
 

 

 

 ZONING ADMINISTRATOR 

MEETING AGENDA 

 

 4:00 PM - Wednesday, May 03, 2023  

 Community Meeting Chambers, Los Altos City Hall 

1 North San Antonio Road, Los Altos, CA 

 

Members of the Public may only comment during times allotted for public comments and public 

testimony will be taken at the direction of the Zoning Administrator. Members of the public are also 

encouraged to submit written testimony prior to the meeting at ZAPublicComment@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 Zoning Administrator's attention any item that is not on the 

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

two or three minutes, at the discretion of the Zoning Administrator. Please be advised that, by law, the 

Zoning Administrator 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 

PUBLIC HEARING 

1. SC22-0015 – Jon Freel - 1210 Altamead Drive 

Design Review for the construction of a new two-story house including 2,456 square feet at the 

first story and 1,106 square feet at the second story. This project is categorically exempt from 

environmental review under Section 15303 of the California Environmental Quality Act 

(CEQA). Project Planner: Liu 

2. SC22-0017 – Mike Ma – 1219 Portland Avenue 

Design Review for the construction of a new two-story house including 2,433 square feet at the 

first story and 1,505 square feet at the second story. A 654 square-foot, attached accessory 

dwelling unit is also proposed, but not subject to design review. This project is categorically 

exempt from environmental review under 15303 of the California Environmental Quality Act 

(CEQA). Project Planner: Liu 

3. SC22-0026 - Burhan Baba - 705 Vista Grande Ave - Lot B 

The applicant requests a Design Review approval for a new two-story 3,827 square-foot 

residence with 2,222 square feet on the first story and 1,522 square feet on the second story.  The 

project also includes a 757 square-foot attached ADU, not subject to Design Review 

approval.  This project is categorically exempt from environmental review under Section 15303 

of the California Environmental Quality Act. Project Planner: Golden 
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4. SC23-0002 – Walter Chapman – 925 Echo Drive 

Design Review for a new 3,914 square-foot two-story single-family residence. This project is 

categorically exempt from environmental review under Section 15303 (“New Construction or 

Conversion of Small Structures”) of the California Environmental Quality Act (CEQA).  Project 

Manager:  Healy 

5. D22-0006 & TM22-0004 - Chris Kummerer - 14 Fourth Street 

Request for Multiple-Family Design Review and Tentative Map application for the construction 

of a new two-story, four-unit, residential condominium development with underground parking. 

The project is categorically exempt pursuant to Section 15332 (In-Fill Development Projects) of 

the California Environmental Quality Act (CEQA) Guidelines. Project Planner:  Liu 

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 Zoning Administrator items may be viewed 

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

 

 

For other questions regarding the meeting proceedings, please contact the City Clerk at (650) 947-2720. 
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TO: Nick Zornes, Zoning Administrator  

FROM: Jia Liu, Associate Planner  

SUBJECT: SC22-0015 – 1210 Altamead Drive 

 
RECOMMENDATION  

 

Approve design review application SC22-0015 for the construction of a new approximately 3,562 square 
foot two-story house subject to the listed findings and conditions of approval and find the project 
categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 15303 
(“New Construction or Conversion of Small Structures”). 

 
BACKGROUND 

 

Project Description 

 

• Project Location: 1210 Altamead Drive, on the southwest corner of Altamead Drive and Lammy 
Place 

• Lot Size: 10,205 square feet 

• General Plan Designation: Single-Family, Medium Lot (SF4) 

• Zoning Designation: R1-10 
• Current Site Conditions: Two-story home  
 

The proposed project includes the removal of an existing two-story home and replacement with a new 
two-story home (see Attachment A – Project Plans). The new residence is designed in a modern country 
French architectural style, incorporating high-quality materials such as composition shingle roofing, stucco 
exterior finish, and aluminum clad windows, and wood doors. These materials are integrated into the 
overall architectural design of the home and are found compatible with the surrounding neighborhood. 

 

Although the subject site has the required front yard facing Lammy Place, the front of the home is oriented 
towards Altamead Drive, similar to the existing home. The new attached garage and driveway also are 
designed to take access from Altamead Drive. The overall height of the proposed residence, at 23.75 feet, 
is consistent with the maximum height of 27 feet allowed in the R1-10 zoning district.  
 

19 non-protected Cypress trees are located within proximity of the subject site. All the existing Cypress 
trees will be retained and protected during construction. No protected trees are proposed to be removed 
as part of the redevelopment of the site. The landscape plan also includes the replanting of the site with a 
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variety of new trees, shrubs, and plants. As the project includes a new house and new landscaping area that 
exceeds 500 square feet, it is subject to the City's Water Efficient Landscape regulations, and proposed 
landscaping is designed to meet the intent of these regulations. 
 
ANALYSIS 
 

Design Review 
 

The proposed home complies with the R1-10 district development standards found in LAMC Chapter 
14.06, as demonstrated by the following table: 

 
 Existing Proposed Allowed/Required 

COVERAGE: 3,199 square feet 3,562 square feet 3,571 square feet 

FLOOR AREA: 
First floor 
Second floor 
Total 

 

3, 199 square feet 

720 square feet 
3, 919 square feet 

 

2,456 square feet 

1,106 square feet 
3,562 square feet 

 
 
3,571 square feet 
   

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

Left side (1st/2nd) 

 

23.70 feet 

8.74 feet 
10 feet/40 feet 
13.77 feet/15.91 feet 

 

43.50 feet 

25.00 feet 
18.50 feet/23.58 feet  
18.25 feet/20.25 feet 

 

  25 feet 

25 feet 
16.6 feet/20 feet 
10 feet/17.5 feet 

HEIGHT: 22.2 feet 23.75 feet 27 feet 

 

The proposed home also complies with the Single-Family Residential Design Guidelines because it exhibits 
an appropriate design with elements, materials, scale, and landscaping that are consistent with the 
neighborhood. The design review findings, discussed below, support the intent of the guidelines. 

 

The surrounding neighborhood is considered as a Diverse Character Neighborhood according to the City's 
Residential Design Guidelines. The immediate neighborhood features a mix of one-story and two-story 
houses, with some two-story homes located at 1185, 1195, and 1215 Altamead Drive, as well as 1160 and 
1161 Lammy Place. The homes in the neighborhood exhibit a consistent front setback pattern, with 
horizontal eave lines ranging from approximately eight to nine feet and six inches in height at the first 
story, and eight to nine feet in height at the second story. All the homes have attached garages in the front 
yard facing the street. There is also a variety of residential sizes and architectural styles, including traditional 
Ranch, modern Ranch, Mediterranean Spanish, and modern farm, among others. Roof forms in the 
neighborhood are a combination of simple and complex roof design due to various renovations and 
upgrades over the years. Different types of roofing materials are used, such as wood shakes, composition 
shingle, and tiles. Exterior materials commonly used include stucco and wood siding, often with accents 
of stone veneer or brick. Front landscapes in the neighborhood typically consist of mature street trees on 
most properties, along with dense screening shrubs further in.  

 

The elevation facing Altamead Drive incorporates design elements such as integrated gable and hipped 
roof forms, a recessed second-story massing from the first story, horizontal eave lines, a six-foot recessed 
entry porch, and articulated architecture on both the first and second floors. Similarly, the elevation facing 
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Lammy Place features compatible gable and hipped roof forms, consistent horizontal eave lines, and 
articulated architecture with stucco material used consistently throughout. Both elevations are found 
compatible in design and materials with the surrounding neighborhood due to maintaining a consistent 
horizontal eave lines, articulated architecture and similar materials as found in the immediate neighborhood 
context. 

 

With regard to the massing, the conditioned space in both stories will have a consistent plate height of nine 
feet, while the garage will have a slightly taller plate height of nine feet and six inches due to the lower 
finish floor. The roof design of the proposed two-story house features a uniformed 3:12 roof pitch for the 
entire structure, with composition shingle as the roof material. 

 
ENVIRONMENTAL REVIEW 
 

This project is categorically exempt from environmental review under Section 15303 (“New Construction 
or Conversion of Small Structures”) of the California Environmental Quality Act (CEQA) because it 
involves the construction of a single-family dwelling in a residential zone. 
 

PUBLIC NOTIFICATION AND CORRESPONDENCE 
 

A public meeting notice was posted on the property, mailed to 12 property owners in the immediate 
vicinity, and published in the Town Crier.  The applicant also posted the public notice sign (24” x 36”) in 
conformance with the Planning Division posting requirements.   

 

The applicant reached out to 10 neighbors in the immediate area for community outreach and received 
nine community outreach correspondence letters. One neighbor has expressed concerns with the second-
story massing.  
 
Attachment: 

A. Project Plans 
 
 
Cc: Jon Freel, Applicant 

Akshay Bhargave and Devina Prasad, Property Owners 
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FINDINGS 
 

SC22-0015 – 1210 Altamead Drive 
 
With regard to the proposed new two-story residence, the Zoning Administrator finds the following in 
accordance with Section 14.76.060 of the Municipal Code: 

  
A. The proposed new two-story residence complies with all provisions of this chapter because the 

proposed residence is consistent with the development standards of the R1-10 zoning district and 
policies and implementation techniques described in the Single-Family Residential Design Guidelines. 

 
B. The height, elevations, and placement on the site of the proposed new house is compatible when 

considered with reference to the nature and location of residential structures on adjacent lots, and will 
consider the topographic and geologic constraints imposed by particular building site conditions as the 
proposed home maintains a similar finished floor elevation and orientation on the lot as the existing 
home and complies with the allowable floor area, lot coverage, and height maximums as well as the 
daylight plane requirement pursuant to LAMC Chapter 14.06. 

C. The natural landscape will be preserved insofar as practicable by minimizing tree and soil removal; 
grade changes shall be minimized because the existing site is relatively level and does not require 
substantial grading and does not involve the removal of soil. No existing trees will be removed as part 
of the project, and all the 19 existing cypress trees will remain.   

 

D. The orientation of the proposed new house in relation to the immediate neighborhood will minimize 
excessive bulk because the proposed home provides a front setback ranging from 40 to 50 feet where 
25 feet is the minimum and a second floor inset several feet from the first floor on the front and sides. 
In addition, the home’s height is proposed at 23.75 feet where 27 feet is the maximum.  

 

E. General architectural considerations, including the size and scale, 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 on the same project site. The proposed home complies with the allowable floor area, lot 
coverage, and height maximums as well as the daylight plane requirement pursuant to LAMC Chapter 
14.06 and the design of the home incorporates consistent and compatible features including 
composition shingle roofing, stucco exterior finish, and aluminum clad windows, and wood doors. 

 
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 because the proposed grading 
provides for drainage away from the home and away from adjacent properties and conforms to existing 
grades along the property lines.  
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CONDITIONS OF APPROVAL 
 

SC22-0015 – 1210 Altamead Drive 
GENERAL 

1. Expiration 

The Design Review Approval will expire on May 3, 2025 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 February 21, 2023, except as may be 

modified by these conditions.  

3. 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 2,500 square feet or more of new or replaced landscape area, 

including irrigated planting areas, turf areas, and water features is proposed. Any project with an 

aggregate landscape area of 2,500 square feet or less may conform to the prescriptive measures 

contained in Appendix D of the City’s Model Water Efficient Landscape Ordinance. 

4. 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. 

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. 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.   

7. 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. 
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INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

8. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans and provide a letter which 
explains how each condition of approval has been satisfied and/or which sheet of the plans the 
information can be found. 

9. 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. 

10. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with specific 
amendments to the 2022 California Green Building Standards for Electric Vehicle Infrastructure and 
the 2022 California Energy Code as provided in Ordinances No 2022-487 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.   

11. 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. 

12. 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.  

13. 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. 

14. Air Conditioners 
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. 

15. 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.). 

16. Off-Haul Excavated Soil 

The grading plan shall show specific grading cut and/or fill quantities.  Cross section details showing 
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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. 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

17. 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 

18. Landscaping Installation and Verification  

All landscaping materials, including plants or trees intended to provide privacy screening, as provided 

on the approved landscape plan shall be installed prior to final inspection. The applicant shall also 

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. 

19. 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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TO: Nick Zornes, Zoning Administrator  

FROM: Jia Liu, Associate Planner  

SUBJECT: SC22-0017 – 1219 Portland Avenue 

 
RECOMMENDATION  

 

Approve design review application SC22-0017 for the construction of a new approximately 3,938 square 
foot, two-story house subject to the listed findings and conditions of approval and find the project 
categorically exempt under the California Environmental Quality Act (CEQA) pursuant to Section 15303 
(“New Construction or Conversion of Small Structures”). 
 
BACKGROUND 

 

Project Description 

 

• Project Location: 1219 Portland Avenue, on north side of Portland Avenue between Miramonte 
Avenue and Grant Road 

• Lot Size: 11,891 square feet 

• General Plan Designation: Single-Family, Medium Lot (SF4) 

• Zoning Designation: R1-10 
• Current Site Conditions: One-story home  
 
The proposed project includes the demolition of the existing single-story house and replacement with a 
new two-story house (see Attachment A – Project Plans). The new residence is designed in a modern ranch 
architectural style, incorporating high-quality materials including flat concrete tile roof, cement plaster 
finish with stone veneer and Hardie board siding accents, fiberglass framed windows and wood doors.  
 
The subject property is a regular rectangular lot, measuring approximately 92.18 feet in width and 129 feet 
in depth. A 20-foot driveway easement is located to the west side through an adjoining parcel to the north 
to give another vehicle access. While the new house will slightly expand into the front yard compared to 
the existing house’s footprint, the vehicle access will remain unchanged through the driveway easement in 
order to protect the existing protected trees in the front yard. The overall height of the proposed residence 
is 25.75 feet, which is consistent with the maximum height of 27 feet allowed in the R1-10 zoning district. 
 

When the application was submitted, there were a total of 21 trees, including seven protected trees, located 
within the proximity of the subject site. One of the protected trees, a 36-inch Coast Live Oak, was located 
in the front yard and was removed under a separate tree removal permit in 2022 due to severe decline and 
hazardous conditions. However, the remaining seven protected trees will be preserved with the proposed 

DATE: MAY 3, 2023 
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project. As the project includes a new house and new landscaping area that exceeds 500 square feet, it is 
subject to the City's Water Efficient Landscape regulations, and proposed landscaping is designed to meet 
the intent of these regulations. 
 
ANALYSIS 
 

Design Review 

 

The proposed home complies with the R1-10 district development standards found in LAMC Chapter 
14.06, as demonstrated by the following table: 

 
 Existing Proposed Allowed/Required 

COVERAGE: 2,286 square feet 3,562 square feet 3,567 square feet 

FLOOR AREA: 
First floor 
Second floor 
Total 

 

2,266 square feet 

-- square feet 
2,266 square feet 

 

2,433 square feet 

1,505 square feet 
3,938 square feet 

 
 
3,939 square feet 

   

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

Left side (1st/2nd) 

 

58.83 feet 

25.42 feet 
8.25 feet/-- feet 
10 feet/-- feet 

 

46.50 feet 

25.00 feet 
11.50 feet/24.5 feet  
10 feet/22 feet 

 

  25 feet 

25 feet 
10 feet/17.5 feet 
10 feet/17.5 feet 

HEIGHT: 14.06 feet 25.75 feet 27 feet 
 

The proposed home generally complies with the Single-Family Residential Design Guidelines because it 
exhibits an appropriate design with elements, materials, scale, and landscaping that are consistent with the 
neighborhood.  
 
The surrounding neighborhood is considered a Diverse Character Neighborhood according to the 
Design Guidelines. The immediate vicinity comprises a mix of one-story and two-story houses, with 
notable two-story homes located at 1195, 1209, 1225, and 1235 Portland Avenue, 1300 and 1305 Carvo 
Court, as well as 1305 Sunrise Court. The homes in the neighborhood exhibit some variation in front 
setback patterns, living area sizes, massing, and roof forms due to past renovations and upgrades. The 
horizontal eave lines at the first story typically range from approximately eight to twelve feet, while those 
at the second story are approximately eight to nine feet in height. Many of the homes feature attached 
garages in the front yard facing the street. Various roofing materials, such as wood shakes, composition 
shingle, and tiles, are utilized in the area, while exterior materials commonly include stucco, brick, and 
wood siding, often with accents of stone veneer or brick. Front landscapes in the neighborhood are 
typically characterized by mature street trees on most properties, accompanied by dense screening shrubs 
further in. 
 
The front elevation of the proposed two-story house is designed to be compatible with the surrounding 
neighborhood, incorporating hipped roof forms, articulated architectural massing on both the first and 
second floors, a horizontal eave line, and a five-foot projected entry porch with high-quality materials 
that are integrated into the overall architectural design of the residence, creating a cohesive look that 
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relates well to the surrounding neighborhood. 
 
With regard to the massing, the first story of the proposed residence will feature two different plate 
heights, with a main plate height of ten feet for the main house and a nine-foot plate height for the ADU 
on the right side. The second story has a uniform plate height of eight feet and six inches. The massing 
of the new residence is in line with the immediate neighborhood, taking into consideration that the 
adjoining property at 1209 Portland Avenue presents a bulkier massing at the first story with a plate 
height estimated to be between 11 and 12 feet. Furthermore, the extensive front setback of 45 feet, along 
with the presence of dense evergreen trees in the front yard, helps to mitigate the perceived massing of 
the ten-foot plate height. 
 
The proposed landscaping includes a number of evergreen screening vegetation and new trees along the 
perimeter of the site which will be integrated with existing vegetation to remain.    
 
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 AND COMMUNITY OUTREACH 
 

A public meeting notice was posted on the property, mailed to nine property owners in the immediate 
vicinity, and published in the Town Crier.  The applicant also posted the public notice sign (24” x 36”) in 
conformance with the Planning Division posting requirements.   
 
The applicant contacted 11 neighbors in the immediate area for the community outreach. No comments 
from neighbors have been received by staff as of the writing of this report.  

 

 

Attachment: 

A. Project Plans 
 

 
 

Cc: Mike Ma, Property Owner and Applicant 
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FINDINGS 
 

SC22-0017 – 1219 Portland Avenue 
 
With regard to the proposed new two-story residence, the Zoning Administrator finds the following in 
accordance with Section 14.76.060 of the Municipal Code: 

  
A. The proposed new two-story residence complies with all provisions of this chapter because the 

proposed residence is consistent with the development standards of the R1-10 zoning district and 
policies and implementation techniques described in the Single-Family Residential Design Guidelines. 

 
B. The height, elevations, and placement on the site of the proposed new house is compatible when 

considered with reference to the nature and location of residential structures on adjacent lots, and will 
consider the topographic and geologic constraints imposed by particular building site conditions as the 
proposed home maintains a similar finished floor elevation and orientation on the lot as the existing 
home and complies with the allowable floor area, lot coverage, and height maximums as well as the 
daylight plane requirement pursuant to LAMC Chapter 14.06. 

C. The natural landscape will be preserved insofar as practicable by minimizing tree and soil removal; 
grade changes shall be minimized because the existing site is relatively level and does not require 
substantial grading and does not involve the removal of soil. Tree removal is minimized, with seven 
protected trees remaining on site. 

 

D. The orientation of the proposed new house in relation to the immediate neighborhood will minimize 
excessive bulk because the proposed home provides a front setback ranging from 40 to 50 feet where 
25 feet is the minimum and a second floor inset several feet from the first floor on the front and sides. 
In addition, the home’s height is proposed at 25.75 feet where 27 feet is the maximum.  

 

E. General architectural considerations, including the size and scale, 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 on the same project site. The proposed home complies with the allowable floor area, lot 
coverage, and height maximums as well as the daylight plane requirement pursuant to LAMC Chapter 
14.06 and the design of the home incorporates consistent and compatible features including flat 
concrete tile roof, cement plaster finish with stone veneer and Hardie board siding accents, fiberglass 
framed windows and wood doors.  

 
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 because the proposed grading 
provides for drainage away from the home and away from adjacent properties and conforms to existing 
grades along the property lines.  
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CONDITIONS OF APPROVAL 
 

SC22-0017 – 1219 Portland Avenue 
GENERAL 

1. Expiration 
The Design Review Approval will expire on May 3, 2025 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 March 29, 2023, except as may be 
modified by these conditions.  

3. Protected Trees 
Trees Nos. 1-4 and 7-9 along with the approved privacy screening and new trees shall be protected 
under this application and cannot be removed without a tree removal permit from the Community 
Development Director.   

4. Bay Window Interior Height 
Three bay windows labeled as Z1, Z2, & Z3 on Sheet A2.4 shall have an interior height, measured 
from the top of the framed window seat to the ceiling, less than five feet for the life of the project.  

5. 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 2,500 square feet or more of new or replaced landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Any project with an 
aggregate landscape area of 2,500 square feet or less may conform to the prescriptive measures 
contained in Appendix D of the City’s Model Water Efficient Landscape Ordinance. 

 

6. 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.   

7. 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 

8. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans and provide a letter which 
explains how each condition of approval has been satisfied and/or which sheet of the plans the 
information can found. 

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

37

Agenda Item 2.



Zoning Administrator 
SC22-0017 – 1219 Portland Avenue  
May 3, 2023 Page 6 

 

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

10. 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. 

11. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with specific 
amendments to the 2022 California Green Building Standards for Electric Vehicle Infrastructure and 
the 2022 California Energy Code as provided in Ordinances No 2022-487 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.   

12. 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. 

13. 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.  

14. 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. 

15. Air Conditioners 
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 
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. 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. 
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PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

18. Tree Protection 
Tree protection fencing shall be installed around the driplines, or as required by the project arborist, 
of trees Nos. 1-4 and 7-9 as shown on the site plan.  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. 

19. 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 

20. Landscaping Installation and Verification  
All landscaping materials, including plants or trees intended to provide privacy screening, as provided 
on the approved landscape plans shall be installed prior to final inspection. The applicant shall also 
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. 

21. 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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A.D.U.

A.D.U.
Bedroom

Dining
Room

Entry

Bay Window

Living
Room

Home
Office

Garage

Laundry Kitchen Family Room

Covered Patio

Heat Pumps

(E) Gravel
Parking Area

(E) Gravel
Parking Area

Water Meter

PG&E

#9 (E) 20" Ø Redwood Tree

#20 (E) 4" Ø Japanese Maple

(E) Asphalt
Driveway

(E) Catch Basin

#2 & #3 43" Ø & 29" Ø
Redwood Trees

(E) Carmellias

(E) 3" Ø Tree

3" Ø Tree

New Water Meter

(E) Wood Fence

(E) Pittosporum Hedge

#4 36" Ø Coast Live Oak

#6 6" Ø Pittosporum

6' High Wood Fence

Concrete
Stepping Stones

#1 49" Ø Coast Live Oak

#11 3" Ø 
Japanese Maple

(E) Low Rock Wall

Concrete Walkway

10' P.U.E.

Elec.
Meter

D.S.
Concrete Path

(E) Flagstone Path & Patio

#7 35" Ø Redwood

#10 2" Ø Japanese
Maple

#8 34" Ø Redwood

Concrete
Driveway

6" High
Wood Fence

#19 52"Ø Redwood

#21 4" Ø Japanese Maple

#18 5" Ø Orange Tree

2 (E) Vegetable
Boxes

6' High Wood Fence

Pavers Path & Patio

#16 3" Ø Orange Tree

#17 4" Ø Lemon Tree

#15 4" Ø  
Orange Tree

(E) Mayten Tree

6' High Wood Fence

Residence

(E) Lawn

3 Loropetalum

7 Boxwood

5 Nepeta  'Blue Wonder'

(E) Hydrangeas

5 Salvia greggii

6 Zauschneria

Ground beneath existing Oak Trees
to Remain undisturbed NO Irrigation

5 Woodwardia

Ground beneath existing Oak Trees
to Remain undisturbed NO Irrigation

7 Grama 'Blonde Ambition'

3 Salvia 'Waverly'

5 Salvia 'Blue Indigo'

10 'Golfball'
Boxwood

3 Nandina

8 Pittosporum 
tenuifolium

Turf New Pavers
Patio

Pea Gravel 3/8" Ø ~ 3" Ø
Thick

7 Podocarpus gracilior

Wood Fence

24" Box Australian Willow (Geijera parviflora) 
Replacement Tree (Category II Evergreen
City of los Altos Street Plating List) 

Karen Aitken & Associates 
These drawings are instruments of service, issued for a one-time single use by the owner. The entire contents of these drawings is copyright Karen Aitken & Associates. Landscape Architect retains all rights and title. No part may be reproduced in any fashion or medium without the express written approval of the landscape architect. The proper electronic transfer of data shall be the user’s responsibility without liability 

to the landscape architect. Owner shall assume responsibility for compliance with all easements, setback requirements and property lines. Owner shall acquire all necessary permits required to perform work shown on plans. Base information has been provided by the owner. Karen Aitken & Associates assumes no liability for the accuracy of said property line boundaries, fence lines or property corners.

A minimum three (3) inch layer of  bark mulch shall be 
applied on all exposed soil surfaces of planting areas.

Podocarpus gracilior 
Fern Pine 24" box

6-10’ x 5' (Height x Width) 
30-50’ x  15-20’ (At Maturity) 

Growth Rate: Slow

Pittosporum tenuifolium
Blackstem Pittosporum 5 Gal.

12-16"x 10-14” (Height x Width) 
12-16'x 6-8’ (At Maturity)
Growth Rate: Moderate 

Geijera parvuflora
Australian Willow 24" box

8-9’ x 5-4’ (Height x Width) 
15’ x  25-35' (At Maturity) 

Growth Rate: Slow

(E) Pittosporum Hedge

N

Alliance iT150 Transformer 

Symbol 
Low Voltage Lights- by Alliance 

Manufacturer / Model / Description  Qty.
01

07Path Light - AL250-LED 
Hat 7.75" Diameter.
Order code: AL250, Brass, (AB) Aged
Brass, ALSTEM24
LBIPIN-200lm, 2.5Wl3.75VA, 2700K.

