During Construction:
1. Project Arborist shall observe any excavation/drilling encroaching the protected tree(s) canopy. And direct any

mitigation or required root pruning.
2. Any pruning done during construction must be in accordance with ANSI 300 standards.
3. All contractors & subcontractors must be informed not to encroach on protected tree(s) without the permission

of the Project Arborist.
4. Unnecessary soil compaction must be avoided. No storage of heavy machinery or supplies should be stored under

the canopy of protected trees.

After Construction:
1. After Construction is complete,  all protective material will be removed from trees and disposed of properly
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2. Over the next few months, property owners shall observe trees for any signs of distress. If any tree shows signs of
stress, an arborist should be contacted.

3. Routine pruning should be performed to keep trees healthy. Removal of dead, diseased or damaged limbs is
recommended.

4. Mulching is encouraged to help retain moisture in soil and prevent unwanted vegetation from growing around
trees.

5. If needed, soil should be fertilized using slow release fertilizer. Soil testing can help determine if there is a mineral
de�ciency.

Example of Tree Protection
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Disclosure Statement
The information presented in this report is accurate to the best of my knowledge. It is the responsibility of the

property owner, contractor & architect to review the report as well as fully understand and adhere to its content for this
development.

Sketches and diagrams in this report are intended to aid and are not intended to be taken as engineering or
architectural reports.

NewVista Inc does not guarantee the survival or protection of the trees mentioned in this report. The
recommendations made in this report are to aid and minimize the potential damage to such trees. Ultimately the trees on
the property are the owners responsibility.

This report solely contains the opinion and recommendation of an ISA Certi�ed Arborist; it does not provide
approval or give the right to commence any development.

Thomas Lamas
ISA Certi�ed Arborist
WE-13399A
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Tree Photos

Tree #1 Tree # 2 #4 #5
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Tree#3 Tree#6 #7#8#9

Tree# 10#11#12#13#14#15#16#17#18#19 Tree#20 #21
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Tree#22 Tree#23(Protected Tree)

Tree#24 #25 Tree#26
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Tee#27#28 Tree #31#32#33
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DESIGN REVIEW PERMIT BUT 
RATHER A BUILDING PERMIT
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LOT SIZE 10,195 SF
F.A.R. 34.9%

OUTDOOR  PORCHES

U 1'6 X 1'6 2 SF
V 7'5.5 X 4'6 34 SF
W 21'0 X 15'0 315 SF
X (CHIMNEY) 11.25" X 6' 5 SF
TOTAL 356 SF
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EXISTING BUILDILNG HABITABLE 1,574 SF
EXISTING GARAGE 432 SF
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1. ALL EXISTING TREES  TO REMAIN AND PROTECTED DURING
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EXISTING 10 FERN PINES
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PLANT LEGEND
Water KEY Botanical Name Common Name
Use
L T1 Arbutus 'Marina' Strawberry Tree
M T2 Prunus serrulata ‘Kwanzan' Flowering Cherry

L S1 Agave attenuata 'Nova' Blue Fox Tail Agave
M S2 Citrus limon 'Meyer Improved' Meyer Lemon
L S3 Daphne odora 'Aureo-marginata' Winter Daphne
L S4 Loropetalum chinense 'Emerald Snow' Fringe Flower
L P1 Anigozanthos  'Gold Velvet' Gold Kangaroo Paw

L=Low; M= Moderate; H= High

INDICATES PLANT KEY
INDICATES PLANT QUANTITY

S1
 5

Private Screening Tree
Arbutus 'Marina' _Marina Strawberry Tree
Anticipated height and spread at maturity
Height: 40-50 feet
Width: 25-40 feet
Average rate of growth: Moderate

Street Tree
Prunus serrulata 'Kwanzan' _Kwanzan Flowering Cherry
Anticipated height and spread at maturity
Height: 20-25 feet
Width: 15-20 feet
Average rate of growth: Moderate
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 Kyle Chan, AIA, LEED AP 
Licensed Architect 

1416 Saratoga Ave #120 
San Jose, CA 95129 

669-244-3111 
kyle@kylechan.com 
www.kylechan.com 

 
 

	

	

  
June 6, 2022 
 
Nazaneen Healy, planner 
Community Development Department 
One North San Antonio Road 
Los Altos, California 94022 
 
Re:  629 Benvenue Avenue Design Review Commission response 

Application number SC22-0009 
 
 
Dear Nazaneen, 
 
The following list is in response to the Design Review Commission public hearing on 6/1/2022. All drawing 
responses are clouded.  
 
DRC REQUESTS: 
  
• Plan Revisions 

o Clarify the garage door height at the sides will be sufficient (add dimensions showing compliance with 
code minimum) RESPONSE: Dimension added to elevation A3.1 clouded. Minimum height is 7FT. 

o Provide additional information on the exterior materials (window trim, corbels, rafters) RESPONSE: See 
new details on  sheet A8.0 showing the window trim, corbels and rafter details. Also material board 
updates. 

o Remove Tree No. 22 RESPONSE: See arborist's explanation next page. Since tree no.22 has no adverse 
effect to the protected tree no.23, our decision is to keep the tree. 

o Utilize a roof tile product with more earthtone colors and variation versus monochromatic RESPONSE: See 
updated material board next page, showing a new darker tile selection. The homeowner does not like the 
variation of the tile, but a different finish is selected to avoid the monochromatic look. An example is on 
the board. 

• Study front entry modifications to provide better balance/light/focal point (and make any plan revisions). If no 
changes are made maybe a rendering of the Commissioner’s suggestions would help to explain why the 
design should stay the way it is. RESPONSE: New front design proposed, see A3.1 elevation. Skylight is added 
to the foyer for daylighting. Lot coverage slightly increased, and is updated on A0.1 cover sheet and A0.5 area 
calculations, clouded. No change to interior floor area. 

• Statement in writing from the side neighbors confirming whether obscure glass is specifically being requested 
or regular glass would be acceptable given the limited views and sill height (which the DRC prefers) 
RESPONSE: We discussed with our neighbors. The left neighbor (623) agreed to change to clear glass, but the 
right neighbor (629) insists to support the project with obscured windows except the stairs window. Their 
support letters are attached on the next page. 

 
Shall you have any questions, please do not hesitate to give me a call. 
 
Sincerely, 

 
Kyle Chan, AIA, LEED AP  
Licensed Architect 
License #: C-31616 
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6/4/22, 10:38 AM Kyle Chan Architect Mail - 629 Benvenue Ave: public hearing comment 6/1/22

1/1

Kyle Chan <kyle@kylechan.com>

629 Benvenue Ave: public hearing comment 6/1/22

Thomas Lamas <tlamas@newvistainc.com> Thu, Jun 2, 2022 at 7:56 PM
To: Kyle Chan <kyle@kylechan.com>

Hi Kyle, 

Ideally trees should be spaced appropriately to allow full and proper growth. However, the Protected Live Oak tree is
much larger in size, with respect to the Shingle Oak, to be affected by the close proximity.  When trees are planted too
close, phototropism (leaning of tree, searching for light) can occur, but in this case the Oak is much bigger and is the one
overshadowing the Shingle Oak. Therefore, the structural integrity won't be affected. The presence of the Shingle tree
should have no adverse effect on the Live Oak's health. 

Let me know if you have any other questions or concerns. 

Best, 

Thomas Lamas
ISA Certified Arborist 
WE-13399A
NewVista Inc
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OWNER
CHIEN-CHIH TUNG
629 BENVENUE AVE
LOS ALTOS, CA 94024
650-380-9332
chienchih.tung@gmail.com

VICINITY MAPPROJECT TEAM

GENERAL CONTRACTOR
T.B.D.
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SITE 

629 BENVENUE AVE
LOS ALTOS CA 94024

NEW 2-STORY SINGLE FAMILY HOUSE
PERMIT SUBMISSION SET:

PV SYSTEM REQUIRED UNDER 2019 CODE:
PROVIDE THE FOLLOWING FOR THE INSPECTOR'S REVIEW:
1) LOCATION OF THE PV ARRAY SYSTEM ON ROOF PLANS.
2) STATE THE KW PROPOSED IN TITLE-24 ON ROOF PLAN
3) SOLAR PANELS MUST BE A ROOFTOP INSTALLATION
4) TOTAL PANEL WEIGHT INCLUDING FRAME CANNOT EXCEED 5 POUNDS PER SQ FT.
5) MAX CONCENTRATED LOAD AT EACH POINT OF SUPPORT SHALL NOT EXCEED 40 POUNDS
6) MAX HEIGHT ABOVE THE ROOF SURFACE IS LESS THAN 18 INCHES
7) PV PANELS MUST NOT BE BALLASTED
8) SOLAR INSTALLATION DRAWINGS SHALL BE PROVIDED TO CITY INSPECTOR AT THE JOB SITE.

PROJECT INFORMATION

PROJECT DESCRIPTION:

189-38-079

1. DEMOLISH EXISTING RESIDENCE
2. PROPOSE NEW 2-STORY SINGLE FAMILY 
RESIDENCE

2019 CBC (BASED ON 2018 IBC)
2019 CRC (BASED ON 2018 IRC)
2019 CEC (BASED ON 2017 NEC)
2019 CMC (BASED ON 2018 UMC)
2019 CPC (BASED ON 2018 UPC)
2019 CALIFORNIA ENERGY CODE 
2019 CFC  (BASED ON 2018 IFC)
2019 CALIFORNIA GREEN BUILDING 
STANDARDS CODE (CALGREEN)
CITY MUNICIPAL CODE
ALL APPLICABLE LOCAL, COUNTY, 
STATE AND FEDERAL CODES, LAWS 
& REGULATIONS

V-B

R-3 / U

FIRE SPRINKLER:

APN:  

CONSTRUCTION TYPE:

OCCUPANCY: 

BUILDING CODES:

A RESIDENTIAL FIRE SPRINKLER SYSTEM IS REQUIRED 
IN ACCORDANCE WITH NFPA 13D AND STATE AND 
LOCAL REQUIREMENTS
FIRE SPRINKLER SYSTEM TO BE APPROVED UNDER A 
SEPARATE PERMIT.

SOLAR PANEL: SOLAR PANEL REQUIRED PER TITLE-24
UNDER A SEPARATE PERMIT.

FOR THE NEW SINGLEFAMILY HOME, NO GAS IS 
ALLOWED PER CITY REACH CODES.

NO GAS POLICY:

Updated December 2013 - 2 - 

 
2. Project Summary Table (use format below and print on first page of plans) 

ZONING COMPLIANCE 

 Existing Proposed Allowed/Required 

LOT COVERAGE: 
Land area covered by all structures that 
are over 6 feet in height 

               square feet 
(         %) 

               square feet 
(         %) 

               square feet 
(         %) 

FLOOR AREA:  
Measured to the outside surfaces of 
exterior walls 

               square feet 
(         %) 

               square feet 
(         %) 

               square feet 
(         %) 

SETBACKS: 
 Front  
 Rear  
 Right side (1st/2nd) 
 Left side (1st/2nd) 

 
          feet 
          feet 
          feet/___feet 
          feet/___feet 

 
          feet 
          feet 
          feet/___feet 
          feet/___feet 

 
          feet 
          feet 
          feet/___feet 
          feet/___feet 

HEIGHT:           feet           feet           feet 

SQUARE FOOTAGE BREAKDOWN 

 Existing Change in Total Proposed 

HABITABLE LIVING AREA: 
Includes habitable basement areas 

               square feet                square feet                square feet 

NON- HABITABLE AREA: 
Does not include covered porches or open 
structures 

               square feet                square feet                square feet 

LOT CALCUATIONS 

NET LOT AREA:                 square feet 

FRONT YARD HARDSCAPE AREA: 
Hardscape area in the front yard setback shall not exceed 50% 

                square feet (      %) 

LANDSCAPING BREAKDOWN: 

Total hardscape area (existing and proposed):                 sq ft 
Existing softscape (undisturbed) area:                sq ft 
New softscape area:                 sq ft 
Sum of all three should equal the site’s net lot area 

 
3. Floor Plans (¼” = 1’ scale) showing existing and proposed development. 
 
4. Building Elevations (¼” = 1’ scale)  

 Existing building elevations – for a new house, only front and exterior side elevation(s) 
are required 

 Proposed building elevations, including: 
 Roof height, plate height, and finished floor height from existing and finished grade 

on each side (call out height and topographic elevation) 
 Overall height measured from natural grade to highest point of the roof 
 Daylight plane from existing grade at the side property lines adjacent to the front and 

rear of the house 
 Roof pitch 
 Exterior building materials 

ZONING INFORMATION
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3,568
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25'
7'4.7
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14'10.7

27
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63'4
10'3
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2,006

2,850
27.9

2,006
19.6

3519.6

1,531

27

760 36

4,553
3,386
2,256

3,564
34.9

LOT CALCULATIONS  

(10% LOT WIDTH 74')

ARCHITECTURAL
A0.5 SITE PLAN / FLOOR AREA STUDY
A1.1 EXISTING FLOOR PLAN / ELEVATIONS
A2.1 FIRST / SECOND FLOOR PROPOSED PLAN
A2.2 ROOF PROPOSED PLAN
A3.1 PROPOSED ELEVATIONS
A3.2 PROPOSED ELEVATIONS
A8.0 EXTERIOR SECTIONS

LANDSCAPE
L-1 PLANTING PLAN

LANDSCAPE ARCHITECT
YILIANG KAO
510-423-3626
yiliang.kao@gmail.com

ARBORIST
NEWVISTA INC.
THOMAS LAMAS
545 MERIDIAN AVE # 26231 
SAN JOSE,  CA 95126
(408) 646-9790
THOMAS LAMAS
(510)574-5950
TLAMAS@NEWVISTAINC.COM

CIVIL ENGINEER
BAY LAND CONSULTING
2315 SOUTH BASCOM AVE #200
CAMPBELL, CA 95008
408-786-6700
SCOTT HOFFMAN
scott@blceng.com 
HTTP://BAYLANDCONSULTING.COM/

SURVEYOR
BAY LAND CONSULTING
2315 SOUTH BASCOM AVE #200
CAMPBELL, CA 95008
KENNETH ANDERSON
LS7523
408-786-6700
AGOODSURVEYOR@GMAIL.COM
SURVEYOR@BAYLANDCONSULTING.COM
HTTP://BAYLANDCONSULTING.COM/

CIVIL
1 OF 1 BOUNDARY & TOPOGRAPHIC SURVEY
C-1 GRADING AND DRAINAGE NOTES & DETAILS
C-2 GRADING AND DRAINAGE PLAN
C-3 EROSION CONTROL PLAN
C-4 EROSION CONTROL DETAILS
C-5 BLUEPRINT FOR A CLEAN BAY

A0.1 PROJECT INFO
A0.2 STREETSCAPE DIAGRAM
A0.3 ARBORIST REPORT AND TPZ PLAN

ARCHITECT
KYLE CHAN, ARCHITECT
3561 HOMESTEAD ROAD #222
SANTA CLARA, CA 95051
PH: 408-780-8030
CELL: 669-244-3111
kyle@kylechan.com
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OUTLINE