Path Lights  
PL250-LED

"I agree to comply with the requirements of the 
 water efficient landscape ordinance and submit a complete 

Landscape Documentation Package" 

“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.”
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A.D.U.
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Entry
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Covered Patio

Heat Pumps

(E) Gravel
Parking Area

(E) Gravel
Parking Area

Water Meter

PG&E

#9 (E) 20" Ø Redwood Tree

#20 (E) 4" Ø Japanese Maple

(E) Asphalt
Driveway

(E) Catch Basin

#2 & #3 43" Ø & 29" Ø
Redwood Trees

(E) 3" Ø Tree

3" Ø Tree

New Water Meter

(E) Wood Fence

(E) Pittosporum Hedge

#4 36" Ø Coast Live Oak

#6 6" Ø Pittosporum

6' High Wood Fence

Concrete
Stepping Stones

#1 49" Ø Coast
 Live Oak

#11 3" Ø 
Japanese Maple

(E) Low Rock Wall

Concrete Walkway

10' P.U.E.

Elec.
Meter

D.S.
Concrete Path

(E) Flagstone Path & Patio

#7 35" Ø Redwood

#10 2" Ø Japanese
Maple

#8 34" Ø Redwood

Concrete
Driveway

6" High
Wood Fence

#19 52"Ø Redwood

#21 4" Ø Japanese Maple

#18 5" Ø Orange Tree

2 (E) Vegetable
Boxes

6' High Wood Fence

Pavers Path & Patio

#16 3" Ø Orange Tree

#17 4" Ø Lemon Tree

#15 4" Ø Orange Tree

(E) Mayten Tree

6' High Wood Fence

Residence

(E) Lawn

Ground beneath existing Oak Trees
to Remain undisturbed NO Irrigation

Pea Gravel 3/8" Ø ~ 3" Ø
Thick

Wood Fence

Turf New Pavers
Patio

Ground beneath existing Oak Trees
to Remain undisturbed NO Irrigation

Karen Aitken & Associates 
These drawings are instruments of service, issued for a one-time single use by the owner. The entire contents of these drawings is copyright Karen Aitken & Associates. Landscape Architect retains all rights and title. No part may be reproduced in any fashion or medium without the express written approval of the landscape architect. The proper electronic transfer of data shall be the user’s responsibility without liability 

to the landscape architect. Owner shall assume responsibility for compliance with all easements, setback requirements and property lines. Owner shall acquire all necessary permits required to perform work shown on plans. Base information has been provided by the owner. Karen Aitken & Associates assumes no liability for the accuracy of said property line boundaries, fence lines or property corners.

N

955 SF Low 
Water Drip

1

150 SF Med. 
Water Drip

2

3

777 SF Low 
Water Drip

196 SF Low 
Water Drip5

280 SF Med. 
Water Drip

125 SF Med.
Water Drip

6

7

56 SF Med.
Water Drip

1

1

1

2 2

2

3

3

3

3

3

5

55

4

4

4444

444

4

6

6

7 7

1

Color Indicates 
the Irrigated Area

Hydrozone 
Number (Valve)

100 SF Low 
Water Drip

Water Use 
(Low, Moderate or High) 

“I have complied with the criteria of the Water Conservation in 
Landscaping Ordinance and applied them accordingly for the 

efficient use of water in the Irrigation Design Plan.”

Refer to L-3 for Water Calculations &
Irrigation Details 
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Tree Ring Irrigation 
Dripline w/ 0.9 drip emitters placed every 12 in. 
Inner ring 12" from plant. Outter ring 30" from plant. 
Place tie down every 4' in loam and 5' in clay. 

IRRIGATION KEY

C

Hunter ICZ-101-25-LF
Drip Control Zone Kit. 1" ICV Globe Valve with 1" HY100 filter 
system. Pressure Regulation: 25psi. Flow Range: .5-15 GPM.
150 mesh stainless steel screen.

Hunter Dripline HDL-06-12-CV 
Hunter Dripline w/ 0.9 GPH emitters every 18 in.
Dripline laterals spaced at 18" apart.  Install with Hunter PLD 
barbed or PLD-LOC fittings.

Hunter ACC-1200
12 to 42 Station Outdoor Modular Controller. No Module 
Required. High-End Commercial Use. Metal Cabinet.

WS
Hunter SOIL-CLIK
The Soil-Clik probe uses proven technology to measure
moisture within the root zone. When the probe senses that the 
soil has reached its desired moisture level, it will shut down 
irrigation, preventing water waste.

SS
Hunter Solar-Sync
Solar, rain freeze sensor with outdoor interface, connects to 
Hunter PCC, Pro-C, and I-Core Controllers, install as noted.
Includes 10 year lithium battery and rubber module cover, and 
gutter mount bracket. Wired.

Hunter HFS-150
Flow Sensor for use with ACC controller, 1-1/2" Schedule 40
Sensor Body, 24 VAC, 2 amp.

Irrigation Lateral Line: 1 in. PVC Class 200

Irrigation Mainline: 2 in. PVC Schedule 40

Pipe Sleeve: PVC Class 200
Typical pipe sleeve for irrigation pipe. Pipe sleeve 
size shall allow for irrigation piping and their 
related couplings to easily slide through sleeving 
material. Extend sleeves 18 inches beyond edges of 
paving or construction.
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Karen Aitken & Associates 
These drawings are instruments of service, issued for a one-time single use by the owner. The entire contents of these drawings is copyright Karen Aitken & Associates. Landscape Architect retains all rights and title. No part may be reproduced in any fashion or medium without the express written approval of the landscape architect. The proper electronic transfer of data shall be the user’s responsibility without liability 

to the landscape architect. Owner shall assume responsibility for compliance with all easements, setback requirements and property lines. Owner shall acquire all necessary permits required to perform work shown on plans. Base information has been provided by the owner. Karen Aitken & Associates assumes no liability for the accuracy of said property line boundaries, fence lines or property corners.

IRRIGATION NOTES

1. THE IRRIGATION SYSTEM IS TO BE INSTALLED IN CONFORMANCE WITH ALL 
LOCAL CODES.

2. THIS IRRIGATION DESIGN IS DIAGRAMMATIC IN NATURE AND DOES NOT 
REPRESENT AN EXACT LAYOUT. THE CONTRACTOR SHALL MAKE MINOR 
ADJUSTMENTS IN HEAD, VALVE, AND PIPING LAYOUT. FOR GRAPHIC CLARITY, 
PIPING MAY BE SHOWN OUTSIDE OF PLANTING AREAS BUT SHOULD BE INSTALLED 
IN BEDS WHENEVER POSSIBLE.

3. REMOTE CONTROL VALVES SHALL BE INSTALLED FLUSH WITH FINISH GRADE 
AND SHOULD BE INSTALLED IN PLANTING AREAS ONLY. USE EXISTING VALVE 
BOXES WHEN POSSIBLE.

4. WHERE PIPE PASSES UNDER DRIVING SURFACES, AND WALKS PROVIDE PVC 
SLEEVES AS NOTED ON PLANS. CONTRACTOR TO USE EXISTING SLEEVING WHEN 
POSSIBLE AND IS TO LOCATE ON SITE.

5. CONTRACTOR TO CONFIRM THE LOCATION OF ALL EXISTING UTILITIES AND 
UNDERGROUND STRUCTURES PRIOR TO EXCAVATION OF TRENCHES. CONTRACTOR 
TO REPAIR ANY DAMAGES CAUSED BY, OR DURING THE PERFORMANCE OF HIS 
WORK AT NO EXTRA COST TO THE OWNER.
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Kielty Arborist Services LLC 
Certified Arborist WE#10724A  TRAQ Qualified 

P.O. Box 6187 
San Mateo, CA 94403 

650- 532-4418 
Revised March 6th, 2023 
 
Michael Ma 
 
Site: 1219 Portland Avenue, Los Altos CA  
 
Dear Mr. Ma, 
 
As requested on Wednesday, September 29th, 2021, Kielty Arborist Services LLC visited the 
above site for the purpose of providing a Tree Inventory Report/Tree Protection Plan for the 
proposed construction.  A new two-story home is proposed for this site, and as needed an 
Arborist Report is required when submitting plans to the city of Los Altos.  Site plan A1.1 dated 
3/6/23 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 report 
unless stated otherwise.  The owner/applicant, GC, and other contractors are all responsible for 
knowing and following the guidelines for the preservation of trees found in this report.   
 
Method: 
The significant trees on this site were located on a map provided by you.  Each tree was given an 
identification number.  This number was inscribed on a metal foil tag and nailed to the trees at 
eye level.  The trees were then measured for diameter at 48 inches above ground level (DBH or 
diameter at breast height).  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 each tree was estimated and the spread was paced off.  Lastly, a comments section 
is provided. 
 
Survey Key: 
DBH-Diameter at breast height (54” above grade) 
CON- Condition rating (1-100) 
HT/SP- Tree height/ canopy spread 
*indicates neighbor’s trees     
P-Indicates protected tree by city ordinance 
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1219 Portland     (2) 
Survey: 
Tree# Species  DBH CON HT/SP Comments 
1P Coast Live Oak 48.7 B 50/65 Good vigor, poor form, codominant at 5 feet 
 (Quercus agrifolia)    with included bark, cabled in past as   
       mitigation, new cables needed higher in  
       canopy as well as crown reduction pruning. 
 
2P Redwood  42.5 A 70/20 Good vigor, good form. 
 (Sequoia sempervirens) 
 
3P Redwood   28.9 A 70/20 Good vigor, good form. 
 (Sequoia sempervirens) 
 
4P Coast Live Oak 36.3 B 55/45 Good vigor, fair form, upright canopy,  
 (Quercus agrifolia)    codominant at 25’ 
 
5 PREVIOUSLY REMOVED WITH PERMIT. 
 
6 Pittosporum  6.0 C 10/10 Fair vigor, fair form, hedge pruned. 
 (Pittosporum eugenioides) 
 
7P Redwood  35.5 A 70/20 Good vigor, good form. 
 (Sequoia sempervirens) 
 
8P Redwood  34.2 A 70/20 Good vigor, good form.  
 (Sequoia sempervirens) 
 
9P Redwood  20.4 A 40/15 Good vigor, good form. 
 (Sequoia sempervirens) 
 
10 Japanese maple 2.0 A 10/8 Good vigor, good form. 
 (Acer palmatum) 
 
11 Japanese maple 3.0 A 14/14 Good vigor, good form. 
 (Acer palmatum) 
 
12 Pittosporum hedge 4.0 C 12/12 Good vigor, fair form, hedge pruned. 
 (Pittosporum tenuifolium) 
 
13 Japanese maple 4.0 D 15/8 Poor vigor, fair form, in decline. 
 (Acer palmatum) 
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1219 Portland     (3) 
Survey: 
Tree# Species  DBH CON HT/SP Comments 
14 Orange   3.5 C 8/8 Fair to poor vigor, fair form, in decline. 
 (Citrus sp.) 
 
15 Orange   4.0 B 8/5 Good vigor, good form. 
 (Citrus sp.) 
 
16 Orange   3.0 C 8/8 Fair vigor, fair form, abundance of dead  
 (Citrus sp.)     wood.  
 
17 Lemon   4.0 C 8/8 Fair vigor, fair form, abundance of dead  
 (Citrus sp.)     wood. 
 
18 Orange   4.5 B 10/8 Fair vigor, fair form. 
 (Citrus sp.) 
 
19*P Redwood  52.0 C 95/30 Fair to poor vigor, fair to poor form, drought 
 (Sequoia sempervirens)   stressed, codominant at 50 feet. 
 
20 Japanese maple 4.0 C 12/12 Fair vigor, fair form, minor dead wood. 
 (Acer palmatum) 
 
21 Japanese maple 4.0 C 12/12 Fair vigor, fair form, minor dead wood. 
 (Acer palmatum) 
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1219 Portland     (4) 
 

 
Showing tree locations 

 
Site observations: 
The existing landscape is in good condition.  The trees on site for the most part have been well 
maintained.  Trees #1-5, 7-9 and #19 were the only protected trees surveyed.  The remaining 
trees consist of small ornamental trees that are not of a protected size.   
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1219 Portland     (5) 
 

Summary of protected trees to be retained: 
Coast Live Oak tree #1 is in good condition.  The 
tree is well palced on the lot far from the building 
setback.  The tree has poor form consisting of 
codominant leader at 5 feet with included bark.  In 
the past the tree’s poor form has been mitigated 
through pruning and cabling of the codomiannt 
leaders.  A new cable set at two thirds the tree’s 
height is recommended as well as minor crown 
reduction pruning.  Due to the included bark, this 
tree is recommended to be inspected every 3 years 
by a Certified Arborist for any needed work to 
mitigate the tree’s form.  Irrigation near this tree is 
recommended to be reduced as much as possible 
when within the tree’s dripline as dry season 
irrigaiton for native oak trees can raise risk of oak 
root fungus disease.  A minimum no irrigation zone 
of 12 feet from the tree is recommended.  

Showing Oak tree #1 
 

Redwood trees #2 and #3 are in excellent condition.  
Vigor is good and no tree structure flaws were 
observed.  The trees are well placed on the lot far 
from the buildable space.  Redwood trees need 
supplemental irrigation during the dry season to 
maintain a healthy canopy.  It is recommended to 
irrigate the retained redwood trees every other week 
during the dry season until the top foot of soil 
within 20 feet from the trees is saturated.  
 
 
 
 
 
Showing Redwood trees #2 and #3 in front 
corner of property 
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Coast Live Oak tree #4 is in good condition.  The form of the tree is fair as the tree has an 
upright canopy.  The tree is codominant at 25 feet with a fair union formation.  Irrigation near 
this tree is recomemnded to be permanently suspended when within a minimum of 12 feet from 
the tree in order to reduce risk of root rot disease.   
 

Redwood trees #7 and #8 are in excellent condition.  
Both trees have good vigor, and good structure.   
 
 
Showing redwood trees #7 and #8 
 
Redwood tree #9 is in excellent condition.  The tree 
is recommended to be irrigated every other week 
during the dry season until the top foot of soil within 
20 feet from the tree is saturated.     
 
Neighboring Redwood tree #19 is in fair condition 
(lower end).  The tree is declining in vigor and has 
poor form with the tree becoming codominant at 50 
feet.  The tree appears to be under significant drought 
stress.  A limited visual assessment was conducted as           
this tree is on the neighboring property.   
 
 

Plan Review: (Site plan A1.1 dated 1/3/22) 
New concrete pathways and step stones are proposed near the outer edge driplines of oak trees 
#1 and #4.  The finished grade of the hardscapes are recommended to be slightly above grade so 
that any roots encountered within the base rock sections can be retained by packing base rock 
around roots.  Excavation for the hardscapes is recommended to be done by hand under the 
Project Arborist supervision is recommended.  Roots measuring smaller than 2” in diameter can 
be cleanly cut using a hand saw or loppers as needed.  Any roots measuring 2” in diameter or 
larger are recommended to be retained within the base rock.  Impacts are expected to be minor to 
nonexistent from the proposed hardscapes.  No mitigation measures are needed at this time.  
Mitigation measures will be recommended as seen fit during the Project Arborist visit to the site 
to witness the excavation for the hardscapes.   
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Redwood trees #7 maintains a 10’-8” clearance between the tree and the proposed foundation 
while redwood tree #8 maintains a 13’-9” clearance.  Redwood trees have a good tolerance to 
construction impacts as seen in the Matheny & Clark tree tolerance chart. The foundation at 
within 25 feet from the Redwood trees is recommended to be excavated by hand under the 
Project Arborist supervision. The foundation of the home is recommended to be a pier and grade 
beam type of foundation to give the opportunity to bridge over tree roots were needed. All 
encountered roots measuring 1.5” in diameter or larger are recommended to be exposed and 
remain as damage free as possible for the Project Arborist to view and document. Where needed 
roots should be cleanly cut using a hand saw or loppers while under the Project Arborist 
supervision. Impacts are expected to be minor. The Redwood trees are recommended to be 
irrigated weekly using 50 gallons of water during the dry season. The Redwood trees are also 
recommended to be deep water fertilized before the start of construction. The irrigation and 
fertilizing will act as mitigation for the minor impacts. The proposed pathway near the trees is 
recommended to be built by hand on top of grade. No roots for any reason shall be cut for the 
pathway construction.  During the pathway construction, the tree protection fencing will need to 
be reduced.   
 
Tree Protection Plan: 
Tree Protection Zones  
Tree protection zones should be installed and maintained throughout the entire length of the 
project.  Prior to the commencement of any Development Project, a chain link fence shall be 
installed at the drip line(canopy spread) of any protected tree which will or will not be affected by 
the construction.  Non-protected trees are recommended to also be protected in the same way.  The 
drip line shall not be altered in any way so as to increase the encroachment of the construction.  
When work is to take place underneath a trees dripline, fencing must be placed as close as possible 
to the tree proposed work.  If an area of access is needed underneath a trees canopy, the area shall 
be protected by a landscape barrier.  Fencing for the protection zones should be 6-foot-tall metal 
chain link type supported my 2 inch metal poles pounded into the ground by no less than 2 feet.  
The support poles should be spaced no more than 10 feet apart on center. Signs should be placed 
on fencing signifying “Tree Protection Zone - Keep Out”.  No materials or equipment should be 
stored or cleaned inside the tree protection zones.  Excavation, grading, soil deposits, drainage and 
leveling is prohibited within the tree protection zones without the project arborist consent.  No 
wires, signs or ropes shall be attached to the protected trees on site.  Utility services and irrigation 
lines shall all be place outside of the tree protection zones when possible.  When access is needed  
and tree protection fencing restricts access a landscape barrier shall be installed to protect the non-
protected root zone.   
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Showing the recommended tree protection fencing.  During the construction of the 

pathway work near retained redwood trees #7 and #8, fencing will need to be reduced to 
the driveway edge 

 
Landscape Barrier zone 
If for any reason 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 tree protection fencing is required.  The landscape buffer will help to 
reduce compaction to the unprotected root zone.   
 
Inspections 
The site arborist will need to verify that tree protection fencing has been installed before the start 
of construction.  The site arborist must inspect the site anytime excavation work is to take place 
underneath a protected trees dripline.  It is the contractor’s responsibility to contact the site arborist 
if excavation work is to take place underneath the protected trees on site.  Kielty Arborist Services 
can be reached at davidkieltyarborist@gmail.com or by phone at (650) 532-4418 (David). 
 
Root Cutting and Grading 
If for any reason roots are to be cut, they 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 site arborist must first give consent 
if roots over 2 inches in diameter are to be cut.   
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Trenching and Excavation 
Trenching for foundation, 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 and if 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 
Normal irrigation shall be maintained on this site at all times.    The imported trees (redwoods) 
will require normal irrigation.  On a construction site, I recommend irrigation during winter 
months, 1 time per month.  Seasonal rainfall may reduce the need for additional irrigation.  
During the warm season, April – November, my recommendation is to use heavy irrigation, 2 
times per month.  This type of irrigation should be started prior to any excavation.  The irrigation 
will improve the vigor and water content of the trees.  The on-site arborist may make 
adjustments to the irrigation recommendations as needed.  The foliage of the trees may need 
cleaning if dust levels are extreme.  Removing dust from the foliage will help to reduce mite and 
insect infestation.  Irrigation for the oak trees shall only be given in the months of May and 
September.  During the dry season the root zones are recommended to be kept dry to avoid root 
rot diseases.    
 
The information included in this report is believed to be true and based on sound arboricultural 
principles and practices. 
Sincerely, David 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  
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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:  March 6th, 2023     
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DATE: MAY 3, 2023 
 

AGENDA ITEM #3 

 
TO:     Nick Zornes, Zoning Administrator 
 
FROM:    Steve Golden, Senior Planner 
 
SUBJECT:   SC22-0026 – 705 Vista Grande Avenue 
 

 

RECOMMENDATION  

 

Approve design review application SC22-0026 for the construction of a new 3,827 square foot, two-
story house subject to the listed findings and conditions of approval and find the project categorically 
exempt under the California Environmental Quality Act (CEQA) pursuant to Section 15303 (“New 
Construction or Conversion of Small Structures”). 
 
BACKGROUND 
 
Project Description 
 

 Project Location: 705 Vista Grande Avenue, on the northeast corner of Springer Road and Vista 
Grande Avenue 

 Lot Size: 12,166 square feet 

 General Plan Designation: Single-Family, Medium Lot (SF4) 

 Zoning Designation: R1-10 
 Current Site Conditions: One-story home 
 
The proposed project includes the demolition of an existing one-story home and replacement with a 
new two-story home with 2,222 square feet on the first story and 1,522 square feet on the second 
story (see Attachment A – Project Plans).  The proposed residence will maintain the front façade of 
the residence oriented towards Vista Grande Avenue, however, proposes to relocate the driveway on 
the opposite side of the lot closest to Springer Road.  The residence is designed with 3:12 pitched 
roofs with mostly hipped roof structure forms except for a first-story gable over the covered porch 
entry and a small gable roof at second story on the Springer Road elevation.  The project also 
incorporates two, second-story balconies.  One balcony is accessed from the second story master 
bedroom area that faces Springer Road and is approximately five feet in depth.  The other balcony is 
accessed from the second story family room facing towards the rear of the house, approximately 36 
feet from the property line and is 3.5 feet in depth.  Both balconies incorporate some sort of screen 
wall (at the sides) into the design.  The project is utilizing high quality materials such as the clay tile 
stucco siding, stone veneer applied as a water table and exterior siding, wood trim, and aluminum clad 
windows, which are composed and integrated well into the overall architectural design of the 
residence.  
 
The subject site has five existing trees on the property or have driplines that encroach within the 
property that are considered protected trees per the city’s Tree Protection Regulations (Chapter 11.08) 
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because their diameter is over 48 inches in circumference (Tree Nos. 1-4 and 18).  Four of the trees 
are on the property (Tree Nos. 1-3 and 18) and are proposed to remain and one tree is off-site (Tree 
No. 4) and was determined to be removed as part of the design review approval for the adjacent 
parcel.  An arborist assessed the conditions of the trees and provided recommended tree protection 
measures before, during and after construction.  The arborist evaluated the condition of Tree Nos. 1-
3 and determined they were in poor to fair condition, but as noted, the plan shows to preserve them.  
Aside from the existing trees to remain, the applicant proposes to plant six additional trees including 
four Chinese Pistache and two Strawberry trees.  These are proposed to also serve as landscape 
screening between properties.  In addition to the trees, the conceptual landscape plan includes a variety 
of plantings including evergreen plantings, shrubs, and groundcover type of plants. 
 
Previous Site Applications 
 
The subject property is part of a two-lot subdivision that was approved by the City Council on April 
26, 2022.  A final map is currently being reviewed by the city and will be required to be recorded prior 
to the issuance of building permits for the proposed project (see Condition #19).  Prior to recordation 
of the final map, the existing residence will be required to be demolished. 
 
ANALYSIS 
 
Design Review 
 
The proposed home complies with the R1-10 district development standards found in Los Altos 
Municipal Code (LAMC) Chapter 14.06, as demonstrated by the following table: 
 

 Existing Proposed Allowed/Required 

COVERAGE: 3,126 square feet 3,634 square feet 3,650 square feet  

FLOOR AREA: 
1st Floor 
2nd Floor 
Total 

 
3,126 square feet 
- 
3,126 square feet 

   
2,222 square feet 
1,522 square feet 
3,827 square feet 

 
 
 
3,961 square feet  

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

 
43.5 feet 
73.75 feet 
21.1 feet   
37.5 feet 

 
25 feet 
29.6 feet 
20 feet/25 feet 
30.3 feet/30.3 feet 

 
25 feet 
25 feet  
20 feet (Exterior) 
10 feet/17.5 feet 

HEIGHT: 14 feet  25.5 feet 27 feet 

 
Although the front door is oriented to Vista Grande Avenue, for the purposes of the analysis and per 
the definition of front lot line in the Los Altos Zoning Code, the front lot line/front yard is abutting 
Springer Road.     
 
The project also includes a 757 square-foot attached accessory dwelling unit (ADU) at the first story, 
which is not included in the floor area total in the above table per state law and city ordinance per 
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Chapter 14.14 of the Municipal Code and the ADU is not to be considered in the design review 
approval.   
 
Pursuant to Chapter 14.76 of the LAMC, new two-story residences shall be consistent with policies 
and implementation techniques described in the single-family residential design guidelines.  According 
to the design guidelines, in “Consistent Character Neighborhoods”, good neighbor design has design 
elements, material, and scale found within the neighborhood and sizes that are not significantly larger 
than other homes in the neighborhood.  The emphasis should be on designs that "fit in" and lessen 
abrupt changes.  Sheets A-1.001 and A-1.002 show the proposed residence in relation to the 
surrounding properties and structures and the streetscape elevations of surrounding residences.  The 
proposed project has consistent characteristics as the existing surrounding neighborhood because 
incorporates hipped roof forms and exterior stucco and stone materials found in other residences.  
The proposed wall plate heights of the first story is 9.5 feet and the second story is 8.5 feet, which 
relates well to the scale of the surrounding residences and is compatible with Consistent Character 
Neighborhood characteristics. 
 
The design guidelines and design review findings also require designs to minimize the bulk of the 
structure.  The lower pitched roof structures do not substantially add to the bulk of the structure.  The 
design of first story roof form and horizontal eave line breaks up the wall plane and massing between 
the first and second stories.  The first story also includes a stone veneer water table which also visually 
breaks down the massing of the first story.  Building articulation and the roof forms at the second 
story further breaks down the massing into smaller portions which helps to minimize the bulkiness of 
the structure as suggested in the Residential Design Guidelines. 
 
Existing trees to remain on site and new tree plantings are proposed to serve as privacy screening 
between properties.  The new or rebuilt landscaping would need to satisfy the Water Efficient 
Landscape Ordinance requirements since it exceeds the 500 square-foot landscaping threshold for 
new residences and is conditioned as such. 
  
Overall, the project complies with the development standards in the R1-10 zoning district, is an 
appropriate design within this Consistent Character Neighborhood setting, would maintain an 
appropriate relationship to the adjacent structures, minimizes excessive bulk, and protects trees insofar 
as practical.   
 
ENVIRONMENTAL REVIEW 
 
This project is categorically exempt from environmental review under Section 15303 (“New 
Construction or Conversion of Small Structures”) of the California Environmental Quality Act 
(CEQA) because it involves the construction of a single-family dwelling in a residential zone. 
 