628 PACO DR
2-STORY HOUSE

624 PACO DR
2-STORY HOUSE

638 PACO DR
2-STORY HOUSE

623 BENVENUE AVE
2-STORY HOUSE

645 BENVENUE AVE
1-STORY HOUSE

622 BENVENUE AVE
1-STORY HOUSE

630 BENVENUE AVE
1-STORY HOUSE

638 BENVENUE AVE (IN CONSTRUCTION)
1-STORY HOUSE

644 BENVENUE AVE
2-STORY HOUSE618 BENVENUE AVE

1-STORY HOUSE
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Arborist Report

Prepared For: Anhua Yu
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ISA Certi�ed Arborist

WE-13399A

February 23rd 2022
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Introduction
NewVista Tree Service was contracted to provide a Certi�ed Arborist Report for Anhua Yu, in conjunction with

a development application for 629 Benvenue Ave Los Altos, CA 94024. All inspections were performed by a Certi�ed
Arborist accredited by the International Society of Arboriculture. The scope of our work was to evaluate the trees on the
referenced property and to provide a professional recommendation on the necessary measures to complete the construction
project and protect existing trees.

The proposed plans submitted to the City of Los Altos  include the demolition of an existing single family home
and the new construction of a 2-story 3,564 single family home. The report will express the Project Arborist Thomas
Lamas’ recommendations.

Methodology
Site tree assessments were carried out using a systematic and consistent method using the following rubric:

1. Species Identi�cation and Classi�cation
2. Measuring Tree Diameter at 4.5 ft in height ( in accordance with ISA methods). Multi-trunk trees were measured

by adding half the diameter of each additional stem to the largest stem.
3. Height Estimation
4. Classi�cation of overall tree health using a rating system with the following metrics:

a. 5- Tree is in excellent health. Excellent vigor with no signs of disease or dieback. Canopy is symmetrical
and balanced with > 75% of original canopy intact. No evident structural defects.

b. 4- Tree is in good health. Good vigor with minor imperfections and signs of stress. Small branch dieback.
Relatively free of pests and disease. Between 50-75% of the original canopy is intact. No major structural
defects that could not be corrected with appropriate methods.

c. 3. Tree is in moderate health. Moderate vigor with branch dieback on small twigs and branches. Presence
of pests or infection visible. The canopy is thinning and
< 50% of the original canopy is intact. Some structural defects may be present that need to be corrected.

d. 2- Tree is in poor declining condition. Has major dieback, cankers and or pockets on branches. Tree has
< 25% of the original canopy intact. Major structural defects may be present that cannot be corrected.

e. 1- Tree is in a severe declining condition. Major dieback and dead signi�cant branches and or trunk.
Mostly epicormic growth.

f. 0- Tree is deceased.
5. Mapping and Labeling : Location of trees were identi�ed on site plans in reference to existing structures

Summary
In total, 33 trees were assessed on the premises of 629 Benvenue Ave Los Altos, CA. Out of 33 trees 1 tree was found to be
“protected” based on size. The 1 protected tree is a mature Coast Live Oak tree. On a health scale from 0-5, the majority of
trees on the property scored 4 and 5’s. Most trees are located along the perimeter of the property and will not be a�ected by
construction.  In this report, the retention and protection of 1 Large Oak Tree, 1 Birch Tree(non-protected), 1 Maple Tree
(non-protected) is recommended. The removal of 1 non-protected Victorian Box Tree is recommended for future
landscaping design.
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Tree Inventory

Tree Inventory: 629 Benvenue Ave, Los Altos, CA 94024

NewVista Tree Service

Thomas Lamas ISA Certi�ed Arborist

Tree
Number

Species
DBH

(Inches)
Height

(Ft)
Remain or

Remove

Health
Rating

(0-5)

Protected
(Y/N)

Comments

1 Birch (Betula) 5.3 20 Remain 5 N Client Wishes To Protect

2 Mayten (Maytenus boaria) 4.9 10 Remain 5 N Client Wishes To Protect

3 Japanese Maple (Acer palmatum) 9.8 15 Remain 5 N

4 Privet (Ligustrum vulgare) 11 25 Remain 5 N

5 Privet (Ligustrum vulgare) 9.2 25 Remain 5 N Multi-Trunk

6 Pear (Pyrus) 3 7 Remain 5 N

7 Privet (Ligustrum vulgare) 4.2 20 Remain 3 N Previously topped

8 Privet (Ligustrum vulgare) 3.8 20 Remain 5 N

9 Fig Tree (Ficus) 3 15 Remain 4 N Growth into fence

10 Fern Pine (Pinus densiflora) 5 25 Remain 5 N

11 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

12 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

13 Fern Pine (Pinus densiflora) 6.1 25 Remain 5 N

14 Fern Pine (Pinus densiflora) 7.3 30 Remain 5 N

15 Fern Pine (Pinus densiflora) 3.8 15 Remain 5 N

16 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

17 Fern Pine (Pinus densiflora) 6.9 25 Remain 5 N

18 Fern Pine (Pinus densiflora) 6.5 20 Remain 5 N

19 Fern Pine (Pinus densiflora) 6.1 15 Remain 5 N

20 Magnolia (Magnolia sieboldii) 12 30 Remain 5 N

4
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21 Redwood (Sequoia sempervirens) 8 30 Remain 5 N

22 Shingle Oak (Quercus imbricaria) 13 25 Remain 5 N

23 Coast Live Oak (Quercus agrifolia) 30.9 40 Remain 5 Yes Protection Is Required

24 Japanese Photinia (Photinia glabra) 4.1 20 Remain 5 N Multi-Trunk

25 Japanese Pittosporum (Pittosporum tobira) 12.6 20 Remain 5 N Multi-Trunk

26 Victorian Box (Pittosporum  undulatum) 5.3 25 Remain 4 N

27 Victorian Box (Pittosporum  undulatum) 6.8 25 Remove 4 N Non-protected Tree

28 Japanese Photinia (Photinia glabra) 8.9 15 Remain 5 N

29 Black Matipo (Pittosporum tenuifolium) 3.8 15 Remain 3 N

30 Privet (Ligustrum vulgare) 3.8 8 Remain 3 N Topped

31 Black Matipo (Pittosporum tenuifolium) 10.6 8 Remain 3 N Topped

32 Black Matipo (Pittosporum tenuifolium) 11.8 8 Remain 3 N Topped

33 Black Matipo (Pittosporum tenuifolium) 6.9 8 Remain 3 N Topped

5
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Protected Tree Evaluation & Recommendation
1. Species: Coast Live Oak Tree (Quercus agrifolia) DBH: 26inches    Height~40ft    Tree# 23

a. Health Rating: 5
b. Observations: Mature Coast Live Oak tree is healthy. Foliage is green and lush. There are no signs of

pests or diseases. The tree has a  small bark lesion on the lower trunk. Tree is located on the rear of the
property and construction should not encroach under the drip line of the canopy.

c. Recommendation: The large Oak tree should be protected during construction. A chain link fence
should be erected around the perimeter of the tree’s canopy.

Tree Protection Plan
If trees are identi�ed to be preserved in this report or city o�cials make the recommendation. The trees shall be

protected using the following methods.

Before Construction:
Before any construction is to commence, the following measures should be taken:

Tree Protection Zone

Trees which are located near the proposed construction, are to be protected from possible mechanical damage by the
following protection methods in accordance with the City of Los Altos Municipal Code 11.08.120:

1. Protective fencing shall be installed no closer to the trunk than the dripline, and far enough from the trunk to protect the
integrity of the tree.