PUBLIC NOTIFICATION AND CORRESPONDENCE 
 
A public meeting notice was posted on the property, mailed to 12 property owners in the immediate 
vicinity, and published in the Town Crier.  The applicant also posted the public notice sign (24” x 36”) 
in conformance with the Planning Division posting requirements.   
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The applicant sent out letters to 18 neighbors in the immediate area by certified mail.  No concerns 
were identified by the neighbors. 
 

 
Attachment: 

A. Project Plans 
 

Cc: Burhan Baba, Livio, Applicant/Designer 
 Sandesh and Shikha Tawari, Property Owner 
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FINDINGS 
 

SC22-0026 705 Vista Grande Avenue 
 
With regard to the proposed new two-story residence, the Zoning Administrator finds the following 
in accordance with Section 14.76.060 of the Municipal Code: 

 
A. The proposed residence complies with all provision of this chapter because the proposed 

residence is consistent with the development standards of the R1-10 zoning district and policies 
and implementation techniques described in the Single-Family Residential Design Guidelines.  
 

B. The height, elevations, and placement on the site of the proposed new house is compatible when 
considered with reference to the nature and location of residential structures on adjacent lots, and 
will consider the topographic and geologic constraints imposed by particular building site 
conditions as the proposed home maintains a similar finished floor elevation and orientation on 
the lot as the existing home and complies with the allowable floor area, lot coverage, and height 
maximums as well as the daylight plane requirement pursuant to LAMC Chapter 14.06. 
 

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 because the trees on the property protected by city ordinance are 
proposed to remain and there will not be any substantial grade changes nor soil removal to 
construct the residence.  The proposed landscaping including new trees, shrubs, and ground cover 
will be in keeping with the surrounding neighborhood. 
 

D. The orientation of the proposed new residence in relation to the immediate neighborhood will 
minimize the perception of excessive bulk and mass because the proposed structure incorporates 
architectural design features such as low scale, horizontal eave lines, a stone veneer water table, 
building articulation, and roof forms that break up the massing and minimize excessive bulk. 
 

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.  The design incorporates clay tile roof 
material, stucco exterior siding, aluminum clad wood windows, and window and door trim that 
are high quality and architecturally integrated.  The size and scale of the proposed residence based 
on the overall building height and height of each story relates well with the neighborhood. 
 

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 because the site is 
relatively flat and has incorporated softscape and hardscape surfaces into the plan and proposes a 
drainage plan to minimize off-site stormwater drainage. 
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CONDITIONS OF APPROVAL 
 

SC22-0026 705 Vista Grande Avenue  
 
GENERAL 

1. Expiration 
The Design Review Approval will expire on May 3, 2025 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 February 21, 2023 except as may be 
modified by these conditions. 

3. Building Design Revisions 

a. The second story railings shall be increased to a minimum of 42 inches in height, consistent 
with the California Building Code. 

b. A high-quality exterior window and door trim material shall be installed which include, but are 
not limited to wood trim, cellular PVC trim, cast stone, and stone.  Stucco over a foam 
substrate (or other substrate) is not considered a high-quality finish material and shall not be 
used. 

4. 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. 

5. Protected Trees 
Tree Nos. 1-3 and 18 as shown on Sheet A-2.001 shall be protected under this application and 
cannot be removed without a tree removal permit from the Development Services Director. The 
tree protection plan outlined in the arborist report (Kielty Arborist Services LLC, dated 6/25/21) 
shall be incorporated into the building permit plans and implemented before and during 
construction. 

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. 

8. Underground Utility and Fire Sprinkler Requirements 
New residences and 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 
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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 and provide a letter which 
explains how each condition of approval has been satisfied and/or which sheet of the plans the 
information can found. 

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/or the site plan, show all tree/landscape 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.”  

13. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with specific 
amendments to the 2022 California Green Building Standards for Electric Vehicle Infrastructure 
and the 2022 California Energy Code as provided in Ordinances No 2022-487 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. Outdoor Condensing Units 
The plans shall show the location of any outdoor condensing 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 condensing 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. 
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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. Final Map Recordation 
Prior to the issuance of the building permit, the final map for the 2-lot subdivision (Application 
No. TM21-0002) creating the subject parcel for the approved project shall be recorded. 

20. Tree Protection 
Tree protection shall be installed around the dripline(s) of the trees 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. 

21. 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 

22. Landscaping Installation and Verification 

All landscaping materials, including plants or trees intended to provide privacy screening, as 
provided on the approved landscape plans shall be installed prior to final inspection. The applicant 
shall also 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.  

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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1.  HERS VERIFICATION REQUIRED FOR THE HVAC COOLING, HVAC DISTRIBUTION SYSTEM FAN SYSTEMS, AND IAQ (INDOOR AIR QUALITY).
     PROVIDE EVIDENCE OF THIRD PARTY VERIFICATION (HERS) TO PROJECT BUILDING INSPECTOR, PRIOR TO FINAL INSPECTION. 

2.  AT FINAL INSPECTION, A MANUAL, COMPACT DISC, WEB-BASED REFERENCE, OR OTHER ACCEPTABLE MEDIA INCLUDING ITEMS 1 
     THROUGH 10 IN ACCORDANCE WITH CGBSC SECTION 4.410.1 SHALL BE PLACED IN THE BUILDING.

3.  ALL ADHESIVES, SEALANTS, CAULKS, PAINTS, COATINGS, AND AEROSOL PAINT CONTAINERS MUST REMAIN ON THE SITE FOR FIELD 
     VERIFICATION BY THE BUILDING INSPECTOR.

4.  PRIOR TO ENCLOSING THE WALL AND FLOOR FRAMING, CONFIRMATION MUST BE PROVIDED TO THE BUILDING INSPECTOR SHOWING
     THE FRAMING MEMBERS DO NOT EXCEED 19% MOISTURE CONTENT.

5.  PRIOR TO OCCUPANCY OF THE BUILDING, PROVIDE A LETTER FROM THE CERTIFIED GREENPOINT RATER THAT VERIFIES COMPLIANCE
     WITH THE CHECKLIST AND THE MINIMUM REQUIRED POINTS WERE ACHIEVED. 

6.  PROPERTY LINE SURVEY WILL BE COMPLETED BY LICENSED SURVEYOR AND PROVIDED TO THE BUILDING INSPECTOR PRIOR TO 
     FOUNDATION INSPECTION
7.  BUILDING HEIGHT VERIFICATION WILL BE COMPLETED BY LICENSED SURVEYOR AND PROVIDED TO THE BUILDING INSPECTOR PRIOR 
     TO FRAMING INSPECTION
8.  INSTALLATION INSTRUCTIONS FOR ALL LISTED EQUIPMENT SHALL BE PROVIDED
     TO THE BUILDING INSPECTOR AT ROUGH INSPECTION
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TRADE DEPTH - 0' 10"
RISER HEIGHT - 6.6"
FLIGHT WIDTH - 3' 6"
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A.    ALL PLANS TO BE CONSTRUCTED TO ALL APPLICABLE BUILDING CODES, INCLUDING THE 2019
       CBC AND THE CRC.
B.    THE BUILDING ADDRESS SHALL COMPLY WITH SECTION R319 CRC.

C.      WALL FRAMING SHALL BE 2x6 AT 16" O.C. WITH 1/2" EXTERIOR SHEATHING AT EXTERIOR WALLS 
        AND 2x4 AT 16" O.C. WITH 5/8" GYP.  BOARD AT INTERIOR WALLS. SHEAR WALL PANELS AND 
        SPECIAL FRAMING CONDITIONS WILL BE NOTED IN THE STRUCTURAL DRAWINGS.

D.     PROVIDE 1/2" GYP. BOARD AT WALLS AND CEILING UNDER STAIR USABLE ENCLOSED SPACES.

E.    STANDARD DOOR FRAMING SHALL OCCUR 4" FROM RETURN WALL UNLESS OTHERWISE 
        NOTED. HARDWARE PER OWNER.

F.      ALL EXTERIOR DOORS SHALL HAVE A LANDING WITH A MAXIMUM 7.75" STEP.

G.    ALL BEDROOMS SHALL HAVE A WINDOW THAT MEETS EGRESS REQUIREMENTS. THIS WINDOW 
        SHALL BE DESIGNATE BY AN (E) AFTER THE WINDOW SIZE AND STYLE. EGRESS WINDOWS 
        SHALL HAVE A NET CLEAR OPENING OF NOT LESS THAN 5.7 SQ FT. THE NET CLEAR HEIGHT 
        OPENING SHALL BE NOT LESS THAN 24 INCHES AND THE NET CLEAR WIDTH SHALL NOT BE 
        LESS THAN 20 INCHES. GRADE FLOOR AND BELOW GRADE OPENINGS SHALL HAVE A NET 
        CLEAR OPENING OF NOT LESS THAN 5 SQ FT. EGRESS WINDOWS SHALL HAVE THE 
        BOTTOM OF THE CLEAR OPENING NOT GREATER THAN 44 INCHES MEASURED FROM THE 
        FLOOR. WINDOWS BELOW GRADE SHALL BE PROVIDED WITH A WINDOW WELL. CRC R310.2

H.     ALL OTHER WINDOWS SHALL BE OPERABLE UNLESS OTHERWISE SPECIFIED.

I.    ALL GLAZING IN SLIDING GLASS DOORS, SHOWER ENCLOSURES, AND OTHER REQUIRED 
        SAFETY LOCATIONS SHALL HAVE SAFETY TEMPERED GLASS. CRC R308.4

J.    BALCONY FLOOR SHALL BE 2" BELOW FINISH FLOOR AND SLOPED 1/4" PER FOOT AWAY 
        FROM DOORS. DOOR OPENINGS SHALL BE PROPERLY FLASHED. DRAINAGE PIPE WILL GO 
        THROUGH FASCIA TO GUTTER.

K.     EXTERIOR A/C UNITS ARE ANCHORED TO 3" CONCRETE SLABS SHOWN ON PLANS.
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NOTES:

NOTES:

• ALL DIMENSIONS ARE IN FEET AND INCHES.
• DRAWING SHALL NOT BE SCALED AND ONLY WRITTEN 

DIMENSIONS SHALL BE FOLLOWED.
• ALL CENTERLINES ARE FROM THE CENTER OF 

COLUMN/ WALL AND THE DIMENSIONS GIVEN ARE 
CENTERLINE DIMENSIONS- -UNLESS OTHERWISE 
MENTIONED.

• IN CASE OF ANY DISCREPANCY FOUND IN DRAWINGS 
AND DETAILS, IT SHALL BE BROUGHT TO THE NOTICE 
OF THE ARCHITECT, AND RECTIFIED, PRIOR TO 
ITS EXECUTION.

• THIS DRAWING IS ISSUED STRICTLY WITH AN 
UNDERSTANDING THAT IT WILL BE USED ONLY FOR 
THE PURPOSE MENTIONED AND SHALL BE RETURNED 
AFTER COMPLETION.

• ·LARGER SCALE DRAWINGS AND DETAILS SUPERCEDE 
THE SMALLER SCALE DRAWINGS AND DETAILS.

• THIS DRAWING SHALL BE REFERRED ONLY FOR THE 
PURPOSE MENTIONED IN  ITS TITLE (FLOORING 
PATTERN, FALSE CEILING, SHUTTERING PATTERN, 
ELECTRICAL, PLUMBING, ETC.)
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PROJECT :

THIS DOCUMENT IS THE PROPERTY OF LIVIO BUILDING SYSTEMS AND SHALL NOT BE REFERRED, 
REPRODUCED, COPIED, ETC, WITHOUT EXPLICIT WRITTEN PERMISSION FROM LIVIO BUILDING 
SYSTEMS,  LOS ALTOS, CA USA
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NO. OF RISERS- 16
TRADE DEPTH - 0' 11"
RISER HEIGHT - 0' 7"
FLIGHT WIDTH - 3' 3"

A.    ALL PLANS TO BE CONSTRUCTED TO ALL APPLICABLE BUILDING CODES, INCLUDING THE 2019
       CBC AND THE CRC.
B.    THE BUILDING ADDRESS SHALL COMPLY WITH SECTION R319 CRC.

C.      WALL FRAMING SHALL BE 2x6 AT 16" O.C. WITH 1/2" EXTERIOR SHEATHING AT EXTERIOR WALLS 
        AND 2x4 AT 16" O.C. WITH 5/8" GYP.  BOARD AT INTERIOR WALLS. SHEAR WALL PANELS AND 
        SPECIAL FRAMING CONDITIONS WILL BE NOTED IN THE STRUCTURAL DRAWINGS.

D.     PROVIDE 1/2" GYP. BOARD AT WALLS AND CEILING UNDER STAIR USABLE ENCLOSED SPACES.

E.    STANDARD DOOR FRAMING SHALL OCCUR 4" FROM RETURN WALL UNLESS OTHERWISE 
        NOTED. HARDWARE PER OWNER.

F.      ALL EXTERIOR DOORS SHALL HAVE A LANDING WITH A MAXIMUM 7.75" STEP.

G.    ALL BEDROOMS SHALL HAVE A WINDOW THAT MEETS EGRESS REQUIREMENTS. THIS WINDOW 
        SHALL BE DESIGNATE BY AN (E) AFTER THE WINDOW SIZE AND STYLE. EGRESS WINDOWS 
        SHALL HAVE A NET CLEAR OPENING OF NOT LESS THAN 5.7 SQ FT. THE NET CLEAR HEIGHT 
        OPENING SHALL BE NOT LESS THAN 24 INCHES AND THE NET CLEAR WIDTH SHALL NOT BE 
        LESS THAN 20 INCHES. GRADE FLOOR AND BELOW GRADE OPENINGS SHALL HAVE A NET 
        CLEAR OPENING OF NOT LESS THAN 5 SQ FT. EGRESS WINDOWS SHALL HAVE THE 
        BOTTOM OF THE CLEAR OPENING NOT GREATER THAN 44 INCHES MEASURED FROM THE 
        FLOOR. WINDOWS BELOW GRADE SHALL BE PROVIDED WITH A WINDOW WELL. CRC R310.2

H.     ALL OTHER WINDOWS SHALL BE OPERABLE UNLESS OTHERWISE SPECIFIED.

I.    ALL GLAZING IN SLIDING GLASS DOORS, SHOWER ENCLOSURES, AND OTHER REQUIRED 
        SAFETY LOCATIONS SHALL HAVE SAFETY TEMPERED GLASS. CRC R308.4

J.    BALCONY FLOOR SHALL BE 2" BELOW FINISH FLOOR AND SLOPED 1/4" PER FOOT AWAY 
        FROM DOORS. DOOR OPENINGS SHALL BE PROPERLY FLASHED. DRAINAGE PIPE WILL GO 
        THROUGH FASCIA TO GUTTER.

K.     EXTERIOR A/C UNITS ARE ANCHORED TO 3" CONCRETE SLABS SHOWN ON PLANS.
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NOTES:

• ALL DIMENSIONS ARE IN FEET AND INCHES.
• DRAWING SHALL NOT BE SCALED AND ONLY WRITTEN 

DIMENSIONS SHALL BE FOLLOWED.
• ALL CENTERLINES ARE FROM THE CENTER OF 

COLUMN/ WALL AND THE DIMENSIONS GIVEN ARE 
CENTERLINE DIMENSIONS- -UNLESS OTHERWISE 
MENTIONED.

• IN CASE OF ANY DISCREPANCY FOUND IN DRAWINGS 
AND DETAILS, IT SHALL BE BROUGHT TO THE NOTICE 
OF THE ARCHITECT, AND RECTIFIED, PRIOR TO 
ITS EXECUTION.

• THIS DRAWING IS ISSUED STRICTLY WITH AN 
UNDERSTANDING THAT IT WILL BE USED ONLY FOR 
THE PURPOSE MENTIONED AND SHALL BE RETURNED 
AFTER COMPLETION.

• ·LARGER SCALE DRAWINGS AND DETAILS SUPERCEDE 
THE SMALLER SCALE DRAWINGS AND DETAILS.

• THIS DRAWING SHALL BE REFERRED ONLY FOR THE 
PURPOSE MENTIONED IN  ITS TITLE (FLOORING 
PATTERN, FALSE CEILING, SHUTTERING PATTERN, 
ELECTRICAL, PLUMBING, ETC.)
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NOTES:

• ALL DIMENSIONS ARE IN FEET AND INCHES.
• DRAWING SHALL NOT BE SCALED AND ONLY WRITTEN 

DIMENSIONS SHALL BE FOLLOWED.
• ALL CENTERLINES ARE FROM THE CENTER OF 

COLUMN/ WALL AND THE DIMENSIONS GIVEN ARE 
CENTERLINE DIMENSIONS- -UNLESS OTHERWISE 
MENTIONED.

• IN CASE OF ANY DISCREPANCY FOUND IN DRAWINGS 
AND DETAILS, IT SHALL BE BROUGHT TO THE NOTICE 
OF THE ARCHITECT, AND RECTIFIED, PRIOR TO 
ITS EXECUTION.

• THIS DRAWING IS ISSUED STRICTLY WITH AN 
UNDERSTANDING THAT IT WILL BE USED ONLY FOR 
THE PURPOSE MENTIONED AND SHALL BE RETURNED 
AFTER COMPLETION.

• ·LARGER SCALE DRAWINGS AND DETAILS SUPERCEDE 
THE SMALLER SCALE DRAWINGS AND DETAILS.
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Door Schedule

Mark Count Width Height
Head
Height

D1 1 6' - 0" 7' - 0" 7' - 0"
D2 12 2' - 8" 8' - 0" 8' - 0"
D3 6 3' - 0" 8' - 0" 8' - 0"
D4 1 3' - 0" 8' - 0" 8' - 0"
D5 4 2' - 6" 8' - 0" 8' - 0"
D6 1 9' - 0" 8' - 0" 8' - 0"
D7 1 15' - 0" 8' - 0" 8' - 0"
D8 2 5' - 11" 7' - 6" 7' - 6"
D9 1 2' - 6" 6' - 0" 6' - 0"
D10 1 4' - 6" 8' - 0" 8' - 0"
D11 1 3' - 6" 8' - 0" 8' - 0"
D12 2 5' - 11" 8' - 0" 8' - 0"
GD 1 16' - 0" 8' - 0" 8' - 0"

1/2" = 1'-0"
DOOR SCHEDULE
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WINDOW SCHEDULE

705 VISTA GRANDE AVE-LOT B, LOS ALTOS, CA

02-16-2023

SAGAR

SUBHENDU

WINDOW SCHEDULE

Mark Count Width Height
Head
Height

SK1 4 3' - 0" 3' - 0"
SK2 1 2' - 0" 2' - 0"
W1 3 5' - 0" 5' - 0" 8' - 0"
W2 7 2' - 0" 3' - 0"
W3 3 4' - 0" 4' - 0"
W4 1 2' - 0" 6' - 0" 8' - 0"
W5 1 7' - 0" 4' - 0" 8' - 0"
W6 6 3' - 0" 6' - 0" 8' - 0"
W7 1 2' - 6" 4' - 0" 7' - 6"
W8 7 2' - 6" 4' - 0"
W9 2 4' - 0" 3' - 6" 7' - 6"
W10 1 5' - 0" 3' - 0" 7' - 6"
W11 1 7' - 0" 4' - 6" 7' - 6"
W12 2 2' - 6" 5' - 0" 8' - 0"
W13 1 3' - 0" 3' - 6" 8' - 0"
W14 1 5' - 0" 4' - 6" 7' - 6"

1/2" = 1'-0"
WINDOW SCHEDULE
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1/8" = 1'-0"

A-6.001

AREA CALCULATON

705 VISTA GRANDE AVE-LOT B, LOS ALTOS, CA

02-16-2023

SAGAR

SUBHENDU

1/8" = 1'-0"1 FIRST FLOOR

1/8" = 1'-0"2 SECOND FLOOR

FIRST FLOOR AREA CALCULATION

Name AREA LENGTH AREA WIDTH Area

B 21' - 4" 17' - 4 1/2" 371 SF
C 177 SF
D 30' - 2" 20' - 2" 608 SF
E 31' - 2" 13' - 9" 428 SF
F 21' - 0" 7' - 11" 166 SF
G1 21' - 11" 21' - 0" 460 SF
H 5' - 6" 1' - 6" 8 SF
I 3' - 0" 1' - 8" 5 SF
Grand total: 8 2224 SF

ADU FLOOR AREA CALCULATION

Name AREA LENGTH AREA WIDTH Area

A 29' - 10" 25' - 4 1/2" 757 SF
Grand total: 1 757 SF

SECOND FLOOR AREA CALCULATION

Name AREA LENGTH AREA WIDTH Area

A 29' - 2 1/2" 10' - 2 1/2" 298 SF
B 42' - 2 1/2" 3' - 4" 141 SF
C 6' - 8" 5' - 10" 39 SF
D 54' - 2 1/2" 10' - 0" 542 SF
E 14' - 4" 12' - 4" 177 SF
F 13' - 6" 10' - 10" 146 SF
H 5' - 0" 2' - 0 1/2" 10 SF
I 9' - 11" 2' - 0 1/2" 20 SF
J 5' - 5" 3' - 9" 20 SF
K 12' - 4" 5' - 8" 70 SF
P 13' - 0" 4' - 6" 59 SF
Grand total: 11 1522 SF

FIRST LEVEL

SECOND LEVEL

CALCULATIONS

22 

TOTAL FLOOR AREA  =  FIRST LEVEL AREA + SECOND LEVEL AREA  + 
  + COVERED PORCH (P1 + P2 + P4)

TOTAL LOT COVERAGE AREA = FIRST LEVEL AREA  +  PATIO AREA 
                                                         (P1 + P2 + P3 + P4 + P5 +P6 + P7) + ADU

TOTAL FLOOR AREA  =  2,222 + 1,522 + 83

TOTAL FLOOR AREA  =  3,827 SF

TOTAL LOT COVERAGE AREA = 2,222 + 655 + 757

TOTAL LOT COVERAGE AREA = 3,634 SF

ALLOWABLE FLOOR AREA  = 3,960.9 SF  

ALLOWABLE LOT COVERAGE AREA = 3,649.8 SF

NET LOT AREA  =  1,2166 SF (WITHOUT EASEMENT)

GROSS LOT AREA  =  1,2166 SF (WITH EASEMENT)

ALLOWED ADU  =  1,200 SF 

ALLOWED FLOOR  AREA (EX. ADU)  =  3,960.9 SF

ALLOWED TOTAL FLOOR AREA (INC. ADU)  =  3,960.9 + 1,200  =  5,160.9 SF

ALLOWED LOT COVERAGE  =  3,649.8 SF

PATIO AND PORCH AREA CALCULATION

Name AREA LENGTH AREA WIDTH Area

P1 13' - 0" 3' - 0" 39 SF
P2 14' - 0" 1' - 2" 16 SF
P3 13' - 9" 5' - 8 1/2" 79 SF
P4 13' - 9" 2' - 0" 28 SF
P5 20' - 2" 5' - 8 1/2" 115 SF
P6 20' - 5" 11' - 3" 230 SF
P7 17' - 4 1/2" 8' - 6" 148 SF
Grand total: 7 654 SF

6- -

CALCULATIONS FOR C

AREA = SQUARE + HALF CIRCLE
AREA = 110 + 66
AREA = 176 SF

5

ADU FLOOR AREA  =  757 SF

1

ALLOWABLE ADU  = 1200 SF  

1
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EXTERIOR COLOR / MATERIAL SCHEDULE
MATERIAL / APPLICATION COLOR MANUFACTURE

CLAY TILES ROOFING

METAL WINDOW FRAMES

WOODEN GARAGE DOOR

DOUBLE SLIDING GLASS DOOR

R
O

O
F

W
AL

L
M

IS
C

.

* NOTES: EXACT COLORS TO BE VERIFIED WITH OWNER & ARCHITECT

RUSTIC RUBBLE STONE CLADDING

BROWN

BROWN 

BROWN

STERLING OR EQ

JELWEN OR EQ

JELWEN OR EQ

SMOOTH STUCCO NA

METAL GUARDRAIL STAIRSUPPLIES OR EQ

GAF OR EQ

BLACK

BEIGE

NA

CONCRETE WALKWAY GREY NA

BROWN 
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OF THE ARCHITECT, AND RECTIFIED, PRIOR TO 
ITS EXECUTION.

• THIS DRAWING IS ISSUED STRICTLY WITH AN 
UNDERSTANDING THAT IT WILL BE USED ONLY FOR 
THE PURPOSE MENTIONED AND SHALL BE RETURNED 
AFTER COMPLETION.

• ·LARGER SCALE DRAWINGS AND DETAILS SUPERCEDE 
THE SMALLER SCALE DRAWINGS AND DETAILS.

• THIS DRAWING SHALL BE REFERRED ONLY FOR THE 
PURPOSE MENTIONED IN  ITS TITLE (FLOORING 
PATTERN, FALSE CEILING, SHUTTERING PATTERN, 
ELECTRICAL, PLUMBING, ETC.)
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REV. DESCRIPTION DATE REV BY

DATE:

DRAWN BY:

CHECKED BY:

SHEET NO:
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ADDRESS : 329 S San Antonio Road Suite #4, Los Altos, CA 94022

CONTACT :

EMAIL : team@golivio.com

PROJECT :

THIS DOCUMENT IS THE PROPERTY OF LIVIO BUILDING SYSTEMS AND SHALL NOT BE REFERRED, 
REPRODUCED, COPIED, ETC, WITHOUT EXPLICIT WRITTEN PERMISSION FROM LIVIO BUILDING 
SYSTEMS,  LOS ALTOS, CA USA
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PROJECT SHALL BE EXECUTED BY  A CLASS "B" OR CLASS "C-27" CONTRACTOR.

HE OR SHE SHALL BE RESPONSIBLE FOR VERIFYING EXISTING CONDITIONS AS

WELL AS TO CONTACT USA UNDERGROUND SERVICE ALERT AT 1800-642-2444

PRIOR TO CONSTRUCTION.

CHANGES IN LAYOUT DESIGN SHALL BE APPROVED BY ARCHITECT AND OWNER

PRIOR TO CONSTRUCTION.