2. The fence shall be chain link and a minimum of �ve feet in height. Fence shall be supported by vertical posts driven 2 feet
(min) into the ground.

3. The existing grade level around a tree shall normally be maintained out to the dripline of the tree. No signs, wires, or any
other object shall be attached to the tree.

4. Trees that have been damaged by construction shall be repaired in accordance with accepted arboriculture methods

During Construction:
1. Project Arborist shall observe any excavation/drilling encroaching the protected tree(s) canopy. And direct any

mitigation or required root pruning.
2. Any pruning done during construction must be in accordance with ANSI 300 standards.
3. All contractors & subcontractors must be informed not to encroach on protected tree(s) without the permission

of the Project Arborist.
4. Unnecessary soil compaction must be avoided. No storage of heavy machinery or supplies should be stored under

the canopy of protected trees.

After Construction:
1. After Construction is complete,  all protective material will be removed from trees and disposed of properly

6
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2. Over the next few months, property owners shall observe trees for any signs of distress. If any tree shows signs of
stress, an arborist should be contacted.

3. Routine pruning should be performed to keep trees healthy. Removal of dead, diseased or damaged limbs is
recommended.

4. Mulching is encouraged to help retain moisture in soil and prevent unwanted vegetation from growing around
trees.

5. If needed, soil should be fertilized using slow release fertilizer. Soil testing can help determine if there is a mineral
de�ciency.

Example of Tree Protection

7
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Disclosure Statement
The information presented in this report is accurate to the best of my knowledge. It is the responsibility of the

property owner, contractor & architect to review the report as well as fully understand and adhere to its content for this
development.

Sketches and diagrams in this report are intended to aid and are not intended to be taken as engineering or
architectural reports.

NewVista Inc does not guarantee the survival or protection of the trees mentioned in this report. The
recommendations made in this report are to aid and minimize the potential damage to such trees. Ultimately the trees on
the property are the owners responsibility.

This report solely contains the opinion and recommendation of an ISA Certi�ed Arborist; it does not provide
approval or give the right to commence any development.

Thomas Lamas
ISA Certi�ed Arborist
WE-13399A
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Tree Photos

Tree #1 Tree # 2 #4 #5
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Tree#3 Tree#6 #7#8#9

Tree# 10#11#12#13#14#15#16#17#18#19 Tree#20 #21
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Tree#22 Tree#23(Protected Tree)

Tree#24 #25 Tree#26
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Tee#27#28 Tree #31#32#33
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(SEE A2.1 SPEC FOR FINISH MATERIALS)

GRAPHITE

EXTERIOR SMOOTH HARD STEEL TOWEL FINISH
(ACRYLIC STUCCO FIN. SIMILAR)

FOR ALL WALL FINISHES, SEE WALL SCHEDULE ON A2.1 FOR UNDERLAYMENT REQUIREMENTS.4.

PER TITLE-24: COOL ROOF REQUIRED.  ROOF REFLECTANCE: 0.1 OR BETTER. ROOF EMITTANCE: 0.8 OR BETTER.(*)

STONE PANEL TO BE ADHERED PER CRC R703.12. SEE ICC-REPORT FOR INSTALLATION SPECIFICATIONS.(**)

STONE OVERLAY / OR
STAMP CONCRETE

(N) CONC. LANDING W/  STONE OVERLAY:
PENNSYLVANIA LILAC PATIO OR SIM. 

CLAD STONE VENEER 
PANEL

FOND DU LAC RUSTIC VENEER STONE. STONE TO 
WRAP TO BOTH SIDES OF WALL, TYPICAL OR SIM.

P.B.M.

P.B.M.

0' 2.5' 5' 7.5' 10' 12.5' 15'

1ST FLOOR
+0'-0" (153.36)

PLATE HEIGHT
+9'-0"

2ND FLOOR
+10'-3"

PLATE HEIGHT
+18'-3"

RIDGE
+23'-6"

GRADE: 152.55 GRADE: 152.36

3'
-2

"
TO

 S
IL

L

4'
-8

"
TO

 S
IL

L

11
'-

0"

25
°

EXISTING NATURAL
GRADE: 151.85

PR
O

PE
R

TY
 L

IN
E

PROPOSED FRONT ELEVATION 1 SCALE 1/4" = 1'-0"

PROPOSED RIGHT ELEVATION 2 SCALE 1/4" = 1'-0"

STREETSCAPE FRONT ELEVATION 3 SCALE 1/8" = 1'-0"

637 BENVENUE AVE623 BENVENUE AVE

147

Agenda Item 3.



Sheet Revisions:

 

PLANNING SET
3.9.2022

TU
N

G
 R

ES
ID

EN
CE

N
EW

 R
ES

ID
EN

CE
62

9 
B

EN
V

EN
U

E 
AV

E,
LO

S 
AL

TO
S,

 C
A

 9
4

02
4

DRC COMMENTS
6.6.2022

PROJECT NUMBER: 2110
629 BENVENUE AVE

1

ALL DRAWINGS AND WRITTEN MATERIALS CONTAINED HEREIN 
CONSTITUTE THE ORIGINAL &  UNPUBLISHED WORK OF THE ARCHITECT 
AND THE SAME MAY NOT BE DUPLICATED, USED OR DISCLOSED 
WITHOUT THE WRITTEN CONSENT OF THE ARCHITECT.    
© KYLE CHAN ARCHITECT, INC.

PLANNIN
G SET

NOT FOR CONSTRUCTIO
N

ELECTRONIC PLAN REVIEW

CITY STAMP:

3561 HOMESTEAD ROAD
SUITE 222,

SANTA CLARA, CA 95051
669-244-3111

www.kylechan.com
kyle@kylechan.com

PROPOSED
ELEVATIONS

A3.20' 2.5' 5' 7.5' 10' 12.5' 15'

1ST FLOOR
+0'-0" (153.36)

PLATE HEIGHT
+9'-0"

2ND FLOOR
+10'-3"

PLATE HEIGHT
+18'-3"

11
'-

0"

25°

RIDGE
+23'-6"

GRADE: 152.65 EXISTING NATURAL
GRADE 153.03
@ DAYLIGHT PLANE

EXISTING NATURAL
GRADE 152.45
@ DAYLIGHT PLANE

GRADE: 152.36

11
'-

0"

25
°

2'
-9

"
TO

 S
IL

L5'
-2

"
TO

 S
IL

L

2'
-9

"
TO

 S
IL

L

1ST FLOOR
+0'-0" (153.36)

PLATE HEIGHT
+9'-0"

2ND FLOOR
+10'-3"

PLATE HEIGHT
+18'-3"

RIDGE
+23'-6"

GRADE: 152.90
GRADE: 152.65

4'
-0

"
TO

 S
IL

L
4'

-8
"

TO
 S

IL
L

11
'-

0"

25°

EXISTING NATURAL
GRADE: 151.85

PROPOSED BACK (NORTH) ELEVATION 1 SCALE 1/4" = 1'-0"

PROPOSED LEFT (WEST) ELEVATION 2 SCALE 1/4" = 1'-0"

148

Agenda Item 3.