DRAINAGE SHALL BE KEPT POSITIVE AT ALL TIMES ( AWAY FROM STRUCTURES.

DRAINED TO A DISCHARGE POINT. SEE DRAINAGE PLANS)

CONTRACTOR SHALL BE RESPONSIBLE FOR  ITEMS DAMAGED WHILE

CONSTRUCTION.

ACCESSIBILITY TO SITE PROVIDED BY OWNER. THIS IS NOT A SURVEYORS

DOCUMENT.

VERIFY GRADING ON SITE

ALL WORK TO BE PERFORMED ACCORDING TO CITY AND STATE BUILDING CODES.

CONTACT ARCHITECT FOR ANY CHANGES OR DISCREPANCIES

VERIFY PLANTING MATERIAL QUANTITY AND LOCATION

SCOPE OF WORK

1. INSTALL NEW LANDSCAPE FRONT AND BACK

2. INSTALL NEW DRIP IRRIGATION SYSTEM

3. COMPLY WITH CITY WATER ORDINANCE

STANDARDS FOR TREE PROTECTION OF TREES DURING GRADING AND

CONSTRUCTION OPERATIONS

THE PURPOSE OF THIS APPENDIX IS TO OUTLINE STANDARDS PERTAINING TO THE PROTECTION OF

TREES DESCRIBED IN SECTION

14.18.200 OF CHAPTER 14.18. THE STANDARDS ARE BRAD. A LICENSED LANDSCAPE ARCHITECT OR

INTERNATIONAL SOCIETY OF ARBORICULTURE CERTIFIED ARBORIST SHALL BE RETAINED TO CERTIFY

THE APPLICABILITY OF THE STANDARDS AND DEVELOP ADDITIONAL STANDARDS AS NECESSARY TO

ENSURE THE PROPERTY CARE, MAINTENANCE, AND SURVIVAL OF TREES DESIGNATED FOR

PROTECTION.

STANDARDS

1. A PLOT PLAN SHALL BE PREPARED DESCRIBING THE RELATIONSHIP OF PROPOSED GRADING AND

UTILITY TRENCHING TO THE TREES DESIGNATED FOR PRESERVATION. CONSTRUCTION AND GRADING

SHOULD NOT SIGNIFICANTLY RAISE OR LOWER THE GROUND LEVEL BENEATH TREE DRIP LINES, iF

THE GROUND LEVEL IS PROPOSED FOR MODIFICATION BENEATH THE DRIP LINE, THE

ARCHITECT/ARBORIST  SHALL ADDRESS AND MITIGATE THE IMPACT TO THE TREE (S)

2. ALL TREES TO BE PRESERVED ON THE PROPERTY AND ALL TREES ADJACENT TO THE PROPERTY

SHALL BE PROTECTED AGAINST DAMAGE DURING CONSTRUCTION OPERATIONS BY CONSTRUCTION A

FOUR FEET HIGH FENCE AROUND THE DRIP LINE, AND ARMOR AS NEEDED. THE EXTENT OF FENCING

AND ARMORING SHALL BE DETERMINED BY THE LANDSCAPE ARCHITECT. THE TREE PROTECTION

SHALL BE PLACED BEFORE ANY EXCAVATION OR GRADING IS BEGUN AND SHALL BE MAINTAINED IN

REPAIR FOR THE DURATION OF THE CONSTRUCTION WORK.

3. NO CONSTRUCTION OPERATIONS SHALL BE CARRIED ON WITHIN THE DRIP LINE AREA OF ANY TREE

DESIGNATED TO BE SAVED EXCEPT AS IS AUTHORIZED BY THE DIRECTOR OF COMMUNITY

DEVELOPMENT.

4. IF TRENCHING IS REQUIRED TO PENETRATE THE PROTECTION BARRIER OF THE TREE, THE

SECTION OF TRENCH IN THE DRIP LINE SHALL BE HAND DUG SO AS TO PRECLUDE THE CUTTING OF

ROOTS. PRIOR TO INITIATING ANY TRENCHING WITHIN THE BARRIER APPROVAL BY STAFF WITH

CONSULTATION OF AN ARBORIST SHALL BE COMPLETED.

5. TREES WHICH REQUIRE ANY DEGREE OF FILL AROUND THE NATURAL GRADE SHALL BE GUARDED

BY RECOGNIZED STANDARDS OF TREE PROTECTION AND DESIGN OF TREE WELLS.

6. THE AREA UNDER THE DRIP LINE OF THE TREE SHALL BE KEPT CLEAN. NO CONSTRUCTION

MATERIALS NOR CHEMICALS SOLVENTS SHALL BE STORED OR DUMPED UNDER THE TREE.

7. FIRES FOR ANY REASON SHALL NOT BE MADE WITHIN FIFTY FEET OF ANY TREE SELECTED TO

REMAIN AND SHALL BE LIMITED IN SEE AND KEPT UNDER CONSTANT SURVEILLANCE.

8. THE GENERAL CONTRACTOR SHALL USE A TREE SERVICE LICENSEE, AS DEFINED BY THE

CALIFORNIA BUSINESS AND PROFESSIONAL CODE, TO PRUNE AND CUT OF THE BRANCHES THAT

MUST BE REMOVED DURING THE GRADING OR CONSTRUCTION. NO BRANCHES OR ROOTS SHALL

BE CUT UNLESS AT FIRST REVIEWED BY THE LANDSCAPE ARCHITECT/ARBORIST WITH APPROVAL OF

STAFF.

9. ANY DAMAGE TO EXISTING TREE CROWNS OR ROOT SYSTEMS SHALL BE REPAIRED IMMEDIATELY

BY AN APPROVED TREE SURGEON.

10. NO STORAGE OF CONSTRUCTION MATERIALS OR PARKING SHALL BE PERMITTED WITHIN THE DRIP

LINE AREA OF ANY TREE DESIGNATED TO BE SAVED.

11. TREE PROTECTION REGULATIONS SHALL BE POSTED ON PROTECTIVE FENCING AROUND TREES

TO BE PROTECTED.
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L-1 COVER SHEET / (E) TREES

L-2 LANDSCAPE LAYOUT

   PLANTING PLAN / CONCEPTUAL PLANTING

LOT - B

ARCHITECT: LIVIO

889 SAN  ANTONIO RD. SUITE 110

LOS ALTOS, CA 94022  650-380-0644

TEAM@GOLIVIO.COM

ENGINEER:  RW ENGINEERING INC

505 ALTAMONT DR

MILPITAS, CA 95035

408-262-1899

ARBORIST: Kielty Arborist Services LLC

Certified Arborist WE#0476A

P.O. Box 6187

San Mateo, CA 94403

650- 515-9783

APN : 189-58-070

PROJECT ADDRESS: 705 VISTA GRANDE AVE

OWNER: SANDESH & SHIKHA TAWARI

ZONING:

OCCUPANCY GROUP:

TOTAL LANDSCAPE SF.: 3032 SQ. FT.

PROJECT TYPE: NEW LANDSCAPE

WATER SUPPLY: POTABLE WATER

STATEMENT: I AGREE TO COMPLY WITH THE

REQUIREMENTS OF THE WATER EFFICIENT LANDSCAPE

ORDINANCE AND SUBMIT A COMPLETE LANDSCAPE

DOCUMENTATION PACKAGE

BOTANICAL NAME

PLANTING SCHEDULE

SIZEQTYSYMBOL COMMON NAME NOTES

EXISTING / PROTECT

REDWOOD

REDWOOD

REDWOOD

1

2

3

4

1

1

1

1 26" dia

26" dia

38" dia

27" dia
DEODAR CEDARCEDRUS DEODARA

SEQUOIA SEMPERVIRENS

SEQUOIA SEMPERVIRENS

SEQUOIA SEMPERVIRENS

CANARY ISLAND PALM
5 1 26" dia

PHOENIX CANARIENSIS

EXISTING / PROTECT

EXISTING / PROTECT

REMOVE

REMOVE

8-1-2022
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REDWOOD1 23" dia
SEQUOIA SEMPERVIRENS REMOVE

DOUGLAS FIR1 34" dia
PSEUDOTSUGA MENZIESII EXISTING / PROTECT

CAMPHOR TREE1 9" dia
CINNMOMUN CAMPHORA

EXISTING / PROTECT

REDWOOD1 25" dia
SEQUOIA SEMPERVIRENS EXISTING / PROTECT

1 24" dia EXISTING / PROTECT

1 25" dia EXISTING / PROTECT

PINEAPLE GUAVE1 7" dia
ACCA SELLOWIANA REMOVE

1 7" dia REMOVE

1 8" dia REMOVE

1 7" dia REMOVE

1 6" dia REMOVE

1 7" dia REMOVE

CORK OAK
1 41" dia

QUERCUS SUBER EXISTING / PROTECT
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X

X

X
X

X

X

X

X

TREES TO REMOVE, TYPICAL

LEGEND

EXISTING TREE CANOPY, TYPICAL

TREE PROTECTION FENCING; REFER TO ARBORIST REPORT

ALL REMAINING TREES

DOUGLAS FIRPSEUDOTSUGA MENZIESII

DOUGLAS FIRPSEUDOTSUGA MENZIESII

PINEAPLE GUAVEACCA SELLOWIANA

PINEAPLE GUAVEACCA SELLOWIANA

PINEAPLE GUAVEACCA SELLOWIANA

PINEAPLE GUAVEACCA SELLOWIANA

PINEAPLE GUAVEACCA SELLOWIANA
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NOTE:

" I HAVE COMPLIED WITH THE CRITERIA OF THE ORDINANCE

AND APPLIED THEM FOR THE EFFICIENT USE OF WATER IN

THE LANDSCAPE DESIGN PLAN".
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STEPS

KEEP OUT

TREE

PROTECTION

AREA

NOTES

1

NOT TO SCALE SECTION

2" X 6' STEEL POSTS

OR APPROVED

EQUAL

3" LAYER OF CHIP

MULCH OVER THE

PROTECTED ROOT

ZONES

MIN. 8.5" X 11" SIGN

LAMINATED IN PLASTIC,

SPACED EVERY 50'

ALONG THE FENCE

P
E

R

O
R

D
I
N

A
N

C
E

,

B
U

T

4
'
-
0

"

M
I
N

.

CROWN DRIP LINE OR OTHER LIMIT OF TREE PROTECTION AREA. SEE

TREE PRESERVATION PLAN FOR FENCE ALIGNMENT.

TREE PROTECTION

FENCE: HIGH DENSITY

POLYETHYLENE FENCING

WITH 3.5" X 1.5"

OPENINGS.  COLOR:

ORANGE.  STEEL POSTS

INSTALLED AT 8' -0" O.C.

MAINTAIN EXISTING

GRADE WITHIN THE TREE

PROTECTION FENCE

UNLESS OTHERWISE

INDICATED ON THE PLANS

TREE PROTECTION FENCING

A. SEE ARBORIST REPORT FOR ADDITIONAL PROTECTION REQUIREMENTS. COMPLY WITH ALL TREE

PROTECTION REQUIREMENTS PER JURISDICTION.

B. IRRIGATE AS NEEDED TO MAINTAIN HEALTH OF TREE.

C. KEEP EXPOSED ROOTS MOIST.

D. NO PRUNING SHALL BE PERFORMED EXCEPT UNDER THE DIRECTION OF APPROVED ARBORIST.

E. NO EQUIPMENT SHALL OPERATE INSIDE THE PROTECTIVE FENCING INCLUDING DURING FENCE

INSTALLATION AND REMOVAL.

F. NO MATERIALS SHALL BE STORED INSIDE FENCE.

LANDSCAPE ELEMENTS

PLANTING AREAS (MINUS STREET DEDICATION 6860-2492 SF)

DECOMPOSED GRANITE AREAS

FAUX LAWN

WATERLESS WATERFALL AND POND

SQ. FT. OTHER

LANDSCAPE ELEMENTS SCHEDULE / AREA COVERAGE

4,368

1,941

1,135

509

56

PERMEABLE CALSTONE PAVERS WALKS, DRIVEWAY, PATIOS

RAISED BACK YARD DECK AREA NOT COVERED 364

LOT SIZE (DOES NOT INCLUDE DEDICATION AREA)

HOUSE   (LEVEL1 & ADU 2229+757=2986 SF + LEVEL 2   1655 SF)

12,166

4641

PLANTING AREAS 4,368

STREET DEDICATION DO NOT DISTURB BY SPRINGER RD SIDE

DO NOT DISTURB NATURAL AREA UNDER # 18 OAK DRIP LINE

PROPOSED TOTAL LANDSCAPED AREAS

-1,336

3,032

DG

WALKWAY

ALL PLANTING AND IRRIGATION MATERIAL TO COMPLY WITH CITY ORDINANCES

BOTANICAL NAME

TREE PLANTING SCHEDULE

SIZEQTYSYMBOL COMMON NAME NOTES

EXISTING / PROTECT

REDWOOD

REDWOOD

1

2

3

4

1

1

1

1 26" dia

26" dia

38" dia

27" dia
DEODAR CEDARCEDRUS DEODARA

SEQUOIA SEMPERVIRENS

SEQUOIA SEMPERVIRENS

5 1

EXISTING / PROTECT

EXISTING / PROTECT

REMOVE

6

7

8

9

18

1

1

1

1

CORK OAK
1 41" dia EXISTING / PROTECT

1

2

3

4

X

18

REDWOOD1 26" dia
SEQUOIA SEMPERVIRENS REMOVE

CORK OAKQUERCUS SUBER EXISTING / PROTECT

5

6

7

8

9

BOTANICAL NAME

SALVIA GREGGII

DROUGHT TOLERANT CONCEPTUAL PLANTING SCHEDULE

SIZEQTYSYMBOL COMMON NAME NOTES

ARCTOSTAPHYLOS HOOKERY

CARMEL CREEPER

ASSORTED

HOKKERI MANZANITA

1

1

1

1

1

1

1

1

1

1

1

1

1

1

1

1

1

1

1

. SALVIA PEROVSKIA

CEANOTHUS HORIZONTALIS

SALVIA

RHAMNUS CALIFORNICA LEATHERLEAF COFFEEBERRY

DODONEA VISCOSA HOPESEED BUSH

LOROPETALUM CHINENSE RUBRUM RED FRINGE FLOWER

ATRIPLEX SALT BUSH

LAVANDULA STOECHA ALBA SPANISH LAVANDER

LONICERA HISPIDULA CALIFORNIA HONEYSUCKLE

VERBENA BONARIENSIS VERBENA

SALVIA LEUCANTHA MEXICAN BUSH SAGE

ACACIA GREGGII WAIT A MINUTE BUSH

CISTUS X SKANBERGII PINK ROCKROSE

ALYOGYNE HUEGELII BLUE HIBISCUS

CISTUS SALVIFOLIUS PROSTATUS SAGELEAF ROCKROSE

ARCTOSTAPHYLOS EMERALD CARPET

MIMULUS AURANTIACUS STICKY MONKEY FLOWER

BLUE SPIRE RUSIAN SAGESALVIA PEROVSKIA

SIZE

ITEM

1 SUCCULENTS / ASSORTED SUCCULENTS

1
KALANCHOE CALANDIVA  / AND OR

BLOSSFELDIANA

KALANCHOE

1 EUPHORBIA TIRUCALLI FIRE STICKS

.

. FAUX LAWN. .

B

PERVIOUS / IMPERVIOUS COVERAGE

IMPERVIOUS PAVERS

35 SQ. FT.
IMPERVIOUS 3' FENCE

780 SQ. FT.

FRONT YARD 2,307 SQ. FT.

DIOSPYRUS KAKI24" box

24" box

36" box

24" box

24" box

JAPANESE PERSIMMON

ALL PLANTING MATERIAL TO MEET WATER ORDINANCE, MUST BE WATER TOLERANT OR DROUGHT RESISTANT

ALL PLANTING AREAS SHALL RECEIVE 3" MIN OF BARK. OVER A FILTER WEED FABRIC BARRIER

ALL IRRIGATION SYSTEM SHALL BE A DRIP SYSTEM WITH A WATERING SCHEDULE THAT MEET THE CITY

REQUIREMENTS FOR WATER ALLOWANCE AND SCHEDULE.

AREAS INSIDE THE FRONT OAK # 18, # 1, #2, # 3 TREES TO REMAIN AS IS

ALL EXISTING TREES MUST BE PROTECTED WITH A PERIMETER FENCE. SEE DETAIL THIS PAGE

STONE PATH FRONT YARD
75

39%% PERVIOUS

75 SQ. FT.STONE PATH

MIMULUS AURANTIACUS STICKY MONKEY FLOWER

PATIO

25' STREET DEDICATION AREA

SEE SHEET 1

RW ENGINEERING INC.

10

10 1 24" box

PISTACIA CHINENSIS CHINESE PISTACHE

PISTACIA CHINENSIS CHINESE PISTACHE

PISTACIA CHINENSIS CHINESE PISTACHE

ARBUTUS MARINA STRAWBERRY TREE

ARBUTUS MARINA STRAWBERRY TREE

REQUIRED PRIOR TO FINAL INSPECTION:

a. CERTIFICATE OF COMPLETION AND CERTIFICATE OF INSTALLATION, FOLLOWING INSTALLATION

OF LANDSCAPING MATERIALS AND IRRIGATION HARDWARE

b. IRRIGATION SCHEDULE

c. LANDSCAPE AND IRRIGATION MAINTENANCE SCHEDULE

d. LANDSCAPE AND IRRIGATION INSTALLATION REPORT

e. LANDSCAPE MAINTENANCE AGREEMENT

WELO IRRIGATION NOTES

1. AUTOMATIC IRRIGATION CONTROLLERS ARE REQUIRED AND MUST USE EVAPOTRANSPIRATION

OR SOIL MOISTURE SENSOR DATA AND UTILIZE A RAIN SENSOR

2. IRRIGATION CONTROLLERS SHALL BE A TYPE WHICH DOES NOT LOSE PROGRAMMING DATA IN

THE EVENT THE PRIMARY POWER SOURCE IS INTERRUPTED.

3. PRESSURE REGULATORS SHALL BE INSTALLED ON THE IRRIGATION SYSTEM TO ENSURE THE

DYNAMIC PRESSURE OF THE SYSTEM IS WITHIN THE MANUFACTURER’S RECOMMENDED

PRESSURE RANGE.

4. MANUAL SHUT-OFF VALVES (SUCH AS A GATE VALVE, BALL VALVE, OR BUTTERFLY VALVE)

SHALL BE INSTALLED AS CLOSE TO POSSIBLE TO THE POINT OF CONNECTION OF THE WATER

SUPPLY

5. ALL IRRIGATION EMISSION DEVICES MUST MEET THE REQUIREMENTS SET IN THE ANSI

STANDARD, ASABE/ICC 802-2014 “LANDSCAPE IRRIGATION SPRINKLER AND EMITTER

STANDARD.” ALL SPRINKLER HEADS INSTALLED IN THE LANDSCAPE MUST DOCUMENT A

DISTRIBUTION UNIFORMITY LOW QUARTER OF 0.65 OR HIGHER USING THE PROTOCOL DEFINED

IN ASABE/ICC 802-2014

6. DEDICATED IRRIGATION METERS ARE REQUIRED FOR NON-RESIDENTIAL PROJECTS WITH MORE

THAN 1,000 SQ. FT. OF LANDSCAPE AREA.

PRIVACY TREE

PRIVACY TREE

PRIVACY TREE

890 SQ. FT.TOTAL IMPERVIOUS

NOTE:

REUSE EXISTING ON SITE PAVERS IN LOT "B"

SAVE PAVERS FROM BEING HAULED AWAY AT DEMOLITION

-2,492

99
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X
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BOTANICAL NAME

TREE PLANTING SCHEDULE

SIZEQTYSYMBOL COMMON NAME NOTES

EXISTING / PROTECT

REDWOOD

REDWOOD

1

2

3

4

1

1

1

1 26" dia

26" dia

38" dia

27" dia
DEODAR CEDARCEDRUS DEODARA

SEQUOIA SEMPERVIRENS

SEQUOIA SEMPERVIRENS

5 1

EXISTING / PROTECT

EXISTING / PROTECT

REMOVE

6

7

8

9

18

1

1

1

1

CORK OAK
1 41" dia EXISTING / PROTECT

REDWOOD1 26" dia
SEQUOIA SEMPERVIRENS REMOVE

CORK OAKQUERCUS SUBER EXISTING / PROTECT

DIOSPYRUS KAKI24" box

24" box

36" box

24" box

24" box

JAPANESE PERSIMMON

10 1 24" box

PRUNUS CAROLIANA CAROLINA CHERRY LAUREL

ARBUTUS MARINA STRAWBERRY TREE

ARBUTUS MARINA STRAWBERRY TREE

PRIVACY TREE

PRIVACY TREE

PRIVACY TREE

10

17

1

6

5

4

5

2

9

6

9

5

10

3

10

6

NUMBER OF PLANTS

1

KEY NUMBER

A

A

A

A

A

A

B

B

B

B

B

B

A

A

A

A

A

A

A

A

A

A

A

A

A

SIZE

ITEM

SIZE

ITEM

SIZE

ITEM

BOTANICAL NAME

PLANTING SCHEDULE

SIZEQTYSYMBOL COMMON NAME

2

4

3

5

4

3

6

2

7

2

3

2

6

2

8

6

11

6

10

4

24

1

14

6

5

1

14

1

5

1

14

3

19

7

14

7

4

19

2

4

3

16

8

4

18

4

18

4

19

6

24

1

5

7

3

5

13

7

16

3

3

15

8

16

6

13

5

23

3

14

1

15

5

14

3

22

5

13

10

16

2

22

21

22

2

15

4

14

1

15

5

13

6

14

3

15

4

14

3

15

3

14

13

1

25

25

16

4

16

4

5

4

8

6

16

7

8

4

4

4

3

4

19

4

3

16

3

2

3

20

1 19 5 MIMULUS AURANTIACUS STICKY MONKEY FLOWER

2 7 5 RHUS INTEGRIFOLIA LEMONADE BERRY

19 53 EUPHORBIA TIRUCALLI FIRE STICKS

4 8 RHUS OVATA SUGAR BUSH

195 RHAMNUS CALIFORNICA LEATHERLEAF COFFEEBERRY

6

3

6 7 FRANGULA CALIFORNICA CALIFORNIA COFFEEBERRY

119 DODONEA VISCOSA HOPESEED BUSH

19

3

3

8 LONICERA HISPIDULA CALIFORNIA HONEYSUCKLE

1310 ATRIPLEX SALT BUSH

11 6 BOUTELOUA GRACILIS BLUE GRAMA

B

1

6

ARTEMISIA CALIFORNICA CALIFORNIA SAGEBRUSH
12 6

A

.
13 24 ARCTOSTAPHYLOS EMERALD CARPET

4414 SALVIA ASSORTED COLORSALVIA GREGGII

2

14

FESTUCA CALIFORNICA CALIFORNIA FESCUE
15 13

A

6

1

16 27 LAVANDULA STOECHA ALBA SPANISH LAVANDER

CARMEL CREEPER
17 10

CEANOTHUS HORIZONTALIS

18 8 CISTUS SALVIFOLIUS PROSTATUS SAGELEAF ROCKROSE

19 25 ARCTOSTAPHYLOS HOOKERI HOOKERS MANZANITA

19

4

20 3 BACCHARIS CENTENNIAL CENTENNIAL BACCHARIS

SIZE

ITEM

ARCTOSTAPHYLOS UVA URSI BEAR BERRY
21 22

22 5 LANTANA CAMARA LANTANA

23 5 BLUE SPIRE RUSIAN SAGESALVIA PEROVSKIA

24 2 SALVIA APIANA WHITE SAGE

25 . . FAUX LAWN OWNER TO SLECT

MUHLEMBERGIA RIGENS DEER GRASS
7 2

NOTE:

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.