Sheet Revisions:

 

PLANNING SET
3.9.2022

TU
N

G
 R

ES
ID

EN
CE

N
EW

 R
ES

ID
EN

CE
62

9 
B

EN
V

EN
U

E 
AV

E,
LO

S 
AL

TO
S,

 C
A

 9
4

02
4

DRC COMMENTS
6.6.2022

PROJECT NUMBER: 2110
629 BENVENUE AVE

1

ALL DRAWINGS AND WRITTEN MATERIALS CONTAINED HEREIN 
CONSTITUTE THE ORIGINAL &  UNPUBLISHED WORK OF THE ARCHITECT 
AND THE SAME MAY NOT BE DUPLICATED, USED OR DISCLOSED 
WITHOUT THE WRITTEN CONSENT OF THE ARCHITECT.    
© KYLE CHAN ARCHITECT, INC.

PLANNIN
G SET

NOT FOR CONSTRUCTIO
N

ELECTRONIC PLAN REVIEW

CITY STAMP:

3561 HOMESTEAD ROAD
SUITE 222,

SANTA CLARA, CA 95051
669-244-3111

www.kylechan.com
kyle@kylechan.com

DINING
 

GARAGE
 

MASTER BEDROOM
 

BATH
 

6'0 X 8'2

LOUNGE
 

12

4

1ST FLOOR
+0'-0"

PLATE HEIGHT
+9'-0"

2ND FLOOR
+10'-3"

PLATE HEIGHT
+18'-3"

RIDGE
+23'-5"

11
'-

0"

25
°

11
'-

0"

25°

EXISTING NATURAL
GRADE 152.45
@ DAYLIGHT PLANE

EXISTING NATURAL
GRADE 153.03
@ DAYLIGHT PLANE

PR
O

PE
R

TY
 L

IN
E

PR
O

PE
R

TY
 L

IN
E

PROPOSED
SECTIONS

A8.0
0' 2.5' 5' 7.5' 10' 12.5' 15'

BATH
 

BATH
 

BEDROOM
 

BATH
 

BED
 

HALL
 

FOYER
 

1ST FLOOR
+0'-0"

PLATE HEIGHT
+9'-0"

2ND FLOOR
+10'-3"

PLATE HEIGHT
+18'-3"

RIDGE
+23'-5"

10, 15

-

2"

EAST WEST SECTION 1 SCALE 1/4" = 1'-0"

NORTH-SOUTH SECTION 2 SCALE 1/4" = 1'-0"

MATCH (E)

WALL AS SCHED.

WDW. CASING
COLOR TO 
MATCH PLASTER

PROVIDE CORNER BEAD 
FOR PLASTER RETURN 
FOR RECESSED WINDOW

RECESSED WINDOW, SEE SCHED.

SHAPED
WRC 3X SILL
PTD. TO 
MATCH
WDW FRAME

DRIP

PLASTER KEY

WALL AS SCHED.

PAINTED WD.
APRON & STOOL

GSM DRIP
CAP

4" WRC TRIM
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S4
7

S1
3

PATIO WITH FIRE RING.

FLAGSTONE PATH.

CONC. PAVING PATHWAY,
TYP.

CONC.

ENTRANCE PATH+ DRIVEWAY = 760 SQFT
(36.2% < 50%)

NOTE:
1. ALL EXISTING TREES  TO REMAIN AND PROTECTED DURING

CONSTRUCTION. SEE ARBORIST REPORT / TREE
PROTECTION PLAN FOR MORE INFORMATION.

2. IF LANDSCAPING IS USED FOR PRIVACY SCREENING
PURPOSES, IT SHOULD BE OF SUFFICIENT SIZE AND OF AN
APPROPRIATE SPECIES TO PROVIDE SUCH PRIVACY WITHIN
A TWO YEAR TIME FRAME.

3. 3. 3" MULCH THROUGH OUT THE AREA WITHOUT PAVING.

EXISTING 10 FERN PINES
(PINUS DENSIFLORA) TO
REMAIN

EXISTING REDWOOD
(SEQUOIA SEMPERVIRENS)
TO REMAIN

EXISTING COAST LIVE OAK
(QUERCUS AGRIFOLIA) TO
REMAIN

EXISTING MAGNOLIA
(MAGNOLIA SIEBOLDII) TO
REMAIN

EXISTING SHINGLE OAK
(QUERCUS IMBRICARIA) TO
REMAIN

VICTORIAN BOX
(PITTOSPORUM UNDULATUM)
TO REMOVE

EXISTING JAPANESE PITTOSPORUM
(PITTOSPORUM TOBIRA) TO
REMAIN

EXISTING JAPANESE PITTOSPORUM
(PITTOSPORUM TOBIRA) TO
REMAIN

NEW STREET TREE
PRUNUS SERRULATA ‘KWANZAN'
FLOWERING CHERRY

EXISTING JMAYTEN (MAYTENUS
BOARIA) TO REMAIN

EXISTING BIRCH (BETULA) TO
REMAIN

EXISTING JAPANESE MAPLE
(ACER PALMATUM) TO
REMAIN

EXISTING BLACK MATIPO
(PITTOSPORUM TENUIFOLIUM)
TO REMAIN

X

EXISTING 2 PRIVET (LIGUSTRUM
VULGARE) TO REMAIN

PLANT LEGEND
Water KEY Botanical Name Common Name
Use
L T1 Arbutus 'Marina' Strawberry Tree
M T2 Prunus serrulata ‘Kwanzan' Flowering Cherry

L S1 Agave attenuata 'Nova' Blue Fox Tail Agave
M S2 Citrus limon 'Meyer Improved' Meyer Lemon
L S3 Daphne odora 'Aureo-marginata' Winter Daphne
L S4 Loropetalum chinense 'Emerald Snow' Fringe Flower
L P1 Anigozanthos  'Gold Velvet' Gold Kangaroo Paw

L=Low; M= Moderate; H= High

INDICATES PLANT KEY
INDICATES PLANT QUANTITY

S1
 5

Private Screening Tree
Arbutus 'Marina' _Marina Strawberry Tree
Anticipated height and spread at maturity
Height: 40-50 feet
Width: 25-40 feet
Average rate of growth: Moderate

Street Tree
Prunus serrulata 'Kwanzan' _Kwanzan Flowering Cherry
Anticipated height and spread at maturity
Height: 20-25 feet
Width: 15-20 feet
Average rate of growth: Moderate
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DATE: June 15, 2022 
 

AGENDA ITEM #4 

 
TO:     Design Review Commission 
 
FROM:    Nazaneen Healy, Associate Planner 
 
SUBJECT:   SC22-0002 – 632 Leaf Court 
 
 
RECOMMENDATION:    
 
Consider design review application SC22-0002 subject to the listed findings and conditions  
 
 
PROJECT DESCRIPTION 
 
This is a design review application for a new 3,878 square-foot two-story single-family residence.  The 
project includes 3,171 square feet on the first story and 707 square feet on the second story. This 
project is recommended to be considered categorically exempt from further environmental review 
under Section 15303 of the California Environmental Quality Act since it involves the construction 
of one single-family residence in an area zoned for residential uses.  The following table summarizes 
the project’s technical details: 
 
GENERAL PLAN DESIGNATION: Single-Family, Small Lot 
ZONING: R1-10 
PARCEL SIZE: 11,282 square feet  
MATERIALS: Composition roof; fiber cement horizontal siding; 

aluminum clad wood framed windows; wood window 
trim 

 
 Existing Proposed Allowed/Required 

COVERAGE: 2,949 square feet 3,332 square feet 3,384 square feet  

FLOOR AREA: 
 

2,949 square feet  3,878 square feet 3,878 square feet  

SETBACKS: 
Front  
Rear  
Right (Interior) side(1st/2nd) 
Left (Exterior) side (1st/2nd) 

 
25 feet 
32.9 feet 
10 feet  
19.1 feet 

 
25 feet 
33.1 feet 
10.5 feet/28 feet 
20.3 feet/35.1 feet 

 
25 feet 
25 feet  
10 feet/17.5 feet 
20 feet/20 feet 

HEIGHT: 12.5 feet  25.9 feet 27 feet 
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Design Review Commission  
SC22-0002 – 632 Leaf Ct  
June 15, 2022  Page 2  

BACKGROUND 
 
Neighborhood Context 
The subject property is located at the corner of Leaf Court and Twelve Acres Drive on the southern 
side of Leaf Court.  The surrounding neighborhood is considered a Consistent Character 
Neighborhood as defined in the City’s Residential Design Guidelines with similar characteristics of 
house style, type, setbacks, and streetscape character. The neighborhood consists of primarily one-
story Ranch homes, but two-story homes are located adjacent to the subject home to the west, across 
Leaf Court, and across Twelve Acres Drive. The landscape along the street is varied with no street 
tree pattern but most properties include at least one medium to large tree in the front yard and many 
large oak trees in the vicinity. 
 
DISCUSSION  
 
Design Review 
According to the Design Guidelines, in Consistent Character Neighborhoods, good neighbor design 
has design elements, materials, and scale found within the neighborhood and the emphasis should be 
on designs that fit in and lessen abrupt changes. 
 
As depicted in the design plans (Attachment F), 
the applicant proposes to demolish the existing 
2,949 square foot one-story residence and replace 
it with a two-story residence (proposed front 
elevation to the right). Based on the lot 
dimensions as a corner lot pursuant to Los Altos 
Municipal Code (LAMC) Section 14.02.070, the 
front lot line is located along Leaf Court and the 
exterior side along Twelve Acres Drive, though 
the design locates the entry door facing Twelve 
Acres Drive. The proposed setbacks meet or 
exceed the required setbacks for the R1-10 zoning 
district. Please refer to the table above for more 
specific setbacks proposed and as required 
pursuant to the R1-10 Zoning District Standards 
found in LAMC Chapter 14.06. 
 
Similar to the existing two-story homes nearby, the 
proposed design includes a relatively small second-story footprint (707 square feet) compared to the 
first floor (3,171 square feet). The second floor is also set back considerably from the first floor on all 
sides which helps minimize the appearance of bulk consistent with the Design Guidelines. That said, 
the proposed first floor plate heights and second floor plate heights range from 9’-0” to 10’-0” and 9’-
0” to 9’-9” respectively. The DRC may want to discuss whether reducing the height of the proposed 
plate heights would improve compatibility with the surrounding neighborhood.  
 
Section 5.6 of the Design Guidelines calls for avoiding designs that make the garage a focal point and 
provides several methods for reducing the prominence of a garage, some of which have been 

Front View (Leaf Court) 

Exterior Side View (Twelve Acres Drive) 
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incorporated into the proposed design including offsetting the building walls to break up the façade 
of the three-car garage and using hipped roof forms. If the DRC is concerned with the visual impact 
of the garage, the DRC may want to discuss additional methods that may improve the design such as 
setting back the front of the garage from the front of the home and/or lowering the plate height. 
 
The proposed building materials include composition roofing, fiber cement horizontal siding, 
aluminum clad wood framed windows, and wood window trim, which are found within or compatible 
with the surrounding neighborhood. A materials board is provided as Attachment E.  
 
Privacy  
With regards to privacy, Section 5.3 of the Design Guidelines calls for careful design to prevent 
unreasonable privacy impacts on adjacent properties, in particular from second story sightlines. The 
proposed design includes a balcony facing Leaf Court configured to limit views of the west neighbor’s 
home and side/rear yards. The second story side-facing bedroom windows are 4’-6” above the 
finished floor and the interior side includes a larger window 6’-0” above the stair landing. The second 
story bedroom windows on the rear façade are 3’-6” above the finished floor. To minimize the 
perception of privacy impacts, the recommended conditions of approval include a requirement to 
extend the proposed rear yard screen tree plantings along the rear property line to the planting area 
along the interior side property line (Condition of Approval No. 3).  
 
As conditioned, staff finds the proposed residence to be in compliance with the R1-10 zoning district 
development standards, the Single-Family Residential Design Guidelines, and the design review 
findings pursuant to LAMC Section 14.76.060. 
 
Landscaping and Trees 
As depicted on the site plan, there are five existing trees on the subject property and two within the 
public right-of-way: 

 One 60” Oak tree and one 14” Magnolia tree are located within the public right-of-way and 
indicated to remain. Future removal would require a tree removal permit from the Public 
Works Department.  

 One 27” Oak tree located in the exterior side yard is protected based on its size (over 48” in 
circumference/15” in diameter) and is proposed to remain. 

 The remaining trees are located in the rear yard, not protected based on their size, and are 
proposed for removal. 

The recommended conditions of approval pertaining to trees include implementation of the City 
standard tree protection measures during construction for all trees to remain and a shoring plan for 
the basement excavation that minimizes potential impacts to the protected trees (Conditions of 
Approval No. 3 and 4). 
 
The landscaping plan proposes new screening plants along the rear of the property, in addition to 
trees, shrubs, and groundcovers throughout and a turf area in the exterior side yard. The new 
landscaping will need to satisfy the Water Efficient Landscape Ordinance requirements since it 
exceeds the 500 square-foot landscaping threshold for new residences (Conditions of Approval No. 
12 and 16). 
 
ENVIRONMENTAL REVIEW 
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This project should be considered categorically exempt from environmental review under Section 
15303 of the California Environmental Quality Act because it involves the construction of one single-
family residence on an existing lot in an area zoned for residential uses. 
 
PUBLIC NOTIFICATION AND CORRESPONDENCE 
A public meeting notice was posted on the property and mailed to 10 property owners in the 
immediate vicinity (Attachment A). The applicant’s outreach efforts to neighbors is provided in 
Attachment B. The applicant also posted the public notice sign (24” x 36”) in conformance with the 
Planning Division posting requirements, as shown in Attachment C. Public Comments submitted to 
the City are included in Attachment D. 
 
Cc: Walter Chapman, Applicant 

Fernando and Patricia Mujica, Property Owner 
 

 
Attachments: 
A. Public Notification Map 
B. Applicant Outreach 
C. Public Notice Poster 
D. Public Comments 
E. Materials Board 
F. Design Plans 
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FINDINGS 
 

SC22-0002 – 632 Leaf Court 
 
With regard to the new two-story single-family residence, the Design Review Commission finds the 
following in accordance with Section 14.76.060 of the Municipal Code: 

 
a. The proposed residence complies with all provisions of this chapter; 
 
b. The height, elevations, and placement on the site of the new residence, when considered with 

reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and 
geologic constraints imposed by particular building site conditions; 

 
c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general appearance 
of neighboring developed areas; 

 
d. The orientation of the proposed new residence in relation to the immediate neighborhood will 

minimize the perception of excessive bulk and mass; 
 
e. General architectural considerations, including the character, size, scale, and quality of the 

design, the architectural relationship with the site and other buildings, building materials, and 
similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
f. The proposed residence has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS OF APPROVAL 
 

SC22-0002 – 632 Leaf Court 
 

GENERAL 
1. Expiration 

The Design Review Approval will expire on June 15, 2024 unless prior to the date of expiration, 
a building permit is issued, or an extension is granted pursuant to Section 14.76.090 of the Zoning 
Code. 

2. Approved Plans 
The approval is based on the plans and materials received on April 18, 2022, except as may be 
modified by these conditions. 