1

1

Symbol#: 2

Botanical Name:

RHUS INTEGRIFOLIA

Common Name:

LEMONADE BERRY

Anticipated Ht: 6

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 1

Botanical Name:

MIMULUS AURIANTICUS

Common Name:

STICKY MONKEY FLOWER

Anticipated Ht: 3.5

Spread at maturity: 3.5

WUCOLS Value: LOW

Average growth rate:

Symbol#: 3

Botanical Name:

EUPHORBIA TIRUCALLI

Common Name:

FIRE STICKS

Anticipated Ht: 3

Spread at maturity: 3

WUCOLS Value: LOW

Average growth rate:

Symbol#: 5

Botanical Name:

RHAMNUS CALIFORNICA

Common Name:

LEATHER LEAF COFFEBERRY

Anticipated Ht: 6

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 4

Botanical Name:

RHUS OVATA

Common Name:

SUGAR BUSH

Anticipated Ht: 6

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 6

Botanical Name:

FRANGULA CALIFORNICA

Common Name:

CALIFORNIA COFFEE BERRY

Anticipated Ht: 5

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 8

Botanical Name:

LONICERA HISPIDULA

Common Name:

CALIFORNIA HONEYSUCKLE

Anticipated Ht: 4

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 7

Botanical Name:

MUHLENBERGIA RIGENS

Common Name:

DEER GRASS

Anticipated Ht: 4

Spread at maturity: 4

WUCOLS Value: LOW

Average growth rate:

Symbol#: 9

Botanical Name:

DODONEA VISCOSA

Common Name:

HOPESEED BUSH

Anticipated Ht: 8

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 11

Botanical Name:

BOUTELOVA GRACILIS

Common Name:

BLUE GRAMA

Anticipated Ht: 2

Spread at maturity: 2

WUCOLS Value: LOW

Average growth rate:

Symbol#: 10

Botanical Name:

ATRIPLEX CANESCENS

Common Name:

SALT BUSH

Anticipated Ht: 5

Spread at maturity: 5

WUCOLS Value: LOW

Average growth rate:

Symbol#: 12

Botanical Name:

ARTEMISIA CALIFORNICA

Common Name:

CALIFORNIA SAGEBUSH

Anticipated Ht: 3

Spread at maturity: 3

WUCOLS Value: LOW

Average growth rate:

Symbol#: 14

Botanical Name:

SALVIA GREGGII

Common Name:

SALVIA

Anticipated Ht: 2

Spread at maturity: 2

WUCOLS Value: LOW

Average growth rate:

Symbol#: 13

Botanical Name:

ARCTOSTAPHYLOS

Common Name:

EMERALD CARPET

Anticipated Ht: 1

Spread at maturity: 4

WUCOLS Value: LOW

Average growth rate:

Symbol#: 15

Botanical Name:

FESTUCA CALIFORNICA

Common Name:

CALIFORNIA FESCUE

Anticipated Ht: 2

Spread at maturity: 2

WUCOLS Value: LOW

Average growth rate:

Symbol#: 17

Botanical Name:

CEANOTHUS HORIZONTALIS

Common Name:

CARMEL CREEPER

Anticipated Ht: 1

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 16

Botanical Name:

LAVANDULA STOEKA ALBA

Common Name:

SPANISH LAVANDER

Anticipated Ht: 2

Spread at maturity: 2

WUCOLS Value: LOW

Average growth rate:

Symbol#: 18

Botanical Name:

CISTUS SALVIFOLIUS Prostatus

Common Name:

SAGELEAF ROCKROSE

Anticipated Ht: 3

Spread at maturity: 3

WUCOLS Value: LOW

Average growth rate:

Symbol#: 20

Botanical Name:

BACCHARIS CENTENNIAL

Common Name:

CENTENIAL BACCHARIS

Anticipated Ht: 4

Spread at maturity: 4

WUCOLS Value: LOW

Average growth rate:

Symbol#: 19

Botanical Name:

ARCTOSTAPHYLOS HOOKERI

Common Name:

HOOKERS MANZANITA

Anticipated Ht: 1

Spread at maturity: 2

WUCOLS Value: LOW

Average growth rate:

Symbol#: 21

Botanical Name:

ARCTOSTAPHYLOS UVA URSI

Common Name:

BEAR BERRY

Anticipated Ht: 1

Spread at maturity: 5

WUCOLS Value: LOW

Average growth rate:

Symbol#: 23

Botanical Name:

SALVIA PEROVSKIA

Common Name:

BLUE SPIRE RUSIAN SAGE

Anticipated Ht: 3

Spread at maturity: 3

WUCOLS Value: LOW

Average growth rate:

Symbol#: 22

Botanical Name:

LANTANA CAMARA

Common Name:

LANTANA

Anticipated Ht: 2

Spread at maturity: 6

WUCOLS Value: LOW

Average growth rate:

Symbol#: 24

Botanical Name:

SALVIA APIANA

Common Name:

WHITE SAGE

Anticipated Ht: 2

Spread at maturity: 2

WUCOLS Value: LOW

Average growth rate:

Symbol#: TREE 2, 3, 4 (Existing)

Botanical Name:

SEQUOIA SEMPERVIRENS

Common Name:

CALIFORNIA REDWOOD

Anticipated Ht: 100

Spread at maturity: 40

WUCOLS Value: LOW

Average growth rate:

Symbol#: TREE 1 (Existing)

Botanical Name:

CEDRUS DEODARA

Common Name:

DEODAR CEDAR

Anticipated Ht: 50

Spread at maturity: 20

WUCOLS Value: LOW

Average growth rate:

Symbol#:  TREE 18 (Exist)

Botanical Name:

QUERCUS SUBER

Common Name:

CORK OAK

Anticipated Ht: 70

Spread at maturity:70

WUCOLS Value: LOW

Average growth rate:

Symbol#: TREE 5

Botanical Name:

DIOSPIRUS KAKI

Common Name:

JAPANESE PERSIMON

Anticipated Ht: 20

Spread at maturity: 20

WUCOLS Value: LOW

Average growth rate:

5

5

5

5

5

5

5

5

5

5

5

5

5

5

5

Symbol#: TREE 9, 10

Botanical Name:

ARBUTUS MARINA

Common Name:

LANTANA

Anticipated Ht: 30

Spread at maturity: 20

WUCOLS Value: LOW

Average growth rate:

Symbol#: TREE 1

Botanical Name:

PRUNUS CAROLIANA

Common Name:

CAROLINA CHERRY LAUREL

Anticipated Ht: 35

Spread at maturity: 20

WUCOLS Value: LOW

Average growth rate: Moderate

PRUNUS CAROLIANA CAROLINA CHERRY LAUREL

PRUNUS CAROLIANA CAROLINA CHERRY LAUREL

2

100
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TO: Nick Zornes, Zoning Administrator   

FROM: Nazaneen Healy, Associate Planner   

SUBJECT: SC23-0002 – 925 Echo Drive 
 

RECOMMENDATION  

 

Approve design review application SC23-0002 for the construction of a new approximately 3,914 
square foot two-story house subject to the listed findings and conditions of approval and find the 
project categorically exempt under the California Environmental Quality Act (CEQA) pursuant to 
Section 15303 (“New Construction or Conversion of Small Structures”). 
 
BACKGROUND 
 
Project Description 
 

 Project Location: 925 Echo Drive, on the east side of Echo Drive between Avon Way and 
Covington Road 

 Lot Size: 13,011 square feet 

 General Plan Designation: Single-Family, Medium Lot (SF4) 

 Zoning Designation: R1-10 

 Current Site Conditions: One-story home  
 
The proposed project includes the removal of an existing one-story home and replacement with a new 
two-story home (see Attachment A – Project Plans). The proposed home incorporates traditional 
gabled and hipped roof forms as well as exterior materials that include a composition shingle roof, 
stucco exterior finish with stone veneer, and wood clad windows and trim. The proposed home is 
situated on the lot similar to the existing home and the proposed site improvements include a circular 
driveway in the front yard that also leads to the attached garage, as well as new landscaping and 
landscape features in the front and rear yards. Nine existing trees (four of which are protected) will 
remain and one 7-inch diameter non-protected tree is proposed for removal.  
 
ANALYSIS 
 

Design Review 
 
The proposed home complies with the R1-10 district development standards found in LAMC Chapter 

DATE: MAY 3, 2023 
 

AGENDA ITEM #4 
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14.06, as demonstrated by the following table: 
 

 Existing Proposed Allowed/Required 

LOT COVERAGE: 1,953 square feet 3,039 square feet 3,903 square feet 

FLOOR AREA: 
First floor 
Second floor 
Total 

 

1,870 square feet 

-- 
1,870 square feet 

 

2,686 square feet 

1,228 square feet 
3,914 square feet 

 
 
4,051 square feet 

   

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

Left side (1st/2nd) 

 

34.5 feet 
78 feet 

9.5 feet/-- 
9.5 feet/-- 

 

40 feet 

39.5 feet 
14.4 feet/20.8 feet  
10 feet/19.1 feet 

 

  25 feet 

25 feet 
10 feet/17.5 feet 
10 feet/17.5 feet 

HEIGHT: 15 feet 24.7 feet 27 feet 

 
The proposed home generally complies with the Single-Family Residential Design Guidelines by 
minimizing bulk by incorporating a greater front setback than required, insetting the second story, and 
proposing a lower height than the maximum, as well as preserving mature landscape features by 
retaining all but one of the existing trees. However, Section 5.6 (House, Garage, and Driveway 
Placement) of the Design Guidelines calls for the following: 

1. Orient the front of the house parallel with the street. 
2. Avoid making the garage the focal point of the house. 
3. Reduce the amount of front yard setback area devoted to vehicular parking to allow for 

more landscaping.  

The proposed design locates the attached garage several feet in front of the home, angles the home 
away from the street, and maximizes the front yard paving, contrary to the Design Guidelines above. 
Therefore Condition of Approval No. 4 requires replacement of the proposed circular driveway with 
a single driveway leading to the garage and additional tree and shrub plantings and Condition of 
Approval No. 5 requires implementation of at least one of the methods listed in Section 5.6 of the 
Design Guidelines under Garage Placement for making the garage less prominent such as 
incorporating a hipped roof, adding a trellis, and/or insetting the garage door back from the face of 
the garage at least one foot. 
 
In addition, Section 5.3 of the Design Guidelines calls for careful design to prevent privacy impacts 
from second story sightlines. To minimize potential privacy impacts from the proposed rear balcony 
and second story south side window, Condition of Approval No. 6 requires evergreen tree plantings 
to be maintained along the rear and south side property lines. As conditioned, the project complies 
with the Single-Family Residential Design Guidelines. 
 
ENVIRONMENTAL REVIEW 
 
This project is categorically exempt from environmental review under Section 15303 (“New 
Construction or Conversion of Small Structures”) of the California Environmental Quality Act 
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(CEQA) because it involves the construction of a single-family dwelling in a residential zone. 
 

PUBLIC NOTIFICATION AND CORRESPONDENCE 
 
A public meeting notice was posted on the property, mailed to 12 property owners in the immediate 
vicinity, and published in the Town Crier.  The applicant also posted the public notice sign (24” x 36”) 
in conformance with the Planning Division posting requirements.   
 
The applicant contacted 10 neighbors in the immediate area and obtained signatures from seven of 
them acknowledging receipt of the plans. No comments from neighbors have been received by staff 
as of the writing of this report.  
 

 
Attachment: 

A. Project Plans 
 
Cc: Chapman Design Associates, Applicant  

Navpreet & Rohan Puri, Property Owners 
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FINDINGS 
 

SC23-0002 – 925 Echo Drive 
 

With regard to the proposed new two-story residence, the Zoning Administrator finds the following in 
accordance with Section 14.76.060 of the Municipal Code: 

  
A. The proposed new two-story residence complies with all provisions of this chapter because the 

proposed residence is consistent with the development standards of the R1-10 zoning district and 
policies and implementation techniques described in the Single-Family Residential Design Guidelines. 

 
B. The height, elevations, and placement on the site of the proposed new house is compatible when 

considered with reference to the nature and location of residential structures on adjacent lots, and will 
consider the topographic and geologic constraints imposed by particular building site conditions as the 
proposed home maintains a similar finished floor elevation and orientation on the lot as the existing 
home and complies with the allowable floor area, lot coverage, and height maximums as well as the 
daylight plane requirement pursuant to LAMC Chapter 14.06. 

C. The natural landscape will be preserved insofar as practicable by minimizing tree and soil removal; 
grade changes shall be minimized because the existing site is relatively level and does not require 
substantial grading and does not involve the removal of soil. Tree removal is minimized, with nine 
existing trees remaining on site and the removal of one existing 7-inch diameter, non-protected tree. 

 

D. The orientation of the proposed new house in relation to the immediate neighborhood will minimize 
excessive bulk because the proposed home provides a front setback ranging from 40 to 50 feet where 
25 feet is the minimum and a second floor inset several feet from the first floor on the front and sides. 
In addition, the home’s height is proposed at 25 feet where 27 feet is the maximum.  

 

E. General architectural considerations, including the size and scale, 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 on the same project site. The proposed home complies with the allowable floor area, lot 
coverage, and height maximums as well as the daylight plane requirement pursuant to LAMC Chapter 
14.06 and the design of the home incorporates consistent and compatible features including a stucco 
exterior, stone veneer, columns, and eave details.  

 
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 because the proposed grading 
provides for drainage away from the home and away from adjacent properties and conforms to existing 
grades along the property lines. Condition of Approval No. 4 requires replacement of the proposed 
circular driveway with additional landscape, which will reduce the amount of impervious coverage on 
site. 

 
 
 
 
 
 

107

Agenda Item 4.



Zoning Administrator Meeting 
SC23-0002 – 925 Echo Drive 
May 3, 2023 Page 5 

 

CONDITIONS OF APPROVAL 
 

SC23-0002 – 925 Echo Drive 
 
GENERAL 

1. Expiration 
The Design Review Approval will expire on May 3, 2025 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 March 30, 2023, except as may be 
modified by these conditions.  

3. Protected Trees 
Trees Nos. 1,2, 5, and 6 shall be protected under this application and cannot be removed without a 
tree removal permit from the Development Services Director.   

4. Driveway 
The plans shall be revised to replace the proposed circular driveway with a single driveway leading to 
the garage and additional tree and shrub plantings. 

5. Garage 
The plans shall be revised to implement at least one of the methods listed in Section 5.6 of the Single-
Family Residential Design Guidelines under Garage Placement for making the garage less prominent 
such as incorporating a hipped roof, adding a trellis, and/or insetting the garage door back from the 
face of the garage at least one foot. 

6. Landscape Screening 
The plans shall be revised to incorporate new evergreen tree plantings along the rear and south side 
property lines unless the adjacent property owner indicates no new trees are necessary to minimize 
privacy impacts. The existing tree plantings along the rear and south side shall be maintained and 
replaced if removed. 

7. 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. 

8. 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. 

9. 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 2,500 square feet or more of new or replaced landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Any project with an 
aggregate landscape area of 2,500 square feet or less may conform to the prescriptive measures 
contained in Appendix D of the City’s Model Water Efficient Landscape Ordinance. 

 

10. 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 
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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.   

11. 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 

12. Conditions of Approval 
 Incorporate the conditions of approval into the title page of the plans and provide a letter which 

explains how each condition of approval has been satisfied and/or which sheet of the plans the 
information can found. 

13. 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. 

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. Reach Codes 
Building Permit Applications submitted on or after January 1, 2023 shall comply with specific 
amendments to the 2022 California Green Building Standards for Electric Vehicle Infrastructure and 
the 2022 California Energy Code as provided in Ordinances No 2022-487 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.   

16. 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. 

17. 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.  

18. 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. 
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19. Air Conditioners 
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.  

20. 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 

21. Tree Protection 
Tree protection fencing shall be installed around the driplines, or as required by the project arborist, 
of trees Nos. 1-5, and 7-10 as shown on the site plan.  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. 

22. 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 with 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 

23. Landscaping Installation and Verification  
All landscaping materials, including plants or trees intended to provide privacy screening, as provided 
on the approved landscape plans shall be installed prior to final inspection. The applicant shall also 
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.  

24. 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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From:
To: Nazaneen Healy; Public Comment - ZA
Subject: comment about 925 Echo drive project
Date: Friday, April 28, 2023 2:38:54 PM

Hello there,

We got the city mail about our neighbor's project this week, and found plan information
yesterday. We live in 594 Avon Way, next to the project's north property line. 

We read the plan, seems the plan didn't show our property at all and actually it is next to the
big redwood tree (the proposed new house will expand to there with second floor and
balcony/windows). The redwood tree had been trimmed during the winter season, it barely
has  branches/leaves to protect privacy. We would like to suggest :

1. increase the fence with 2 feet lattice;
2. add some evengreen tree next to the north side fence to protect privacy.

Thanks for considering our comment,

Jianfei Zhu & Haixin Xia ( 594 Avon Way )
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TO: Nick Zornes, Zoning Administrator  

FROM: Jia Liu, Associate Planner  

SUBJECT: D22-0006 & TM22-0004 – 14 Fourth Street 

 
RECOMMENDATION: 
 
Approve Design Review and Tentative Map application (D22-0006 & TM22-0004) for the construction of  
a new two-story, four-unit, residential condominium development with underground parking subject to 
the listed findings and conditions of approval and find the project categorically exempt under the California 
Environmental Quality Act (CEQA) pursuant to Section 15332 (“In-Fill Development Projects”). 
 

BACKGROUND 
 
Project Description 
 

• Project Location: 14 Fourth Street, on the southwest corner of Fourth Street and West Edith Avenue 
• Lot Size: 7,047 square feet 

• General Plan Designation: Medium Density Multi-Family (38 du/acre) 

• Zoning Designation: Multiple-Family (R3-1) 
• Current Site Conditions: One-story, single-family home with a detached two-car garage 
 
The proposed project includes the demolition of the existing single-story house and garage and 
replacement with a new two-story, four-unit, residential condominium development with underground 
parking (see Attachment A – Project Plans). The building is designed in a modern architectural style, with 
a flat roof and a mixture of exterior finish materials including stucco, vertical wood siding, and terra cotta 
bricks. 
 
The subject site is approximately 7,042 square feet in size with the main building frontage along Fourth 
Street and a secondary access from the public alley that runs mid-block between Third and Fourth Streets. 
The proposed four-unit residential condominium building is two stories in height with one level of 
underground parking. Pedestrian access to each unit is along the northern side of the property via a pathway 
that also runs along the northern side of the property line which can be accessed from Fourth Street and 
the alley. The unit composition includes four, two-bedroom, three bath units that are approximately 1,300 
square feet in size.   The underground parking is accessed from Fourth Street via a one-way driveway that 
runs along the southern side of the property and exits onto the alley and the guest parking is located in the 
rear yard and accessed from the alley. Bicycle parking for each unit is located in a dedicated area in the 
individual garages.  

DATE: MAY 3, 2023 
 

AGENDA ITEM #5 
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Planning Commission Study Session 
 
The applicant applied for a Preliminary Project Review application (PPR21-0009) on December 13, 2021.  
On March 3, 2022, the Planning Commission held a Study Session to provide feedback on the preliminary 
project plans. The Commission was generally supportive of the project design and made a few 
recommended changes including incorporating more landscaping to improve privacy to the abutting 
property to the north and modified exterior building colors. The applicant has incorporated some 
recommendations into the current project design by proposing five evergreen screening vegetation where 
are close to the footprint of the neighboring property to the north and adding more landscaping plants 
throughout the site. The Study Session meeting minutes are provided in Attachment B.  
 
ANALYSIS 
 
General Plan Compliance 
 
The Land Use Designation of the subject property is Medium Density Multiple-Family. Per the City’s 
General Plan, the Medium Density Multiple-Family land use designation allows detached and attached 
single-family homes, condominiums, and apartments with a maximum density of 38 dwelling units per 
acre. The proposed residential condominium project which has a density of 25 dwelling units per acre is 
consistent with the current General Plan designation.  
 
Zoning Compliance 

 

The zoning of the property is Multiple-Family (R3-1). The project meets or exceeds the required 
development standards found in Los Altos Municipal Code (LAMC) Chapter 14.24, as demonstrated by 
the following table: 

 
 

Existing Proposed   Allowed/Required 

UNITS: 1 unit 4 units 4 units 

COVERAGE: 1,795 square 
feet 

2,716 square feet 2,819 square feet 

SETBACKS: 
Front 
Rear 

Right side (1st/2nd) 

Left side (1st/2nd) 

 

21 feet 

65.67 feet 
5.92 feet/15 
feet 
15 feet/15 feet 

 

20 feet 

25 feet 
7.5 feet/12.5 feet  
7.5 feet/12.5 feet 

 

  20 feet 

25 feet 
7.5 feet/12.5 feet 
7.5 feet/12.5 feet 

HEIGHT: 13.5 feet 29.42 feet 30 feet 

PARKING: 2 spaces 8 underground 
covered spaces and 1 
uncovered guest 
parking 

8 underground 
covered spaces and 1 
uncovered guest 
parking 

 

The project’s design is also consistent with the R3-1 Design Controls. The proposed architecture 
introduces a modern appearance to the neighborhood, complemented by the use of high-quality materials 
such as vertical wood siding, terra cotta bricks, and stucco. The building's design incorporates design 
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elements such as a stucco projection with a depth of one foot and width of two feet on the front elevation, 
which breaks the wall plane and adds visual interest. Horizontal design elements, including a roof overhang 
to the right of the building entry and a balcony to the left, create a visual balance. 
 
The materials, color palette, and design elements are thoughtfully carried through to the side and rear 
elevations, where a consistent use of a horizontal roof overhang maintains the cohesive aesthetic. The 
overall architecture of the building is well-articulated, showcasing high-quality materials and a thoughtful 
design that seamlessly blends with the surrounding neighborhood, creating a harmonious appearance. 
 
Landscaping and Trees 
 
The project site has a few existing shrubs and no protected trees. Within the proximity of the site, there 
are existing trees that have the potential to be impacted by the proposed development. An arborist report, 
prepared by an ISA certified arborist, Richard Gessner with Monarch Consulting Arborists, provides the 
assessment of the existing trees and recommendations for a tree protection plan (see Attachment C – 
Arborist Report). Condition of Approval #4 has been added to the project requiring the arborist 
recommended tree protection for the adjacent trees.   
 
The conceptual landscape plan proposes to remove the existing on-site vegetation and plant a combination 
of trees, shrubs, and ground cover throughout the site. Four crape myrtle trees and five fern pine trees 
with a minimum size of 24-inch box are proposed to be planted on site, with two crape myrtle trees located 
in the front yard and rear yard and the five fern pines along the northern side of the property between the 
proposed structure and neighboring structure. In addition, a 24-inch box Chinese Pistache tree is also 
proposed to replace the existing street tree on Fourth Street. However, as further conditioned, the 
replacement of the existing street tree requires approval from the City Maintenance Service Department 
prior to the removal and replacement of the existing street tree.  
 
Affordable Housing 
 
The Multiple-Family Affordable Housing regulations (Zoning Chapter 14.28) require new multiple-family 
housing projects of five units or more to include below market rate housing units. The proposed project 
includes the development of four units and is therefore exempt from the requirement to provide affordable 
units.  
 
Subdivision 
 
The project includes a Vesting Tentative Parcel Map for condominium purposes. The subdivision will 
divide the site into four individual residential condominium units and a common area that surrounds the 
units. The subdivision conforms to the General Plan, Subdivision Ordinance, and provisions of the 
Subdivision Map Act.   
 
ENVIRONMENTAL REVIEW 
 
This project is categorically exempt from environmental review pursuant to Section 15332 (“In-Fill 
Development Projects”)  of the California Environmental Quality Act (CEQA) Guidelines because the 
project is consistent with the General Plan and the R3-1 Zoning District; occurs within City limits; is 
located on a project site of no more than five acres; is substantially surrounded by urban uses; the site has 
no known habitat for endangered, rare, or threatened species; the project would not result in any significant 
impacts relating to traffic, noise, or air quality; and the site can be served by all required utilities and public 
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services. 
 
PUBLIC NOTIFICATION 
 

A public meeting notice was posted on the property, mailed to nine property owners in the immediate 
vicinity, and published in the Town Crier.  The applicant also posted the public notice sign (24” x 36”) in 
conformance with the Planning Division posting requirements.   
 

Attachments: 

A. Project Plans 
B. Planning Commission Study Session Meeting Minutes, dated March 3, 2022 
C. Arborist Report 

 

 

Cc: 14 4th Street LLC, Property Owner 
 CKA Architects, Applicant  
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FINDINGS 

 D22-0006 & TM22-0004 14 Fourth Street 

Design Review  

With regard to the design review for the four-unit residential condominium development, the Zoning 
Administrator finds the following pursuant to Section 14.78.060 of Los Altos Municipal Code (LAMC): 
 

A. The proposal meets the goals, policies and objectives of the General Plan, objective design 
guidelines and district design criteria adopted for the area because the four-unit, residential 
condominium development with a density of 25 dwelling units per acre is consistent with the 
Medium Density Multiple-Family General Plan land use designation and complies with the R3-1 
zoning district development standards and objective design controls. 
 

B. The proposal has architectural integrity and has an appropriate relationship with other structures 
in the immediate area in terms of height, bulk and design because the height, elevations, and 
placement of the proposed multiple-family dwelling are in harmony with the surrounding 
residential structures on adjacent lots. The development features a comparable plate height and an 
additional setback for the second story massing in relation to the first story, as per the guidelines 
outlined in LAMC Chapter 14.24. The overall height is approximately 29 feet that is less than the 
maximum height allowance of 30 feet.  

 
C. Building mass is articulated to relate to the human scale, both horizontally and vertically. Building 

elevations does have variation and depth and does avoid large blank wall surfaces, and the project 
incorporate elements that signal habitation, such as identifiable entrances, stairs, porches, bays and 
balconies because the proposed development is aesthetically pleasing and designed with 
consideration for human scale. It incorporates a balanced mix of vertical and horizontal design 
elements, such as the main building massing, entry porch, and enclosed balcony. The use of a 
variety of high-quality materials and textures adds visual interest to the design. Additionally, 
decorative projections are utilized to provide architectural articulation and break the wall plain, 
enhancing the overall aesthetic appeal of the development. These design features collectively 
contribute to a visually appealing and human-centric design that is harmonious with the 
surrounding environment. 
 

D. Exterior materials and finishes convey quality, integrity, permanence and durability, and materials 
are used effectively to define building elements such as base, body, parapets, bays, arcades and 
structural elements because the exterior materials proposed for the development are of high quality 
and thoughtfully chosen to create a harmonious color palette that complements the overall building 
design. These materials are also in compliance with LAMC Section 14.24.110 E., which specifies 
the acceptable exterior materials that can be used to define various building elements such as the 
base and body.  
 

E. Landscaping is generous and inviting and landscape and hardscape features are designed to 
complement the building and parking areas and to be integrated with the building architecture and 
the surrounding streetscape. Landscaping includes tree canopy, along the project frontage because 
the project's landscaping is designed to create an inviting environment, as it includes a WELO 
(Water Efficient Landscape Ordinance)-compliant landscaping and irrigation plan that strategically 
placed trees along the street frontage and parking areas, evergreen screening vegetation, and other 
shrubs, as well as a dense ground cover throughout the site. Moreover, the compliance with WELO 
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ensures that the landscaping design is water-efficient and sustainable, promoting responsible water 
usage and environmentally friendly. 

 
F. Signage is designed to complement the building architecture in terms of style, materials, colors and 

proportions. The development has not included any proposed signage as part of the project, and 
in the event of future signages to be proposed, any signage shall comply with sigh regulations set 
forth in LAMC Chapter 14.68.  

 
G. Mechanical equipment is screened from public view and the screening is designed to be consistent 

with the building architecture in form, material and detailing because all mechanical equipment 
associated with the proposed development will be diligently screened from public view, and its 
placement will be in accordance with the architectural design. Specifically, the equipment will be 
situated on the rooftop and concealed by parapet walls. This design approach ensures that the 
mechanical equipment remains hidden from public sight, maintaining a visually pleasing 
appearance that is consistent with the overall aesthetic of the development. 

 
H. Service, trash and utility areas are screened from public view, or are enclosed in structures that are 

consistent with the building architecture in materials and detailing because the service, trash, and 
utility areas associated with the development will be intentionally screened from public view 
through appropriate screening measures. This will be achieved through the use of screening 
vegetation or enclosures, ensuring that these areas are not visible to the public. The chosen 
screening vegetation and enclosures, which feature wood materials, are designed to blend 
harmoniously with the building architecture and the natural environment. These materials are 
found to be in keeping with the surrounding environment and complement the overall aesthetics 
of the building. 
 

Vesting Tentative Parcel Map 

With regard to the vesting tentative parcel map for the four-unit residential condominium development, 
the Zoning Administrator finds the following pursuant to Title 13 of the Los Altos Municipal Code 
(LAMC) and the Subdivision Map Act:  
 
A. Pursuant to Section 66473.5 and Subsections (a) and (b) of Section 66474 of the Government Code, 

the City hereby finds that the proposed subdivision, together with the provisions for its design and 
improvement, is consistent with the General Plan because the subdivision complies with the General 
Plan goals and policies of the Medium Density Multiple-Family General Plan land use designation.       
 

B. Pursuant to Subsections (c) and (d) of Government Code Section 66474, the proposed subdivision is 
physically suitable for the proposed residential development because the site design and improvements 
adequately accommodate the proposed four unit development within the allowable development 
standards and design controls of the R3-1 Zoning District, and the site adequately accommodates 
vehicle, pedestrian, and bicycle circulation to meet requirements for life safety, City services, and 
occupants of the project. Additionally, the proposed Vesting Tentative Parcel Map facilitates the 
construction of a new residential development that can be fully served by the physical infrastructure 
and services provided within the City of Los Altos.   

 
C. Pursuant to Subsection (e) of Government Code Section 66474, the design of the subdivision or the 

proposed improvements are not likely to cause substantial environmental damage or substantially and 
avoidably injure fish or wildlife or their habitats as the project is categorically exempt under CEQA 
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Guidelines Section 15332, meeting all required criteria to qualify for the exemption: the project is 
consistent with the General Plan land use designation and policies and all zoning regulations and 
designations; it occurs within the City limits, is located on a project site of no more than five acres and 
is substantially surrounded by urban uses; the site has no known habitat for endangered, rare, or 
threatened species; the project would not result in any significant impacts relating to traffic, noise, or 
air quality; and the site can be served by all required utilities and public services.  

 
D. Pursuant to Subsection (f) of Government Code Section 66474, the design of the subdivision and 

proposed improvements would not be detrimental to the public interest, health, safety, convenience, 
or welfare of the community because the project will be consistent with the policies included in the 
General Plan, Zoning Ordinance, and Subdivision Ordinance. 

 
E. Pursuant to Subsection (g) of Government Code Section 66474, the design of the subdivision or the 

type of improvements will not conflict with easements, acquired by the public at-large, for access 
through or use of property within the proposed subdivision.  
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CONDITIONS 

D22-0006 & TM22-0004 14 Fourth Street 
GENERAL 

1. Expiration 
The Design Review Approval will expire on May 3, 2025 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 
Project approval is based upon the plans received on October 15, 2022 except as modified by these 
conditions. 

3. 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 2,500 square feet or more of new or replaced landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Any project with an 
aggregate landscape area of 2,500 square feet or less may conform to the prescriptive measures 
contained in Appendix D of the City’s Model Water Efficient Landscape Ordinance. 

4. Tree Preservation Requirements 
All recommendations for tree preservation, pre-construction treatments, and tree-protection during 
construction that are listed on page 11 of the project’s arborist report shall be incorporated into the 
building permit plan submittal.  

5. Trees in the Public Right-of-Way 
Prior to commencement of removal and/or replacement of any trees located within the public right-
of-way, the applicant shall obtain the approval from the Maintenance Service Department.  

6. Encroachment Permit 
An encroachment permit, and/or an excavation permit shall be obtained prior to any work done within 
the public right-of-way and it shall be in accordance with plans to be approved by the City Engineer.   

7. Public Utilities 
The applicant shall contact electric, gas, communication and water utility companies regarding the 
installation of new utility services to the site. 

8. Municipal Regional Stormwater Permit 
The project shall comply with City of Los Altos Municipal Regional Stormwater (MRP) NPDES Permit 
No. CA S612008, Order No. R2-2022-0018 dated May 11, 2022.   

9. Americans with Disabilities Act 
All improvements shall comply with Americans with Disabilities Act (ADA). Latest edition of Caltrans 
ADA requirements shall apply to all improvements in the public right-of-way.  

10. Sewer Lateral 
Any proposed sewer lateral connection shall be approved by the City Engineer. Only one sewer lateral 
per lot shall be installed. All existing unused sewer laterals shall be abandoned according to the City 
Standards, cut and cap 12” away from the main.  

11. Transportation Permit 
A Transportation Permit, per the requirements specified in California Vehicle Code Division 15, is 
required before any large equipment, materials or soil is transported or hauled to or from the 
construction site. Applicant shall pay the applicable fees before the transportation permit can be issued 
by the Traffic Engineer. 
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12. Pollution Prevention 
The improvement plans shall include the “Blueprint for a Clean Bay” plan sheet in all plan submittals. 

13. Storm Water Management Plan 
The Applicant shall submit a Storm Water Management Plan (SWMP) in compliance with the MRP.  
The SWMP shall be reviewed and approved by a City approved third party consultant at the Applicant’s 
expense. The recommendations from the Storm Water Management Plan (SWMP) shall be shown on 
the building plans.  

14. Civil Engineering Drawings 
The applicant shall submit civil engineering drawings that show property lines with bearing and 
easements. 

15. Indemnity and Hold Harmless 
The property owner agrees to indemnify and hold City harmless from all costs and expenses, including 
attorney’s fees, incurred by the City or held to be the liability of City in connection with City’s defense 
of its actions in any proceeding brought in any State or Federal Court, challenging the City’s action 
with respect to the applicant's project. 

PRIOR TO FINAL MAP RECORDATION 

16. Public Access Easement Dedication 
The applicant shall dedicate public access easements for the purpose of providing vehicle and pedestrian 
access shall be dedicated as follows: 

a. An easement of two feet along the rear alley for use as a public right-of-way. 

17. Public Utility Dedication 
The applicant shall dedicate public utility easements as required by the utility companies to serve the site. 

18. Subdivision Agreement 
The applicant shall sign and return Subdivision Agreement to the City for records and recordation.  

19. Payment of Fees 
The applicant shall pay all applicable fees, including but not limited to sanitary sewer connection and 
impact fees, parkland dedication in lieu fees, traffic impact fees, public art impact fee and map check 
fee plus deposit as required by the City of Los Altos Municipal Code. 

PRIOR TO BUILDING PERMIT SUBMITTAL 

20. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans and provide a letter which 
explains how each condition of approval has been satisfied and/or which sheet of the plans the 
information can found.   

21. 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.”  

22. 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 plans shall comply 
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with the standards and the applicant shall submit supplemental application materials as required by the 
Building Division to demonstrate compliance.   

23. 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. 

24. 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.  

25. 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. 

26. Fire Alarm System 
Required fire alarm system shall be designed and installed as required in the currently adopted edition of 
CFC Sec, 907, as adopted and amended by the City of Los Altos and referenced codes and Standards, 
including, but not limited to, NFPA 72. Add a note on the building permit plan set that fire alarm will be 
installed. 

27. Fire Sprinklers Required:  
(As Noted on Sheet A0.0) Approved automatic sprinkler systems in new and existing buildings and 
structures shall be provided in the locations described in this Section or in Sections 903.2.1 through 
903.2.18 whichever is the more restrictive. For the purposes of this section, firewalls used to separate 
building areas shall be constructed in accordance with the California Building Code and shall be without 
openings or penetrations. NOTE: The owner(s), occupant(s) and any contractor(s) or subcontractor(s) 
are responsible for consulting with the water purveyor of record in order to determine if any modification 
or upgrade of the existing water service is required. A State of California licensed (C-16) Fire Protection 
Contractor shall submit plans, calculations, a completed permit application and appropriate fees to this 
department for review and approval prior to beginning their work. CFC Sec. 903.2 

28. Buildings and Facilities Access:  
(As Noted on Sheet A1.4) Approved fire apparatus access roads shall be provided for every facility, 
building or portion of a building hereafter constructed or moved into or with the jurisdiction. The fire 
apparatus access road shall comply with the requirements of this section and shall extend to within 150 
feet of all portions of the facility and all portions of the exterior walls of the first story of the building 
as measured by an approved route around the exterior of the building or facility. [CFC, Section 503.1.1]. 

29. Ground ladder access: 
(As Noted on Sheet A-1.4) Ground-ladder rescue from second and third floor rooms shall be made 
possible for fire department operations. With the climbing angle of seventy five degrees maintained, 
an approximate walkway width along either side of the building shall be no less than seven feet clear. 
Landscaping shall not be allowed to interfere with the required access. CFC Sec. 503 and 1030 NFPA 
1932 Sec. 5.1.8 through 5.1.9.2. 

30. Required Fire Flow:  
(Letter received) The minimum require fireflow for this project is 1250 Gallons Per Minute (GPM) at 
20 psi residual pressure. This fireflow assumes installation of automatic fire sprinklers per CFC 
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[903.3.1.3]. 

31. Fire Hydrant Systems Required:  
(As Noted on Sheet C-1.1) Where a portion of the facility or building hereafter constructed or moved 
into or within the jurisdiction is more than 400 feet from a hydrant on a fire apparatus access road, as 
measured by an approved route around the exterior of the facility or building, onsite fire hydrants and 
mains shall be provided where required by the fire code official. Exception: For Group R-3 and Group 
U occupancies the distance requirement shall be 600 feet. For buildings equipped throughout with an 
approved automatic sprinkler system installed in accordance with Section 903.3.1.1, 903.3.1.2 or 
903.3.1.3, the distance requirement shall be not more than 600 feet. [CFC, Section 507.5.1]. Existing 
hydrants on West Edith Ave. 

32. Knox Key Boxes/Locks Where Required for Access:  
(As Noted on Sheet A1.4) Where access to or within a structure or an area is restricted because of 
secured openings or where immediate access is necessary for lifesaving or firefighting purposes, the 
fire code official is authorized to require a key box to be installed in an approved location. The Knox 
Key Box shall be a of an approved type and shall contain keys to gain necessary access as required by 
the fire code official. Locks. An approved Knox Lock shall be installed on gates or similar barriers 
when required by the fire code official. Key box maintenance. The operator of the building shall 
immediately notify the fire code official and provide the new key when a lock is changed or re-keyed. 
The key to such lock shall be secured in the key box. [CFC Sec. 506]. 

33. Water Supply Requirements: 
(As Noted on Sheet A1.4) Potable water supplies shall be protected from contamination caused by fire 
protection water supplies. It is the responsibility of the applicant and any contractors and 
subcontractors to contact the water purveyor supplying the site of such project, and to comply with 
the requirements of that purveyor. Such requirements shall be incorporated into the design of any 
water- based fire protection systems, and/or fire suppression water supply systems or storage 
containers that may be physically connected in any manner to an appliance capable of causing 
contamination of the potable water supply of the purveyor of record. Final approval of the system(s) 
under consideration will not be granted by this office until compliance with the requirements of the 
water purveyor of record are documented by that purveyor met by the applicant(s). 2019 CFC Sec. 
903.3.5 and Health and Safety Code 13114.7. 

34. Address identification:  
(As Noted on Sheet A1.4) New and existing buildings shall have approved address numbers, building 
numbers or approved building identification placed in a position that is plainly legible and visible from 
the street or road fronting the property. These numbers shall contrast with their background. Where 
required by the fire code official, address numbers shall be provided in additional approved locations 
to facilitate emergency response. Address numbers shall be Arabic numbers or alphabetical letters. 
Numbers shall be a minimum of 4 inches (101.6 mm) high with a minimum stroke width of 0.5 inch 
(12.7 mm). Where access is by means of a private road and the building cannot be viewed from the 
public way, a monument, pole or other sign or means shall be used to identify the structure. Address 
numbers shall be maintained. CFC Sec. 505.1. 

35. Construction Site Fire Safety: 
 All construction sites must comply with applicable provisions of the CFC Chapter 33 and our Standard 
Detail and Specification S1-7. Provide appropriate notations on subsequent plan submittals, as 
appropriate to the project. CFC Chp. 33. 
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36. Fire Department Connection:  
(As Noted on Sheet C-1.1) The fire department connection (FDC) shall be installed at the street on 
the street address side of the building. It shall be located within 100 feet of a public fire hydrant and 
within ten (10) feet of the main PIV (unless otherwise approved by the Chief due to practical 
difficulties). FDC's shall be equipped with a minimum of two (2), two-and-one-half (2- 1/2”) inch 
national standard threaded inlet couplings. Orientation of the FDC shall be such that hose lines may 
be readily and conveniently attached to the inlets without interference. FDC's shall be painted safety 
yellow. [SCCFD, SP-2 Standard]. 

37. Payment of Fees 
The applicant shall pay all applicable fees, including but not limited to sanitary sewer connection and 
impact fees as required by the City of Los Altos Municipal Code. 

38. 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. 

39. Final Map Recordation 
The applicant shall record the Parcel Map. Plats and legal descriptions of the Parcel Map shall be 
submitted for review by the City Land Surveyor. Applicant shall provide a sufficient fee retainer to 
cover the cost of the map review by the City. 

40. Storm Water Filtration Systems  
The Applicant shall insure the design of all storm water treatment systems and devices are without 
standing water to avoid mosquito/insect infestation.   

41. Cost Estimate and Performance Bonds 
The applicant shall submit a cost estimate for the improvements in the public right-of-way and shall 
submit a 100 percent performance bond and a 50 percent labor and material bond (to be held 6 months 
after acceptance of improvements) for the work in the public right-of-way.  

42. Grading and Drainage Plan 
The Applicant shall submit on-site grading and drainage plans that include (i.e. drain swale, drain inlets, 
rough pad elevations, building envelopes, drip lines of major trees, elevations at property lines, all trees 
and screening to be saved) for approval by City Engineer. No grading or building pads are allowed 
within two-thirds of the drip line of trees unless authorized by a certified arborist and the Planning 
Department. 

43. Sewage Capacity Study 
The applicant shall submit calculations showing that the City’s existing sewer line will not exceed two-
thirds full due to the project’s sewer loads. Calculations shall include the 6” main from the front of the 
property to the point where it connects to the 12” sewer line on West Edith Ave. For any segment that 
is calculated to exceed two-thirds full for average daily flow or for any segment that the flow is 
surcharged in the main due to peak flow, the applicant shall replace the sewer line with a larger sewer 
line.  

44. Construction Management Plan 
The Applicant shall submit a construction management plan for review and approval by the 
Community Development Director and the City Engineer. The construction management plan shall 
address any construction activities affecting the public right-of-way, including but not limited to 
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excavation, traffic control, truck routing, pedestrian protection, material storage, earth retention and 
construction vehicle parking. The plan shall provide specific details with regards to how construction 
vehicle parking will be managed to minimize impacts on nearby single-family neighborhoods. 
Sidewalks, parking and travel lanes along First Street and Whitney Street shall not be closed for the full 
duration of the project. Closures will be reviewed and approved with Encroachment Permit submittals.  

45. Solid Waste Ordinance Compliance 
The Applicant shall be in compliance with the City’s adopted Solid Waste Collection, Remove, 
Disposal, Processing & Recycling Ordinance (LAMC Chapter 6.12) which includes a mandatory 
requirement that all multi-family dwellings provide for recycling and organics collection programs.  

46. Solid Waste and Recyclables Disposal Plan  
The Applicant shall contact Mission Trail Waste Systems and submit a solid waste and recyclables 
disposal plan indicating the type, size and number of containers proposed, and the frequency of pick-
up service subject to the approval of the Environmental Services and Utilities Department. The 
Applicant shall also submit evidence that Mission Trail Waste Systems has reviewed and approved the 
size and location of the proposed trash enclosure.  The enclosure shall be designed to prevent rainwater 
from mixing with the enclosure's contents and shall be drained into the City’s sanitary sewer 
system. The enclosure's pad shall be designed to not drain outward, and the grade surrounding the 
enclosure designed to not drain into the enclosure. In addition, Applicant shall show on plans the 
proposed location of how the solid waste will be collected by the refusal company. Include the relevant 
garage clearance dimension and/or staging location with appropriate dimensioning on to plans. 

PRIOR TO FINAL OCUPANCY 

47. Condominium Map 
The applicant shall record the condominium map as required by the City Engineer.  

48. Public Alleyway 
The Applicant shall improve the entire width of the alleyway along the rear of the project with the 
treatment approved by the City Engineer.  

49. Power Pole Northwest Corner of the Property 
The applicant shall be responsible for the removal/undergrounding of the existing overhead utilities 
along the boundary of the parcel. The last power pole at the northwest corner of the property shall be 
removed.   

50. ADA Ramp 
The Applicant shall remove the existing ADA ramp on the corner of West Edith Avenue and Fourth 
Street and install new ADA ramp in accordance with current Caltrans standards.   

51. Sidewalk in Public Right-of-Way 
The Applicant shall remove and replace entire sidewalk, landscaping strip and curb and gutter along 
the frontage of Fourth Street as directed by the City Engineer. All sidewalks in the public right-of-way 
shall be City Standard concrete sidewalks. 

52. Micro-surfacing Fourth Street 
The applicant shall install micro-surfacing treatment up to half width of Fourth Street.   

53. Parking Stall and Red Curb Striping 
The applicant shall install red curb on Fourth Street as directed by the City Engineer or his designee.  

54. Public Infrastructure Repairs 
The Applicant shall repair any damaged right-of-way infrastructures and otherwise displaced curb, 
gutter and/or sidewalks and City’s storm drain inlet shall be removed and replaced as directed by the 
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City Engineer or his designee. The Applicant is responsible to resurface (grind and overlay) half of the 
street along the frontage of Fourth Street if determined to be damaged during construction, as directed 
by the City Engineer or his designee.  

55. Maintenance Bond 
A one-year, ten-percent maintenance bond shall be submitted upon acceptance of improvements in 
the public right-of-way.  

56. SWMP Certification 
The Applicant shall have a final inspection and certification done and submitted by the Engineer who 
designed the SWMP to ensure that the treatments were installed per design.  The Applicant shall submit 
a maintenance agreement to City for review and approval for the stormwater treatment methods 
installed in accordance with the SWMP. Once approved, City shall record the agreement. 

57. Landscape and Irrigation Installation 
All on- and off-site landscaping and irrigation shall be installed and approved by the Community 
Development Director and the City Engineer.  

58. Label Catch Basin Inlets 
The Applicant shall label all new or existing public and private catch basin inlets which are on or directly 
adjacent to the site with the “NO DUMPING - FLOWS TO ADOBE CREEK” logo as required by 
the City. 

59. Arborist Certification Letter 
An arborist certification letter shall be provided prior to the final occupancy to confirm the 
implementation of the tree preservation guidelines. 

60. Landscaping Installation  
All front yard landscaping, street trees and privacy screening trees shall be maintained and/or installed 
as shown on the approved plans or as required by the Planning Division.  

61. 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. 

62. 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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Appendix 

B 

 Best Management Practice Required Applicable to Describe Project 
Compliance 

 
Implement applicable BAAQMD 
construction equipment best 
practices. 

All new construction 
 

4.1 Sustain a Green Infrastructure System and Sequester Carbon  

 Create or restore vegetated common 
space. 

Residential or nonresidential 
projects greater than 10,000 
square feet 

 

 
Establish a carbon sequestration 
project or similar off-site mitigation 
strategy. 

Residential or nonresidential 
projects greater than 10,000 
square feet 

 

 Plant at least one well-placed shade 
tree per dwelling unit. New residential construction  

5.1 Operate Efficient Government 
Facilities   

 

Incorporate the use of high-albedo or 
porous pavement treatments into City 
projects to reduce the urban heat 
island effect. 

All City-funded or sponsored 
construction projects 
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Los Altos Climate Action Plan 

Climate Action Plan Best Management Practice Checklist 

 Best Management Practice Required Applicable to Describe Project 
Compliance 

1.1 Improve Non-Motorized Transportation 

 

Provide end-of-trip facilities to 
encourage alternative transportation, 
including showers, lockers, and 
bicycle racks. 

Nonresidential projects greater 
than 10,000 square feet 

 

 Connect to and include non-
motorized infrastructure on-site. 

Nonresidential projects greater 
than 10,000 square feet 

 

 

Where appropriate, require new 
projects to provide pedestrian access 
that internally links all surrounding 
uses.  Applicable to all new 
commercial and multiple-family 
development. 

Nonresidential projects greater 
than 10,000 square feet 

 

1.2 Expand Transit and Commute 
Options   

 Develop a program to reduce 
employee VMT. 

Nonresidential projects greater 
than 10,000 square feet (or 
expected to have more than 50 
employees) 

 

1.3 Provide Alternative-Fuel Vehicle Infrastructure   

 Comply with parking standards for EV 
pre-wiring and charging stations. 

New and substantially 
remodeled residential units 
Nonresidential projects greater 
than 10,000 square feet 

 

2.2 Increase Energy Efficiency   

 Comply with the Green Building 
Ordinance. 

All new construction and 
remodels greater than 50% 

 

 Install higher-efficiency appliances. All new construction and 
remodels greater than 50% 

 

 Install high-efficiency outdoor lights. All new construction and 
remodels greater than 50% 

 

 Obtain third-party HVAC 
commissioning. 

All new nonresidential 
construction and remodels 
greater than 50% 

 

3.1 Reduce and Divert Waste   

 
Develop and implement a 
Construction & Demolition (C&D) 
waste plan. 

All demolition or new 
construction projects 

 

3.2 Conserve Water   

 Reduce turf area and increase native 
plant landscaping. All new construction  

3.3 Use Carbon-Efficient Construction Equipment  

 
Updated: November 2014 
 

 
NEW DEVELOPMENT 

BEST MANAGEMENT PRACTICES CHECKLIST 
 

As required in the Los Altos Climate Action Plan, which was adopted in December of 2013, new 
development shall demonstrate compliance with all applicable best management practices outlined 
in the checklist below. This list should be included in the project plans and, for all applicable best 
management practices, provide a description for how the project will complying. 

 
Best Management Practice Applicable to Project Compliance 

1.1 Improve Non-Motorized Transportation 

 
Provide end-of-trip facilities to encourage 
alternative transportation, including 
showers, lockers, and bicycle racks. 

Nonresidential projects 
over 10,000 square feet 

Yes      No      N/A 

 
Connect to and include non-motorized 
(bicycle and pedestrian) infrastructure on-
site. 

Nonresidential projects 
over 10,000 square feet 

Yes      No      N/A 

 

Where appropriate, require new projects 
to provide pedestrian access that 
internally links all surrounding uses.  
Applicable to all new commercial and 
multiple-family development. 

Nonresidential projects 
over 10,000 square feet 

Yes      No      N/A 

1.2 Expand Transit and Commute Options  

 
Develop a program to reduce employee 
vehicle miles traveled (VMT). 

Nonresidential projects 
over 10,000 square feet (or 

over 50 employees) 
Yes      No      N/A 

1.3 Provide Alternative-Fuel Vehicle Infrastructure   

 
Provide electric vehicle (EV) pre-wiring 
and/or charging stations. 

All projects Yes      No      N/A 

2.2 Increase Energy Efficiency   

 Install higher-efficiency appliances. All new construction  Yes      No      N/A 

 Install high-efficiency outdoor lights. All new construction  Yes      No      N/A 

 
Obtain third-party heating, ventilating 
and air conditioning (HVAC) 
commissioning. 

All new nonresidential 
construction  

Yes      No      N/A 

City of Los Altos
Planning Divis ion

(650) 947-2750
Planning@losaltosca.gov

 
Updated: November 2014 
 

Best Management Practice Applicable to Project Compliance 

3.1 Reduce and Divert Waste   

 Develop and implement a Construction 
and Demolition (C&D) waste plan. 

All new projects Yes      No      N/A 

3.2 Conserve Water   

 
Reduce turf area and increase native plant 
landscaping. 

All new projects Yes      No      N/A 

3.3 Use Carbon-Efficient Construction Equipment  

 

Implement applicable Bay Area Air Quality 
Management District construction 
equipment best practices. Tables 8-1 and 
8-2 in the District’s Air Quality Guidelines 
(separate handout). 

All new projects Yes      No      N/A 

4.1 Sustain a Green Infrastructure System and Sequester Carbon  

 
Create or restore vegetated common 
space. 

Projects over  
10,000 sq ft 

Yes      No      N/A 

 
Establish a carbon sequestration project 
or similar off-site mitigation strategy. 

Projects over  
10,000 sq ft 

Yes      No      N/A 

 
Plant at least one well-placed shade tree 
per dwelling unit. 

New residential  
projects 

Yes      No      N/A 
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This revision is a response to comment 16 provided by the City of Los Altos which is as follows: 

16. Arborist Report. Staff appreciates the provided arborist report. Please find the following 
comments for staff: 

A. As recommended by the subject arborist, tree numbers shall be provided on the site plan and 
civil plans, consistent with the numbering in the arborist’s report. 

MCA: to be rectified by the design team an applicant. 

B. Staff has concerned <sic> that the arborist did not fully considered <sic>impacts from the 
basement’s excavation to the trees. As the requested excavation/shoring plan provided 
comments 5G.a above, the subject arborist shall update the arborist’s report to discuss the 
tree protection measures from the excavation/shoring plan. 

MCA: The applicant provided the A1.5 sheet and the shoring plan as provided below: 
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I have reviewed the plans regarding the proximity of the trenching and shoring adjacent to the 
trees. 

I have suggested within the report in the “Expected Impacts”, “Tree Protection” and 
“Recommendations” sections to pre-trench and selectively remove roots as necessary. TO 
reiterate Recommendation #4 states the following: 

4. Pre-trench along the proposed soil cut adjacent to the trees (#4 and #5). Have an ISA 
Certified Arborist® observe the trenching and provide guidance to selectively remove any 
significant roots (roots greater than one inch in diameter (1”) if encountered. Selective root 
removal requires pre-excavation, typically by hand or with a pneumatic excavating 
equipment such as an Air Spade®, Air Knife®, or similar tools. Selective removal allows for 
the roots to be exposed prior to cutting at the appropriate locations. This is the type of root 
removal that will need to occur at the building foundation. Roots greater than one inch in 
diameter should be pruned rather than left torn or crushed so as to leave “a clean flat surface 
with intact surrounding bark” (Costello, L., Watson, G., Smiley, E. T.. 2017). 