3. Plan Revisions 
Update the construction drawings as follows: 

a. On the Site Plan and Landscape Plans modify the location of the 6-foot tall fencing 
proposed along the exterior side property line to provide the 15-foot sight triangle 
required for an adjacent property’s driveway within 15 feet pursuant to LAMC 
Section 14.72.020. 

b. On the Landscape Plans extend the proposed rear yard screen tree plantings along 
the rear property line to the planting area along the interior side property line. 

c. On the Basement Floor Plan add a note indicating: “Wet bar. This area shall not be 
used as a kitchen. No cooking appliances shall be installed or used in this area.” 

d. On the Basement Floor Plan label the mechanical room and storage room as 
nonhabitable space. 

e. Provide a Shoring Plan for the basement excavation that minimizes potential 
impacts to the protected trees. The shoring plan shall identify the locations of 
vertical cuts, slopes, and stitch/shoring piers in relation to the protected trees and 
cross section detail(s) of the shoring. If potential impacts to trees are identified 
which include excavation within two-thirds of the dripline, an arborist evaluation 
may be required to provide recommended design or mitigation measures to reduce 
impacts to trees. 

4. Protected Trees 
a. The existing 27” Oak tree in the exterior side yard and new screening trees shall be 

protected under this application and cannot be removed without a tree removal permit 
from the Community Development Director. The City standard tree protection 
measures and any additional measures recommended by an arborist shall be 
implemented during construction for all trees to remain. 

b. The existing 60” Oak tree and 14” Magnolia tree are located within the public right-
of-way cannot be removed without a tree removal permit from the Public Works 
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Department. The City standard tree protection measures and any additional measures 
recommended by an arborist shall be implemented during construction. 

5. Tree Removal Approved 
The four existing rear yard trees are hereby approved for removal.  Tree removal shall not occur 
until a building permit is submitted and shall only occur after issuance of a demolition permit or 
building permit.  Exceptions to this condition may be granted by the Community Development 
Director upon submitting written justification.  

6. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing any work 
within the public right-of-way including the street shoulder. All work within the public street right-
of-way shall be in compliance with the City’s Shoulder Paving Policy. 

7. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning appliances may be 
installed in all new construction  pursuant to Chapter 12.64 of the Municipal Code. 

11. Swimming Pool 
The proposed pool and associated equipment require a separate building permit and are subject 
to the City’s standards including setbacks and an enclosed noise attenuating structure pursuant to 
Section 14.06.120 and Chapter 14.15. 

12. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) pursuant 
to Chapter 12.36 of the Municipal Code if over 500 square feet or more of new landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Existing landscape 
areas shall be maintained before and during construction or shall be replaced in compliance with 
the WELO and to the satisfaction of the Planning Division. 

13. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage 
calculations shall not include existing basements) and/or additions of 750 square feet or more 
shall trigger the undergrounding of utilities and new fire sprinklers. Additional square footage 
calculations shall include existing removed exterior footings and foundations being replaced and 
rebuilt. Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

14. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all 
costs and expenses, including attorney’s fees, incurred by the City or held to be the liability of the 
City in connection with the City’s defense of its actions in any proceedings brought in any State 
or Federal Court, challenging any of the City’s action with respect to the applicant’s project.  The 
City may withhold final maps and/or permits, including temporary or final occupancy permits, for 
failure to pay all costs and expenses, including attorney's fees, incurred by the City in connection 
with the City's defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

15. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans. 

16. Water Efficient Landscape Plan 
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Provide a landscape documentation package prepared by a licensed landscape professional 
showing how the project complies with the City’s Water Efficient Landscape Regulations and 
include signed statements from the project’s landscape professional and property owner. 

17. Tree Protection Note 
 On the grading plan and the site plan, show all tree/landscape protection fencing consistent with 

City standards and add the following note: “All tree protection fencing shall be chain link and a 
minimum of five feet in height with posts driven into the ground.” Depict any additional tree 
protection measures indicated in an arborist report. 

18. Reach Codes 
Building Permit Applications submitted on or after January 14, 2021 shall comply with specific 
amendments to the 2019 California Green Building Standards for Electric Vehicle Infrastructure 
and the 2019 California Energy Code as provided in Ordinances Nos. 2020-470A, 2020-470B, 
2020-470C, and 2020-471 which amended Chapter 12.22 Energy Code and Chapter 12.26 
California Green Building Standards Code of the Los Altos Municipal Code.  The building design 
plans shall comply with the standards and the applicant shall submit supplemental application 
materials as required by the Building Division to demonstrate compliance.   

19. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards 
pursuant to Chapter 12.26 of the Municipal Code and provide a signature from the project’s 
Qualified Green Building Professional Designer/Architect and property owner. 

20. Air Conditioner Sound Rating 
The plans shall show the location of any air conditioning unit(s) on the site plan including the 
model number of the unit(s) and nominal size of the unit.  The Applicant shall provide the 
manufacturer’s specifications showing the sound rating for each unit.  The air conditioning units 
must be located to comply with the City’s Noise Control Ordinance (Chapter 6.16) and in 
compliance with the Planning Division setback provisions.  The units shall be screened from view 
of the street. 

21. Off-haul Excavated Soil 
The grading plan shall show specific grading cut and/or fill quantities.  Cross section details 
showing the existing and proposed grading through at least two perpendicular portions of the site 
or more shall be provided to fully characterize the site.  A note on the grading plans should state 
that all excess dirt shall be off-hauled from the site and shall not be used as fill material unless 
approved by the Building and Planning Divisions. 

22. Storm Water Management 
The Plans shall show how the project is in compliance with the New Development and 
Construction Best Management Practices and Urban Runoff Pollution Prevention program, as 
adopted by the City for the purposes of preventing storm water pollution (i.e. downspouts directed 
to landscaped areas, minimize directly connected impervious areas, etc.). 

23. California Water Service Upgrades 
The Applicant is responsible for contacting and coordinating with the California Water Service 
Company any water service improvements including but not limited to relocation of water meters, 
increasing water meter sizing or the installation of fire hydrants.  The City recommends consulting 
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with California Water Service Company as early as possible to avoid construction or inspection 
delays. 

24. Underground Utility Location 
The Plans shall show the location of underground utilities pursuant to Chapter 12.68 of the 
Municipal Code.  Underground utility trenches shall avoid the drip-lines of all protected trees 
unless approved by the project arborist and the Planning Division. 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

25. Tree Protection 
Tree protection shall be installed around the dripline(s) of the trees to remain as shown on the site 
plan approved with the building permit plans and any additional tree protection measures pursuant 
to the conditions herein shall be implemented.  Fencing shall be chain link and a minimum of five 
feet in height with posts driven into the ground and shall not be removed until all building 
construction has been completed unless approved by the Planning Division. 

26. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as authorized under 
Section 17620 of the Education Code, the property owner shall pay the established school fee for 
each school district the property is located in and provide receipts to the Building Division.  The 
City of Los Altos shall provide the property owner the resulting increase in assessable space on a 
form approved by the school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 

27. Landscaping Installation and Verification 
Provide a landscape Certificate of Completion, signed by the project’s landscape professional and 
property owner, verifying that the trees, landscaping and irrigation were installed per the approved 
landscape documentation package. 

28. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning Division 
and shall be supplemented by additional screening material as required to adequately mitigate 
potential privacy impacts to surrounding properties. 

29. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building 
Ordinance (Chapter 12.26 of the Municipal Code). 
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Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: March 21, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied. 160
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Nazaneen Healy

From: Mark Beckstead < >
Sent: Tuesday, June 7, 2022 10:33 AM
To: Nazaneen Healy
Cc: Kevin Beckstead
Subject: 632 Leaf Court, design review

Hello Nazaneen, 
 
My family and I are the current residents at 652 Leaf court which is directly across the street (Leaf Court) from the 
proposed project.  Since my last email to you, I have met with the Mujica's to discuss my concerns regarding relocating 
their driveway and garage from Twelve Acres Drive to Leaf Court.  I have been to the city website and I have reviewed 
the proposed plans.  Please note that the 3D rendering (Facing Leaf Ct.) is not consistent with the Site Plan as it relates 
to the width of the driveway and the amount of space covered with pavers.  The Site Plan shows pavers extending to the 
property line adjacent to 636 Leaf Ct. which is consistent with what the Mujica's have told me regarding their plans to 
store their auto‐transport trailer on that side of their property.  The 3‐D rendering which is on the website, and posted 
on the property, shows that area as landscaped.  This brings to point my main concern.  That is, replacement of existing 
landscape with a 3‐car garage and a driveway wide enough for 3 cars plus a trailer disrupts the park‐like setting of Leaf 
Court.  Front yard setbacks with well‐maintained landscape and heritage oaks provides the character of Leaf Court and it 
has been that way since it was developed in the 1950's.  Twelve Acres Drive, which is wider and more of a thoroughfare, 
is better suited to serve the demands of in‐and‐out access with multiple cars and trailer. 
 
We, the long‐term residents at 652 Leaf Court are opposed to the proposed development as planned. 
 
Sincerely, 
 
Mark and Kevin Beckstead 
 
‐‐  

J. Mark Beckstead, DDS 
 

 
 

 

 
 

  

 

  

This information is intended only for the use of the individual or entity to which it is addressed and may contain information that is privileged, 
confidential, and exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby notified that any 
dissemination, distribution, or copying of this information is strictly prohibited. It may contain information of a privileged and/or confidential 
nature, which may be subject to protection under the Privacy Act of 1974 and the Health Insurance Portability and Accountability Act (HIPAA) of 
1996. If you have received this message in error, please notify the sender immediately by replying to the message and deleting it from your 
computer. 
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Nazaneen Healy

From: Mark Beckstead 
Sent: Wednesday, March 9, 2022 5:25 PM
To: Nazaneen Healy
Cc: Kevin Beckstead
Subject: Proposed teardown and rebuild at 632 Leaf Court
Attachments: 20220309_Ihave reviewed plans with Gayle Mujica and support  the.pdf

Hello Naz, 
 
I am a resident of Los Altos at 652 Leaf Ct  for the past 31 years.  Yesterday, Gayle Mujica shared with me their plans for 
a complete rebuild of their residence at 632 Leaf Court.  As you may know, they are planning on repositioning their 
future home on the lot and changing the position of the driveway and garage to face Leaf Court.  That would 
put their new garage, driveway and trailer storage directly across the street from the front of our house.  It would also 
put their proposed 3‐car garage, and gated trailer parking on their side yard, immediately next door to a two car garage 
at 636 Leaf court where cars are routinely double parked along with a long‐term storage trailer.  The exchange of a 
landscaped front yard facing Leaf Court for a three‐car garage and driveway negatively impacts the esthetics of leaf 
court and is not in harmony with the park‐like setting of the neighborhood. Our view will be additionally impacted by the 
proposed second story.   
We are opposed to the proposed plans and we would like the planning commission to consider our concerns.  Please see 
the attachments regarding the current situation. 
 

 
Current 2‐car garage and parking pad at 632 Leaf Court facing Twelve Acres Drive 
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Current front of home at 632 facing Leaf Court from our front door.  The proposal is to replace this side of the house 
with a 3‐car garage and driveway wide enough to park a trailer in the side yard next to 636 Leaf Court which is already 
crowded with cars and a trailer.  We are opposed to the negative impact on the esthetics and beauty of Leaf Court.  We 
are in favor of more trees and landscape with fewer cars and trailers. 
 

 
Current 2‐car garage, driveway and parking situation at 636 Leaf Court 
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‐‐  

J. Mark Beckstead, DDS 
 

 

 
 

  

 

  

This information is intended only for the use of the individual or entity to which it is addressed and may contain information that is privileged, 
confidential, and exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby notified that any 
dissemination, distribution, or copying of this information is strictly prohibited. It may contain information of a privileged and/or confidential 
nature, which may be subject to protection under the Privacy Act of 1974 and the Health Insurance Portability and Accountability Act (HIPAA) of 
1996. If you have received this message in error, please notify the sender immediately by replying to the message and deleting it from your 
computer. 
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June 11, 2022

Held Family
644 Leaf Ct
Los Altos, CA

Re: 632 Leaf Court Construction Review

To Design Review Commission, Nazaneen,

We are writing this letter in support of our neighbors proposed construction project at 632 Leaf
Court.  Our family has lived across from the Mujicas for the last eight years. From the moment
their moving truck pulled into our court, the Mujicas have been part of our family and a
neighborhood highlight.  In our relatively short lives together we have watched our children grow
up,  we have vacationed, socialized, and supported each other.  While they are relative
newcomers to the neighborhood, the entire family, has become ambassadors to the street.  We
welcome each other into our homes,  and we have spent many wonderful nights by their fire pit,
and dining room table.

As supportive neighbors and friends we were excited to hear of their remodel plans across the
street.  They could have easily uprooted to a house that checks more of their boxes instead of
investing in upgrading their house, and our neighborhood.  Our family is excited for them to get
started with their construction project, the sooner they finish, the sooner we see our upgraded
social area across the street.

We were surprised to hear of any neighborhood objections to their construction.  Our immediate
neighborhood is a court with huge pine, and oaks shading and obscuring our houses.    It's a
mix of one and two story well maintained ranch style homes.  At worst the Mujica's construction
project is going to be a neutral addition to our street.  We think the end result will be a certain
upgrade to the original 1960s ranch style home.  The Twelve Acres side of the house is
currently a long strip of concrete driveway on the most exposed, trafficked portion of the house.
The new house has a smaller driveway with room for more cars inside the garage.  If anything,
the curb appeal is going to be improved by a reduction in concrete and cars hidden in the
garage.  I have heard of complaints about the new location of the garage door.  In a small sense
I get it, garage doors are probably the ugliest part of the house.  Unfortunately for Los Altos,
garage doors are like belly buttons; everyone has them.  Left side or right side it really doesn't
matter.  We are firmly established in being supportive to our neighbors dreams, not over
nitpicking over the location of a belly button/garage door.  To suggest as much is unneighborly,
and not suitable to the warm supportive feel of our court.

Our family is in full support of our new neighborhood addition.  The Mujicas are going to invest
time, and money in upgrading our neighborhood and our social gathering spot.  They are
increasing the value of their house and indirectly increasing the value of all of ours.  We feel
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very fortunate to be their friends.  It's families like the Mujicas that make our neighborhood
special, not the siding, paint color, or the orientation of the windows and doors.

Thank you for your service,

Zac, Jaime, Tessa, and Owen
644 Leaf Ct
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From: Nina Tran
To: Public Comment - DRC
Subject: Design proposed for 632 Leaf Court
Date: Sunday, June 12, 2022 8:33:32 PM

Dear Sir/Madam,

We are emailing you regarding the design proposed for 632 Leaf court.  Our property is 631
Twelve Acres and is across the street from the new building plan .  After reviewing the design
plan, my husband and I wanted to express our support for this project. We find the design
proposed plan will blend in nicely with our lovely neighborhood. 

Sincerely, 
Ken and Nina 
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