Recommendations #1, #2, and #3 also include mulch to protect the soil surface, supplemental 
irrigation to help reduce impacts of potential root loss, and exclusionary fence where possible. 
Within the “Tree Protection Guidelines” there are provisions for root pruning, monitoring, and 
pre-construction meetings. 

It is the responsibility of the owners or contractors to schedule meetings and monitoring and to 
adhere to the recommendations. The proposed shoring encroaches six and ten percent into the 
suggested TPZ and is not expected to compromise the health or integrity of the trees. 

C. For the applicants information the tree protection will be further conditioned on the approval 
letter recommended by the City Council.  

MCA: Understood. 
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Summary 
The plans are to demolish the existing structure and construct four new residences. The inventory 
includes twelve trees comprised of six different species. The trees are located around the 
perimeter of the property and either on the street or adjacent sites except for a few. Six trees are 
in good condition, three fair, and three are in poor shape. One “Street Tree” is expected to be 
removed Chinese pistache (Pistacia chinensis) #2. The two coast redwoods (Sequoia 
sempervirens) (#4 and #5) along the north side of the property could be moderately to highly 
impacted and tree protection will be required. There is a privacy fence between the neighbor’s 
trees and the proposed construction for #9, #10, #11, and #12 which is adequate protection. 
Mitigation aside from tree protection fence for this project will include exploratory trenching and 
selective root removal if necessary. Supplemental irrigation will be required. Coast redwoods #4 
and #5 should have tree protection fence placed around them at the edge of the existing sidewalk 
and into the property where possible. Shoring techniques may be required to prevent over-
excavation into the tree protection zone. 

Introduction 

Background 

14 Fourth Street LLC asked me to assess the site, trees, proposed footprint plan, and to provide a 
report with my findings and recommendations to help satisfy the City of Los Altos planning 
requirements. The plan is to renovate the existing house and create a few additions. 

Assignment 

1. Provide an arborist’s report including an assessment of the trees within the project area. The 
assessment is to include the species, size (trunk diameter), condition (health, structure, and 
form), and suitability for preservation ratings.  

2. Provide tree protection guidelines, specifications, and impact ratings for those affected by the 
project. 
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Limits of the Assignment 

1. No tree risk assessments were performed. 
2. The information in this report is limited to the condition of the trees during my inspection on, 

April 29, 2022. 
3. The plans reviewed for this assignment were as follows: 

Purpose and Use of the Report 

The report is intended to identify all the trees within the plan area that could be affected by a 
project. The report is to be used by the property owners, owner’s agents, and the City of Los 
Altos as a reference for existing tree conditions to help satisfy planning requirements. 

Table 1: Plans Reviewed Checklist

Plan Date Sheet Reviewed Source

Existing Site Topographic Map or 
A.L.T.A with tree locations

Proposed Site Plan 02/16/2022 A1.0 Yes CKA Architects

Demolition Plan

Construction Staging

Grading and Drainage 01/06/2021 C-1 Yes Cliff Bechtel & 
Associates

Utility Plan and Hook-up locations 01/06/2022 C-1.1 Yes Cliff Bechtel & 
Associates

Exterior Elevations

Landscape Plan

Irrigation Plan

T-1 Tree Protection Plan
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Observations 

Tree Inventory 

The City of Los Altos Tree Ordinance Chapter 11.08 states protection criteria as the following: 

1. Any tree that is 48-inches (four feet) or greater in circumference when measured at 48-inches 
above the ground. 

2. Any tree designated by the Historical Commission as a Heritage Tree or any tree under 
official consideration for a Heritage Tree designation. (All Canary Island Palm trees on 
Rinconada Court are designated as Heritage Trees.) 

3. Any tree which was required to be either saved or planted in conjunction with a development 
review approval (i.e. new two-story house). 

4. Any tree located within a public right-of-way. 
5. Any tree located on property zoned other than single-family residential. 

The inventory includes twelve trees comprised of six different species. The trees are located 
around the perimeter of the property and either on the street or adjacent sites (Chart 1). 
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Discussion 

Condition Rating 

A tree’s condition is a determination of its overall health, structure, and form. The assessment 
considered all three characteristics for a combined condition rating.  

• 100% - Exceptional = Good health and structure with significant size, location or quality. 
• 61-80% - Good = Normal vigor, well-developed structure, function and aesthetics not 

compromised with good longevity for the site. 
• 41-60 % - Fair = Reduced vigor, damage, dieback, or pest problems, at least one significant 

structural problem or multiple moderate defects requiring treatment. Major asymmetry or 
deviation from the species normal habit, function and aesthetics compromised. 

• 21-40% - Poor = Unhealthy and declining appearance with poor vigor, abnormal foliar color, 
size or density with potential irreversible decline. One serious structural defect or multiple 
significant defects that cannot be corrected and failure may occur at any time. Significant 
asymmetry and compromised aesthetics and intended use. 

• 6-20% - Very Poor = Poor vigor and dying with little foliage in irreversible decline. Severe 
defects with the likelihood of failure being probable or imminent. Aesthetically poor with little 
or no function in the landscape.  

• 0-5% - Dead/Unstable = Dead or imminently ready to fail. 

Six trees are in good condition, three fair, and three are in poor shape including coast redwood 
#9, silk oak #10, and purple plum #12 all originating on adjacent properties (Chart 2). 
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Suitability for Preservation 

A tree’s suitability for preservation is determined based on its health, structure, age, species and 
disturbance tolerances. 

• Good = Trees with good health, structural stability and longevity after construction. 
• Fair = Trees with fair health and/or structural defects that may be mitigated through treatment. 

These trees require more intense management and monitoring, before, during, and after 
construction, and may have shorter life expectancy after development. 

• Poor = Trees are expected to decline during or after construction regardless of management. 
The species or individual may possess characteristics that are incompatible or undesirable in 
landscape settings or unsuited for the intended use of the site. 

The suitability for preservation is irrelevant in this circumstance because none of the trees are 
under control of the property owner (street trees and those on adjacent sites). 

Expected Impact Level 

Impact level defines how a tree may be influenced by construction activity and proximity to the 
tree, and is described as low, moderate, or high. The following scale defines the impact rating: 

• Low = The construction activity will have little influence on the tree. 
• Moderate = The construction may cause future health or structural problems, and steps must be 

taken to protect the tree to reduce future problems. 
• High = Tree structure and health will be compromised and removal is recommended, or other 

actions must be taken for the tree to remain. The tree is located in the building envelope. 

One “Street Tree” is expected to be removed (#2). One pittosporum shrub (#3) in front of the 
building and the two water gum (#7 and #8) in back with trunk diameters less than four inches in 
diameter are to be removed. The two coast redwoods #4 and #5 along the north side of the 
property could be moderately to highly impacted and tree protection, pre trenching, shoring and 
selective root removal will be required (Chart 3). 
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The snapshot below indicates the proximity of trees #4 and #5 to the proposed building and soil 
cut (Image 1). 
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Tree Protection 

The tree protection zone (TPZ) is the defined area in which certain activities are prohibited to 
minimize potential injury to the tree. The TPZ can be determined by a formula based on species 
tolerance, tree age, and diameter at breast height (DBH) (Matheny, N. and Clark, J. 1998) (Fite, 
K, and Smiley, E. T., 2016) or as the drip line in some instances. Preventing mechanical damage 
to the main stems from equipment or hand tools can be accomplished by wrapping the trunk with 
straw wattle or bracing with timbers (Appendix D). Tree protection will focus on four protected 
trees. 

There is a privacy fence between the neighbor’s trees and the proposed construction for #9, #10, 
#11, and #12.  

Coast redwoods #4 and #5 should have tree protection fence placed around them at the edge of 
the existing sidewalk and into the property where possible. Protecting the trees could require 
exploratory trenching along the proposed foundation adjacent to #4 and #5. Selective root 
removal may be necessary to accommodate the foundation. Due to the size of the trees and the 
close proximity it is not possible to obtain the typical tree protection zones of six to eighteen 
times the trunk diameter distances or more in radius. The ANSI A300 Part 5, 2019 Standard 
Practices (Management of Trees and Shrubs During Site Planning, Site Development, and 
Construction) states the following: 

Section 55.1.3 

The (Tree Protection Zone) TPZ radius should be 6-18 times the trunk diameter (DBH) 

Section 55.1.4 

When the minimum TPZ radius cannot be achieved, appropriate mitigation shall be 
recommended. 

In accordance with the ANSI Standard, mitigation for this project will include exploratory 
trenching around the building perimeter, selective root removal if necessary. Supplemental 
irrigation will be required along with trunk protection. 
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Conclusion 
The plans are to demolish the existing structure and construct four new residences. The inventory 
includes twelve trees comprised of six different species. The trees are located around the 
perimeter of the property and either on the street or adjacent sites except for a few. Six trees are 
in good condition, three fair, and three are in poor shape including coast redwood #9, silk oak 
#10, and purple plum #12 all originating on adjacent properties. One “Street Tree” #2 is expected 
to be removed. One pittosporum shrub #3 in front of the building and the two water gum #7 and 
#8 in back with trunks less than four inches in diameter are to be removed. The two coast 
redwoods #4 and #5 along the north side of the property could be moderately to highly impacted 
and tree protection, pre trenching, shoring and selective root removal will be required. There is a 
privacy fence between the neighbor’s trees and the proposed construction for #9, #10, #11, and 
#12 which is adequate protection. In accordance with the ANSI Standard part 5, mitigation for 
this project will include exploratory trenching around the building perimeter if within 30 feet of 
the coast redwoods and selective root removal if necessary. Supplemental irrigation will be 
required along with trunk protection. Coast redwoods #4 and #5 should have tree protection 
fence placed around them at the edge of the existing sidewalk and into the property where 
possible. Shoring techniques and selective root removal may be required. 
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Recommendations 
1. Place tree numbers and protection schemes on all the plans. Fence shall be placed around 

trees #4 and #5 (radius of 30 feet) where possible. 

2. Place 2-4 inches of bark, wood chips, or course woody debris generated from tree pruning 
operations in the TPZ. Install supplemental irrigation in the TPZ of trees #4 and #5.  

3. Install temporary irrigation or soaker hoses in the TPZs and provide supplemental watering 
during construction (Trees #4 and #5). Monitor watering times or amounts to ensure 
adequate soil saturation. (A 5/8” soaker hose requires about 200 minutes to deliver one inch 
of water to a garden. This number is affected by the length of the hose and the overall rate of 
flow from the faucet. A good rule of thumb is to expect about ½ GPM as a standard faucet 
flow rate.). Infrequent deeper watering is preferred and could be as much as 400 gallons per 
soaking. 

4. Pre-trench along the proposed soil cut adjacent to the trees (#4 and #5). Have an ISA 
Certified Arborist® observe the trenching and provide guidance to selectively remove any 
significant roots (roots greater than one inch in diameter (1”) if encountered. Selective root 
removal requires pre-excavation, typically by hand or with a pneumatic excavating 
equipment such as an Air Spade®, Air Knife®, or similar tools. Selective removal allows for 
the roots to be exposed prior to cutting at the appropriate locations. This is the type of root 
removal that will need to occur at the building foundation. Roots greater than one inch in 
diameter should be pruned rather than left torn or crushed so as to leave “a clean flat surface 
with intact surrounding bark” (Costello, L., Watson, G., Smiley, E. T.. 2017).  

5. Refer to Appendix D for general tree protection guidelines including recommendations for 
arborist assistance while working under trees, trenching, or excavation within a trees drip 
line. Copy Appendix A, B, and D of the arborist report to the final set of plans, which will 
serve as part of the Tree Preservation Plan. 

6. All tree maintenance and care shall be performed by a qualified arborist with a C-61/D-49 
California Contractors License. Tree maintenance and care shall be specified in writing 
according to American National Standard for Tree Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard Practices parts 1 through 10 and adhere to ANSI 
Z133.1 safety standards and local regulations. 

7. Provide a copy of this report to all contractors and project managers, including the architect, 
civil engineer, and landscape designer or architect. It is the responsibility of the owner to 
ensure all parties are familiar with this document. 
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Glossary of Terms 
Defect: An imperfection, weakness, or lack of something necessary. In trees defects are injuries, 
growth patterns, decay, or other conditions that reduce the tree’s structural strength. 

Diameter at breast height (DBH): Measures at 1.4 meters (4.5 feet) above ground in the United 
States, Australia (arboriculture), New Zealand, and when using the Guide for Plant Appraisal, 9th 
edition; at 1.3 meters (4.3 feet) above ground in Australia (forestry), Canada, the European 
Union, and in UK forestry; and at 1.5 meters (5 feet) above ground in UK arboriculture.  

Drip Line: Imaginary line defined by the branch spread or a single plant or group of plants. 

Form: describes a plant’s habit, shape or silhouette defined by its genetics, environment, or 
management. 

Health: Assessment is based on the overall appearance of the tree, its leaf and twig growth, and 
the presence and severity of insects or disease. 

Mechanical damage: Physical damage caused by outside forces such as cutting, chopping or 
any mechanized device that may strike the tree trunk, roots or branches.  

Scaffold branches: Permanent or structural branches that for the scaffold architecture or 
structure of a tree. 

Straw wattle: also known as straw worms, bio-logs, straw noodles, or straw tubes are man made 
cylinders of compressed, weed free straw (wheat or rice), 8 to 12 inches in diameter and 20 to 25 
feet long. They are encased in jute, nylon, or other photo degradable materials, 
and have an average weight of 35 pounds. 

Structural evaluation: focused on the crown, trunk, trunk flare, above ground roots and the site 
conditions contributing to conditions and/or defects that may contribute to failure. 

Tree Protection Zone (TPZ): Defined area within which certain activities are prohibited or 
restricted to prevent or minimize potential injury to designated trees, especially during 
construction or development. 

Tree Risk Assessment: Process of evaluating what unexpected things could happen, how likely 
it is, and what the likely outcomes are. In tree management, the systematic process to determine 
the level of risk posed by a tree, tree part, or group of trees. 

Trunk: Stem of a tree. 
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Appendix A: Tree Locations and Proposed Plan 
A1: Tree Locations 
Tree locations not survey accurate. 
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A2: Proposed Site Plan C-1 
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Appendix B: Tree Inventory and Assessment Tables 
Table 2: Tree Inventory Summary

Tree Species I.D. # Trunk 
Diameter 

(in.)

Condition Expected 
Impact

Ordinance 
Protected 

Tree

TPZ 
Radius 

(ft.)/Plan

birch (Betula pendula) 1 4 Good Low Yes (Street 
Tree)

2

Chinese pistache 
(Pistacia chinensis)

2 12 Good High Yes (Street 
Tree)

Remove 

Pittosporum 
(Pittosporum 
tenuifolium)

3 Multi - 4 Good High No Remove 

coast redwood (Sequoia 
sempervirens)

4 28 Good Moderate Yes 14

coast redwood (Sequoia 
sempervirens)

5 60 Fair Moderate Yes 30

coast redwood (Sequoia 
sempervirens)

6 60 Fair Low Yes 30

water gum (Tristaniopsis 
laurina)

7 3 Good High No Remove

water gum (Tristaniopsis 
laurina)

8 3 Good High No Remove

coast redwood (Sequoia 
sempervirens)

9 14 Poor Low Yes 7

silk oak (Grevillea 
robusta)

10 20 Poor Low Yes 10

purple plum (Prunus 
cerasifera)

11 8 Fair Low No 4

purple plum (Prunus 
cerasifera)

12 8 Poor Low No 4
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Appendix C: Photographs 
C1: Street Tree #2, Pittosporum #3, and Coast Redwood #4 
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C2: Coast Redwood #9 and #10 
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C3: Plums #11 and #12 
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C4: Coast Redwoods #6 and #7 
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Appendix D: Tree protection specifications

Plan Sheet Detail S-X
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TREE PROTECTION

Crown drip line or other limit of Tree Protection area. See
tree preservation plan for fence alignment.

4'
-0

"

Maintain existing
grade with the tree
protection fence
unless otherwise
indicated on the
plans.

2" x 6' steel posts
or approved equal.

Tree Protection
fence: High density
polyethylene fencing
with 3.5" x 1.5"
openings; Color-
orange. Steel posts
installed at 8' o.c.

5" thick
layer of mulch.

Notes:
1- See specifications for additional tree
protection requirements.

2- If there is no existing irrigation, see
specifications for watering requirements.

3- No pruning shall be performed except
by approved arborist.

4- No equipment shall operate inside the
protective fencing including during fence
installation and removal.

5- See site preparation plan for any
modifications with the Tree Protection
area.

SECTION VIEW

KEEP OUT
TREE

PROTECTION
AREA

8.5" x 11"
sign

laminated in
plastic spaced

every 50'
along the

fence.

URBAN TREE FOUNDATION © 2014
OPEN SOURCE FREE TO USE

Tree protection 
fence: Fencing shall 
be comprised of six-
foot high chain link 
mounted on eight-
foot tall, 1 7/8-inch 
diameter galvanized 
posts, driven 24 
inches into the 
ground.

Minimum 4” thick 
mulch layer

Crown diameter drip line distance equal to the outer most limit of foliage. Notes:

• All tree maintenance and care shall be 

performed by a qualified arborist with a 
C-61/D-49 California Contractors 
License.  Tree maintenance and care 
shall be specified in writing according to 
American National Standard for Tree 
Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard 
Practices parts 1 through 10 and adhere 
to ANSI Z133.1 safety standards and 
local regulations.  


• All maintenance is to be performed 
according to ISA Best Management 
Practices.

Notes:

The Tree Protection Zone 
(TPZ) may vary in radius 
from the trunk and may or 
may not be established at 
the drip line distance.  
See arborist’s report and 
plan sheet for 
specifications of TPZ 
radii.

6’
-0

”

Modified by Monarch Consulting 
Arborists LLC, 2019

166

Agenda Item 5.
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JONI JANECKI & ASSOCIATES

SEE LIBRARY PLANS

PARKING AND BUILDING BY
TEALL MESSER ARCHITECT
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SEE L2.0 MATERIALS PLAN
 FOR DISCOVERY PARK

IMPROVEMENTS

SEE L2.0 MATERIALS PLAN
 FOR DISCOVERY PARK

IMPROVEMENTS

(E) CHAINLINK
FENCE AND GATE
TO REMAIN

APPROXIMATE LIMIT OF WORK (L.O.W.)

LEGEND

(E) TREE TO BE PROTECTED

(E) TREE TO REMAIN

NOTE:
1. SEE C3.0 EROSION CONTROL PLAN FOR TREE

PROTECTION IN EXISTING RIPARIAN AREA.
2. TREE SURVEY PROVIDED BY IFLAND SURVEY, 10/09/18.
3. CONTRACTOR SHALL PROTECT ALL TREES WHICH ARE

LOCATED WITHIN 10' OF EQUIPMENT MOVEMENT.

1
L1.0

(E) FENCE TO BE REMOVED

ARBORIST NOTES:
1. ALL TREE MAINTENANCE AND CARE SHALL BE

PERFORMED BY A QUALIFIED ARBORIST WITH A
C-61/D-49 CALIFORNIA CONTRACTORS LICENSE. TREE
MAINTENANCE AND CARE SHALL BE SPECIFIED IN
WRITING ACCORDING TO AMERICAN NATIONAL
STANDARD FOR TREE CARE OPERATIONS: TREE, SHRUB
AND OTHER WOODY PLANT MANAGEMENT: STANDARD
PRACTICES PARTS 1 THROUGH 10 AND ADHERE TO ANSI
Z133.1 SAFETY STANDARDS AND LOCAL REGULATIONS.
ALL MAINTENANCE IS TO BE PERFORMED ACCORDING
TO ISA BEST MANAGEMENT PRACTICES.

2. TREE PRUNING - IF TREE PRUNING FOR OVERHEAD
CLEARANCE IS REQUIRED OR NECESSARY PRUNING
SPECIFICATIONS SHALL BE IN WRITING PRIOR TO ANY
CUTTING. CUTTING SHALL BE PERFORMED BY A
QUALIFIED TREE CARE PROFESSIONAL OR SUPERVISED
BY THE PROJECT ARBORIST. NO LIMBS GREATER THAN
FOUR INCHES (4”) IN DIAMETER SHALL BE REMOVED
WITHOUT APPROVAL.

3. ROOT MANAGEMENT - PRIOR TO REMOVING ROOTS
GREATER THAN TWO INCHES (2”) IN DIAMETER EACH
TREE SHALL BE EVALUATED BY THE PROJECT ARBORIST
TO HELP DETERMINE ITS LIKELIHOOD OF FAILURE
AFTER ROOT LOSS. IF ROOTS OVER TWO INCHES IN
DIAMETER ARE ENCOUNTERED THEY SHOULD BE
PRUNED BY HAND WITH LOPPERS, HANDSAW,
RECIPROCATING SAW, OR CHAIN SAW RATHER THAN
LEFT CRUSHED OR TORN. ROOTS SHOULD BE CUT
BEYOND SINKER ROOTS OR OUTSIDE ROOT BRANCH
JUNCTIONS AND BE SUPERVISED BY THE PROJECT
ARBORIST. WHEN COMPLETED, EXPOSED ROOTS
SHOULD BE KEPT MOIST WITH BURLAP OR BACKFILLED
WITHIN ONE HOUR. NO ROOTS SHALL BE CUT WITHIN SIX
TIMES THE TRUNK DIAMETER DISTANCE IN FEET ON ONE
SIDE WITHOUT ARBORIST APPROVAL.

4. TRUNK PROTECTION - PREVENTING MECHANICAL
DAMAGE TO THE MAIN STEMS FROM EQUIPMENT OR
HAND TOOLS CAN BE ACCOMPLISHED BY WRAPPING
THE MAIN STEM WITH STRAW WATTLE.

5. SITE OCCUPANCY - HAVE A QUALIFIED ARBORIST
PERFORM A LEVEL 2: BASIC TREE RISK ASSESSMENT AS
DESCRIBED IN BEST MANAGEMENT PRACTICES: TREE
RISK ASSESSMENT: INTERNATIONAL SOCIETY OF
ARBORICULTURE, 2017 TO HELP IDENTIFY ANY NEW
RISK FACTORS AFTER CONSTRUCTION UPON NEW SITE
OCCUPANCY.

DEMOLITION AND 
TREE PROTECTION PLAN

L1.0
1"= 20'

LANDSCAPE ARCHITECT
BASE LANDSCAPE ARCHITECTURE

PROJECT TEAM

PROJECT NAME & ADDRESS

FELTON LIBRARY
DISCOVERY PARK
GUSHEE STREET
FELTON, CA, 95018

REVISION
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STAMP

SHEET TITLE

Scale:
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TREE TRUNK

12" Ø STRAW
FILLED BURLAP
WATTLES

TREE PROTECTION WITHOUT FENCE
3/8" = 1'-0"
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"

ROOT PROTECTION
ZONE. SEE SPECS FOR
REQUIREMENTS

1

SCHEDULE

TREES TO BE PROTECTED:  20
TREES TO BE REMOVED: 0

04-19-20191 Planning Review Comments

1

SECTION VIEW

TRUNK PROTECTION WITH WATTLES-Y
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”

 
                      

Excavation Trenches:   
 

1. When any roots are cut or torn during construction, it is critical that you sharply cut all the ends of any exposed roots 
immediately.  Failure to do so will leave crushed and torn roots.  This leads to decay and inhibits growth of new roots.   

2. Pile soil on the side of the trench opposite the tree.  If this is not possible, place the soil on a plastic tarp, plywood or a 
thick bed of mulch. 

3. Do not compact the backfill on the trench more than its original firmness.   
4. Water the backfill to allow the roots to begin healing. 

   

Trenching near a tree can kill as much as 40%-50% of the tree’s roots. 
 

If the tree you are working around is in a confined space and your equipment will be coming close, it is important for you to protect 
the trunk.  Wrap the tree trunk in old tires or place 2” x 4” studs around the tree and rope or band them together.  

          

 
          ROOT PRUNING DETAIL 
 
 
 
                 PLEASE KEEP THIS SHEET FOR REFERENCE 

2” x 4” or 2” x 2” 
Dimensional Lumber

Sturdy Strap (steel, 
nylon, or synthetic rope)

2” x 4” ’or 2” x 2” - 6 to 8 
Feet Tall Dimensional 
Lumber Spaced 3” Apart

Sturdy Strap (steel, 
nylon, or synthetic rope)

Bridge With 4” - 6” Deep 
Course Woody Debris or 
4” x 4” Dimensional 
Lumber and 3/4” 
Plywood or Steel Road 
Plate.

Note: See Local Ordinance 
Requirements and Arborist’s 
Report for Additional Protection 
Specifications and Guidelines.

Trunk Protection Vertical Timber 
Detail

6’
 M

IN
.
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11.08.120 - Tree protection during construction.

Protected trees designated for preservation shall be protected during development of a property 
by compliance with the following, which may be modified by the planning director: 

A. 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. The fence shall be a minimum of four feet 
in height and shall be set securely in place. The fence shall be of a sturdy but open material 
(i.e., chainlink), to allow visibility to the trunk for inspections and safety. There shall be no 
storage of any kind within the protective fencing. 

B. The existing grade level around a tree shall normally be maintained out to the dripline of the 
tree. Alternate grade levels may be approved by the planning director. 

C. Drain wells shall be installed whenever impervious surfaces will be placed over the root 
system of a tree (the root system generally extends to the outermost edges of the branches). 

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

E. No signs, wires, or any other object shall be attached to the tree. 

(Ord. 07-314 § 2 (part); prior code § 10.2.26513) 

Prohibited Activities 

The following are prohibited activities within the TPZ: 

• Grade changes (e.g. soil cuts, fills); 
• Trenches; 
• Root cuts; 
• Pedestrian and equipment traffic that could compact the soil or physically damage roots; 
• Parking vehicles or equipment; 
• Burning of brush and woody debris; 
• Storing soil, construction materials, petroleum products, water, or building refuse; and, 
• Disposing of wash water, fuel or other potentially damaging liquids. 

Pre-Construction Meeting with the Project Arborist

Tree protection locations should be marked before any fencing contractor arrives. 

Prior to beginning work, all contractors involved with the project should attend a pre 
construction meeting with the project arborist to review the tree protection guidelines. Access 
routes, storage areas, and work procedures will be discussed. 
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Tree Protection Zones and Fence Specifications
 
Tree protection fence should be established prior to the arrival of construction equipment or 
materials on site. Fence should be comprised of six-foot high chain link fence mounted on eight-
foot tall, 1 7/8-inch diameter galvanized posts, driven 24 inches into the ground and spaced no 
more than 10 feet apart. Once established, the fence must remain undisturbed and be maintained 
throughout the construction process until final inspection. 

The fence should be maintained throughout the site during the construction period and should be 
inspected periodically for damage and proper functions. Fence should be repaired, as necessary, 
to provide a physical barrier from construction activities. 

Monitoring

Any trenching, construction or demolition that is expected to damage or encounter tree roots 
should be monitored by the project arborist or a qualified ISA Certified Arborist and should be 
documented. 

The site should be evaluated by the project arborist or a qualified ISA Certified Arborist after 
construction is complete, and any necessary remedial work that needs to be performed should be 
noted. 

Restrictions Within the Tree Protection Zone

No storage of construction materials, debris, or excess soil will be allowed within the Tree 
Protection Zone. Spoils from the trenching shall not be placed within the tree protection zone 
either temporarily or permanently. Construction personnel and equipment shall be routed outside 
the tree protection zones. 

Root Pruning

Root pruning shall be supervised by the project arborist. When roots over two inches in diameter 
are encountered they should be pruned by hand with loppers, handsaw, reciprocating saw, or 
chain saw rather than left crushed or torn. Roots should be cut beyond sinker roots or outside 
root branch junctions and be supervised by the project arborist. When completed, exposed roots 
should be kept moist with burlap or backfilled within one hour. 
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Boring or Tunneling

Boring machines should be set up outside the drip line or established Tree Protection Zone. 
Boring may also be performed by digging a trench on both sides of the tree until roots one inch 
in diameter are encountered and then hand dug or excavated with an Air Spade® or similar air or 
water excavation tool. Bore holes should be adjacent to the trunk and never go directly under the 
main stem to avoid oblique (heart) roots. Bore holes should be a minimum of three feet deep.  

Timing

If the construction is to occur during the summer months supplemental watering and bark beetle 
treatments should be applied to help ensure survival during and after construction. 

Tree Pruning and Removal Operations

All tree pruning or removals should be performed by a qualified arborist with a C-61/D-49 
California Contractors License. Tree pruning should be specified in writing according to ANSI 
A-300A pruning standards and adhere to ANSI Z133.1 safety standards. Trees that need to be 
removed or pruned should be identified in the pre-construction walk through. 

Tree Protection Signs

All sections of fencing should be clearly marked with signs stating that all areas within the 
fencing are Tree Protection Zones and that disturbance is prohibited. Text on the signs should be 
in both English and Spanish (Appendix E). 
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Appendix E: Tree Protection Signs
E1: English
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E2: Spanish
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Qualifications, Assumptions, and Limiting Conditions
Any legal description provided to the consultant is assumed to be correct. Any titles or ownership 
of properties are assumed to be good and marketable. All property is appraised or evaluated as 
though free and clear, under responsible ownership and competent management. 

All property is presumed to be in conformance with applicable codes, ordinances, statutes, or 
other regulations. 

Care has been taken to obtain information from reliable sources. However, the consultant cannot 
be responsible for the accuracy of information provided by others. 

The consultant shall not be required to give testimony or attend meetings, hearings, conferences, 
mediations, arbitration, or trials by reason of this report unless subsequent contractual 
arrangements are made, including payment of an additional fee for such services. 

This report and any appraisal value expressed herein represent the opinion of the consultant, and 
the consultant’s fee is not contingent upon the reporting of a specified appraisal value, a 
stipulated result, or the occurrence of a subsequent event. 

Sketches, drawings, and photographs in this report are intended for use as visual aids, are not 
necessarily to scale, and should not be construed as engineering or architectural reports or 
surveys. The reproduction of information generated by architects, engineers, or other consultants 
on any sketches, drawings, or photographs is only for coordination and ease of reference. 
Inclusion of said information with any drawings or other documents does not constitute a 
representation as to the sufficiency or accuracy of said information. 

Unless otherwise expressed: a) this report covers only examined items and their condition at the 
time of inspection; and b) the inspection is limited to visual examination of accessible items 
without dissection, excavation, probing, or coring. There is no warranty or guarantee, expressed 
or implied, that structural problems or deficiencies of plants or property may not arise in the 
future. 
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Certification of Performance
I Richard Gessner, Certify: 

That I have personally inspected the tree(s) and/or the property referred to in this report, and 
have stated my findings accurately. The extent of the evaluation and/or appraisal is stated in the 
attached report and Terms of Assignment; 

That I have no current or prospective interest in the vegetation or the property that is the subject 
of this report, and I have no personal interest or bias with respect to the parties involved; 

That the analysis, opinions and conclusions stated herein are my own; 

That my analysis, opinions, and conclusions were developed and this report has been prepared 
according to commonly accepted Arboricultural practices; 

That no one provided significant professional assistance to the consultant, except as indicated 
within the report. 

That my compensation is not contingent upon the reporting of a predetermined conclusion that 
favors the cause of the client or any other party, nor upon the results of the assessment, the 
attainment of stipulated results, or the occurrence of any other subsequent events; 

I further certify that I am a Registered Consulting Arborist® with the American Society of 
Consulting Arborists, and that I acknowledge, accept and adhere to the ASCA Standards of 
Professional Practice. I am an International Society of Arboriculture Board Certified Master 
Arborist®. I have been involved with the practice of Arboriculture and the care and study of trees 
since 1998. 

Richard J. Gessner 

ASCA Registered Consulting Arborist® #496 
ISA Board Certified Master Arborist® WE-4341B 

Copyright 

© Copyright 2022, Monarch Consulting Arborists LLC. Other than specific exception granted for copies made by 
the client for the express uses stated in this report, no parts of this publication may be reproduced, stored in a 
retrieval system, or transmitted in any form or by any means, electronic, mechanical, recording, or otherwise without 
the express, written permission of the author.

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com  of 29 29
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PROJECT DATA
OWNER/SUBDIVIDER:

14 Fourth Street LLC
412 Olive Avenue
Palo Alto, CA 94306
Contact: John Suppes
Tel. 650-322-7069

SURVEYOR/TENTATIVE MAP PREPARER:

Mountain Pacific Surveys
1735 Enterprise Drive, #109
Fairfield, CA  94533
Contact: Charles Weakley
Tel. 707.425.6234

ENGINEERING/GRADING/UTILITY DESIGN:

Cliff Bechtel & Associates
1321 254th Place, SE
Sammamish, WA 98075
Contact: Cliff Bechtel
Tel. 650.333.0103

ASSESSOR'S PARCEL NUMBER: 167-38-061

ZONING DESIGNATION: R3-1 Multiple Family District
(4 units maximum for first 7,100 ft2 of lot size)

TOTAL SITE AREA: 7,042 ft2 / 0.162± Acres (determined by field survey)

EXISTING USE: Single Family Residential

PROPOSED USE: 4 unit multi-family residential condominium ownership 
development.

EXISTING AND PROPOSED UTILITIES:

Sewer/Storm Drain: City of Los Altos

Water: California Water Service Company

Trash & Recycling: Mission Trails Waste System

Gas & Electric: Pacific Gas & Electric Co.

Cable/Phone/Internet: AT&T and Comcast

FLOOD ZONE DESIGNATION:

Zone X (shaded), areas of 0.2% annual chance flood; areas of 1% annual chance
flood with average depths of less than 1 foot or with drainage areas less than 1
sq. mile; and areas protected by levees from 1% anuual chance flood.

1 inch = 10 ft.

GRAPHIC SCALE

PROJECT DATUMS
1) Bearings shown hereon are based upon the monumented centerline of West Edith
Avenue as shown in Book 888 of Surveys at Page 37; said bearing taken as North
89°45'00" East between found mounuments located at 3rd and 4th Streets.

2) Vertical datum is based upon Los Altos benchmark 15, a brass disc set in the top of
curb at the east side of San Antonio Road on the projected centerline of West Edith Ave.
Top of disk elevation taken as 175.17' per "City of Los Altos Bench Mark Circuit Map".

GENERAL NOTES
1) This Vesting Tentative Parcel Map is a One-Lot Subdivision for Condominium
Purposes for the creation of 4 new residential condominium ownership units.

2) The existing single family residence, detached garage, utilities serving the
residence, associated landscape/site improvements, and 4 trees will be
demolished as a part of this project, all of which is identified on the Existing
Conditions/Demolition Plan herein.

3) This Vesting Tentative Parcel Map is being processed concurrently with a
Development Application for the project based upon plans prepred by:

cka Architects, Menlo Park, CA. (building and site improvements)

Cliff Bechtel & Assoc., Sammamish, WA. (civil engineering - grading,
drainage, and utility improvements)

Refer to the concurrent application materials for additional information and
specifics regarding proposed site improvements and architectural elements
associated with this subdivision.

4) A Arborist Report depicting the disposition of all trees prepared by Monarch
Consulting Arborists was prepared for the site and is included as a separate
attachment to this Vesting Tentative Parcel Map. Note trees identified therein as
numbers 1, 4-6, and 9-12 are located on neigboring properties, not the Subject
Parcel, and may not be shown on this map.

5) A Historical Evaluation Report prepared by Archeological Resource
Management was prepared for the site and is included as a separate attachment
to this Vesting Tentative Parcel Map.

SURVEYOR'S STATEMENT
This Vesting Tentative Parcel Map was prepared by me or under my
direction in conformance with the requirements of the Land
Surveyor's Act and the Subdivision Map Act.

_____________________________________________
Charles M. Weakley, LS    Exp. 12/31/22
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GRAPHIC SCALE

PARCEL CONFIGURATION NOTES
1) All of Proposed Parcel 1 is Common Area

2) All area outside of the building footprint shall be subject to a new Private
Access and Utility Easement for the mutual benefit of all condominium Unit
owners.

3) All Units shall be subject to recorded Covenants, Conditions, and Restrictions
(CC&R's) and a recorded Condominium Plan.

4) Each Unit shall have 2 off-street parking spaces provided within an enclosed
garage which is a part of the Unit.

5) Each unit shall have a private balcony area to be specified as a part of the
Condominium Plan.
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Property Line

Easement Line

Proposed Building Outline

  LEGEND

GENERAL NOTES
1) This Vesting Tentative Parcel Map is a One-Lot Subdivision for Condominium
Purposes for the creation of 4 new residential condominium ownership units.

2) The existing single family residence, detached garage, utilities serving the
residence, associated landscape/site improvements, and 4 trees will be
demolished as a part of this project, all of which is identified on the Existing
Conditions/Demolition Plan herein.

3) This Vesting Tentative Parcel Map is being processed concurrently with a
Development Application for the project based upon plans prepred by:

cka Architects, Menlo Park, CA. (building and site improvements)

Cliff Bechtel & Assoc., Sammamish, WA. (civil engineering - grading,
drainage, and utility improvements)

Refer to the concurrent application materials for additional information and
specifics regarding proposed site improvements and architectural elements
associated with this subdivision.

4) A Arborist Report depicting the disposition of all trees prepared by Monarch
Consulting Arborists was prepared for the site and is included as a separate
attachment to this Vesting Tentative Parcel Map. Note trees identified therein as
numbers 1, 4-6, and 9-12 are located on neigboring properties, not the Subject
Parcel, and may not be shown on this map.

5) A Historical Evaluation Report prepared by Archeological Resource
Management was prepared for the site and is included as a separate attachment
to this Vesting Tentative Parcel Map.

EASEMENT NOTES
1) A Public Utility Easement along the route of the existing pole line and
proposed undergounding is proposed hereon. The width of this Public Utility
Easement will be modified as necessary to accomodate PG&E requirements.

2) Dependant upon final water meter & appurtenance locations, easements will
be granted to Cal Water Service if required by the agency;  final easement
configuration shall be coordinated with Cal Water.
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7 Bio treatment area planted with Chondropetalum tectorum

8 4 foot tall horiz. board fence of stained 1x4 with 1 inch spaces 
between - screens trash and recycle containers
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"I have complied with the criteria of the Water Efficient Landscape Ordinance
and applied them for the efficient use of water in the landscape design plan"

Gregory Lewis - Landscape Architect  Lic. #2176      10/26/22

CALCULATIONS OF HARDSCAPE & SOFTSCAPE AREAS
TOTAL AREA 7,046.72 100.0%

HARDSCAPE (BUILDING &     4,871.61  69.0%
DRIVEWAY FOOTPRINT)

HARDSCAPE (CONCRETE   770.95  11.0%
WALKWAYS)

SOFTSCAPE (PERMEABLE DG &       1404.16   20.0%
PLANTED AREAS
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Planning Commission 
Thursday, March 3, 2022 

Page 1 of 8 
 

 

 
MINUTES OF A REGULAR MEETING OF THE PLANNING COMMISSION OF THE 

CITY OF LOS ALTOS, HELD ON THURSDAY, MARCH 3, 2022 BEGINNING AT  
7:00 P.M. HELD VIA VIDEO/TELECONFERENCE PER EXECUTIVE ORDER N-29-20 

 
Per California Executive Order N-29-20, the Commission will meet via teleconference 
only.  Members of the Public may call (650) 242-4929 to participate in the conference call 
(Meeting ID: 148 090 3932 or via the web at https://tinyurl.com/2d856ksm) 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 PlanningCommission@losaltosca.gov.  Emails received 
prior to the meeting will be included in the public record. 
 
ESTABLISH QUORUM  
  

PRESENT: Chair Doran and Vice-Chair Mensinger, Commissioners Ahi, Roche, Steinle, 
and Marek [entered meeting at 6:36pm] 

ABSENT: Commissioner Bodner 

STAFF: Interim Planning Services Manager Golden, Associate Planner Liu, and City 
Attorney Houston 

 
PUBLIC COMMENT ON ITEMS NOT ON THE AGENDA  
 
None. 
 
ITEMS FOR CONSIDERATION/ACTION 
 
STUDY SESSION 
 
1. PPR21-0009 – Chris Kummerer – 14 Fourth Street 

Preliminary Project Review for a four-unit, two-story townhome development with 
subterranean parking. No affordable housing is proposed as part of the project.  Project 
Planner:  Liu 

 
Commissioner Ahi recused himself because he lives within 500 feet of the subject project site. 
 
STAFF PRESENTATION 
 
Associate Planner Liu presented the staff report recommending that the Commission provide 
feedback to the applicant regarding their pre-application submittal for a proposed multiple-family 
development project. 
 
COMMISSION QUESTIONS TO STAFF 
 
Commissioner Roche who owns the alley? 
Associate Planner Liu: It is the City’s public alley way. 
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Chair Doran: What is the vertical clearance at the rear of the building between the overhang and the 
alley? 
Associate Planner Liu: Deferred to the applicant. 
 
APPLICANT PRESENTATION  
 
Project Applicant Chris Kummerer provided a project presentation. 
 
COMMISSION QUESTIONS TO APPLICANT 
 
Chair Doran asked what the vertical clearance from the projection to the driveway. 
Answer Chris Kummerer:  The driving clearance is 8-foot, 6-inches. 
 
PUBLIC COMMENT 
 
Resident Roberta Phillips gave her support for the project and commended the architect. 
 
COMMISSION DISCUSSION 
 
Commissioner Steinle 

• Supports the design; and 
• Provided some comments with regards to color choices. 

 
Vice-Chair Mensinger 

• Supports the project on a difficult lot; and  
• Provided comment to provide more landscaping to improve privacy to the abutting property. 

 
Commissioner Roche 

• Supports the project and design; and 
• Recommends lightening the color to soften the look; and 
• Asked the applicant about access to the units from the garage. 

 
[COMMISSIONER MAREK ENTERED THE MEETING 6:36 pm.] 
 
Commissioner Marek 

• Supports the project and the design. 
 
Commissioner Doran 

• Support the project; and 
• Appreciated the comparative analysis. 

 
Commissioner Steinle 

• Whatever bicycle parking is being proposed, double it; and 
• Consider EV chargers. 

 
REGULAR MEETING 
 
PUBLIC HEARING 
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2. Wireless Communications Ordinance Amendment 
 Revisions to the City of Los Altos’ existing standards for the development of wireless 

telecommunications facilities, including an ordinance to regulate permissible locations and 
preferences for the location of wireless facilities. These locational standards, which would 
replace the locational standards now provided in City of Los Altos Resolution No. 2019-35, 
would be adopted by ordinance into Chapter 14.82 of the Los Altos Municipal Code.  In 
addition, the City proposes to expand and supplement existing development standards and 
design guidelines and preferences for wireless telecommunications facilities contained in 
Resolution No. 2019-35 by (1) adding a set of basic design principles that would apply to all 
wireless telecommunications facilities and (2) identifying configuration preferences along with 
design guidelines for specific types of wireless facilities.  City Staff:  Jolie Houston, City 
Attorney 

 
STAFF PRESENTATION 
 
Consultant Lloyd Zola provided a detailed slide presentation. 
 
COMMISSION QUESTIONS TO CONSULTANT 
 
Commissioner Roche: Does the noise ordinance follow state and federal noise standards? 
Consultant Lloyd Zola: Yes, the standards meet the state guidelines for what is acceptable. There 
will be mechanical cooling equipment on some of the poles and all equipment will adhere to our 
noise standards. 
 
Vice-Chair Mensinger: In general, what was challenged by the carriers? 
Consulting Attorney Deborah Fox: Current ordinance was tailored to meet the current land use.  
Regulations improperly based on Radio Frequency (RF) directly or indirectly.  
 
Commissioner Ahi: What happens when some of the current zones become more residential? 
Consultant Lloyd Zola: The zones that are commercially zoned can be defined by the city.  If the 
zone is intended for commercial but have some residential, need to look at the predominant character 
and define as a community (C zones vs. R zones).  Wireless definitions could be updated with 
changes to zoning definitions and changes over time.  Classifications could be changed over time. 
Consulting Attorney Deborah Fox: Noted page 8, annotated ordinance part of supplemental 
materials, also Attachment B, and said there is a solution for that a solution for that. 
 
Commissioner Ahi: What is the logic behind the distances from the roadways?   
Consultant Lloyd Zola: Looked at it in a logical way and tried to limit visual intrusiveness into 
residential areas. 
 
Commissioner Ahi: Asked about the tiers and what has been overlaid in the map? 
Consultant Lloyd Zola: Unlikely to get to the third tier.  Cannot absolutely determine with the 
change of technology. 
 
Commissioner Steinle: Who is going to review these permits by the city? 
City Attorney Houston: Most likely Planning for the zoning with assistance from Public Works for 
the encroachment permits.   
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Consulting Attorney Deborah Fox: The process has not changed.  Initial determination is made by 
City Manager and any appeal would go to City Council.  We need to update the current application.  
Wireless Facilities will be processed by Planning with input from Engineering.  If more extensive 
analysis is needed, then the city can retain an RF expert for the third-tier level and charge it to 
applicant. 
 
Commissioner Steinle: When would the third tier be used for a carrier? 
Consultant Lloyd Zola: It would only be used if the site wasn’t permitted.  They would look at the 
preferred alternatives and analyze at a system level rather than a site-by-site analysis. 
 
Commissioner Steinle: Along El Camino Real or Foothill Expressway, do they still need a city 
permit? 
City Attorney Houston: We do not control those roadways, so they would have to go through 
CalTrans or Santa Clara County. 
Consultant Lloyd Zola: Yes, still located in the city, so the wireless ordinance applies.  Would need 
review by Planning and wireless permit and an encroachment permit from the underlying “owner” of 
the facility from the city. 
 
Chair Doran: Mandate to put equipment below ground in certain areas? 
Consultant Lloyd Zola: That is already included in the guidelines, although there are exceptions.  
The antenna has to be above ground, and other equipment is required to be placed underground, if 
feasible.  Carriers are generally resistant to place equipment underground. 
 
Commissioner Roche: Asked about the page 8 that was referred to earlier. 
Consultant Lloyd Zola: The reference was to the page 8 of the annotated ordinance and in 
Attachment B. 
 
PUBLIC COMMENT 
 
Resident Roberta Phillips 

• Feels she is being treated as second class citizens by living on San Antonio Road which is 
defined as a collector street; 

• Concerned about noise and safety; 
• Using collector streets is unfair; and 
• If there are no safety issues related to RF, then spread these facilities out evenly across the city. 

 
Resident Jonathan Shores 

• Are there specific criteria for selecting the streets for the wireless communication facilities? 
• Are the streets chosen by being on a grid or does the network pick them itself? 

 
Resident Jane Osborne 
• Los Altos is predominantly residential, city should not differentiate between local serving 

roads and other streets (collector, arterial, etc.); and 
• The World Health Organization suggests noise should not be more than 35 dbA for children, 

each 5 dBA increase impacts cognitive functions. 
 
Resident Terri Couture 

• Concerned about the noise impacts. 
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Resident Steven Aldrich 
• Improvement to mobile networks is important and supports the change to improve cell signals. 

 
Resident Carey Lai 

• Utility pole picture presented is not accurate; 
• What prevents carriers from using all the least desirable sites? 
• What happens to the lawsuits once new ordinance is adopted? 
• Impacts streets because poles are placed so close; and 
• How many towers would fall within tier 1 and 2? 

 
Resident Willem de Lange 

• What about Mountain View allowances for people that live close to the border in Los Altos?  
• His side yard is close to a utility pole, what is the intensity of the RF and impacts to health; and 
• Concerned about noise impacts. 

 
Resident Katherine Weller 

• Collector streets are in residential areas as well.  Concerned about classification of streets and 
preferences; and 

• Concerned about health and noise. 
 
Marc Ramish (AT&T) 

• Concerns about some of the requirements with regards to the less preferred locations, but 
perhaps more of a technical feasibility requirement; 

• Certain prohibitions have created challenges; and 
• Concerned about application requirements. 

 
Paul (Verizon) 

• Ordinance should include all streets that are now excluded; 
• Eliminate the prohibitions, 1,000-foot requirement, these should be preferences not 

prohibitions; 
• Map based analysis should not be applied; and 
• Should not dictate the system requirements. 

 
STAFF RESPONSE 
 
Consultant Lloyd Zola: Street comes from the General Plan Circulation Element and is the basis of 
the selection.  Policy question on how the City Would like to structure street network categories. 
 
Consultant Lloyd Zola: Carriers not necessarily looking at the street network, but their system needs. 
 
Consultant Lloyd Zola: Cited the noise standards in the municipal code. 
 
Consultant Lloyd Zola: Explained the ranking of streets, said streets in commercial zones are ranked 
differently and are more preferred.   
 
Consultant Lloyd Zola: Pictures of facilities shown represent when better guidelines are adopted and 
better installation of facilities. 
 
Consultant Lloyd Zola: Made the distinction between towers and other facilities. 
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Consultant Lloyd Zola: Went over the percentage of small cell nodes in preferred locations and 
showed an exhibit showing the proposed preferred and less preferred locations. 
 
Consulting Attorney Deborah Fox: Noted the lawsuits post adoption and what will happen next. But 
they would advise the federal court that they do not need to make a determination because the new 
ordinance replaces the existing.  Litigators would likely still move forward with litigation and ask 
that all previous applications be approved.  Other motions in federal court have been pending for 
several months. 
 
City Attorney Houston clarified some procedural issues and asked if there are any additional 
questions. 
 
COMMISSION DISCUSSION 
 
Commissioner Steinle recommended to continue because there is a lot of material that was submitted 
at the last minute. 
 
Action: Upon a motion by Commissioner Steinle, seconded by Commissioner Mensinger, the 
Commission recommends continuance of the Wireless Communications Ordinance Amendment to 
the March 17, 2022 Planning Commission Meeting. 
The motion was approved (5-0) by the following vote: 
AYES:  Chair Doran and Vice-Chair Mensinger, Commissioners Marek, Ahi and Steinle 
NOES: None 
ABSENT:  Bodner and Roche 
 
3. TM21-0002 – Navneet Aron - 705 Vista Grande Avenue 

A request for a tentative parcel map to subdivide a 26,708 square foot parcel at 705 Vista 
Grande Avenue into two lots.  The proposed subdivision would create a 12,166 square-foot 
corner lot, a 11,120 square-foot interior lot, and dedication of the street frontage along 
Springer Road.  A categorical exemption pursuant to Section 15315 (Class 15), Minor Land 
Divisions of the California Environmental Quality Act (CEQA) guidelines will be 
considered.  Project Planner:  Golden 

 
Staff Presentation 
Interim Planning Services Manager Golden presented the staff report recommending to the City 
Council approval of tentative parcel map application TM21-0002 to subdivide the property into two 
lots subject to the findings and conditions contained in the draft resolution.  He noted late 
correspondence received. 
 
City Attorney Houston noted that the project is subject to the Subdivision Map Act and Housing 
Accountability Act. 
 
Commissioner Questions for Staff 
Commissioner Steinle asked about the legal findings to approve or deny a project. 
City Attorney Houston said there would have to be evidence to deny a project based on findings.  
 
Applicant Presentation 
Applicant Navneet Aron with introduced the project. 
 
Property owners Sandesh and Shikha Tawari gave some project background. 
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Applicant Navneet Aron provided a presentation, went over neighborhood outreach, and landscape 
screening.  
 
Commissioner Questions for the Applicant 
None. 
 
PUBLIC COMMENT 
 
Resident Paul Rotche 

• Concerns about privacy; 
• Concerned about two-story structures and impacts on the neighborhood; 
• Concerned about the density of development; 
• Concerned about vehicles; and 
• Concerned about removal of trees. 

 
City Attorney Houston addressed the Commission noting that the application before them is just a 
subdivision application. 
 
Resident Steve Aldrich 

• Supports the project. 
 
COMMISSION DISCUSSION 
 
Motion to Approve: 
 
Action:  Upon motion by Vice-Chair Doran, seconded by Commissioner Mensinger, the 
Commission recommended approval to the City Council of tentative parcel map application TM21-
0002 to subdivide the property into two lots subject to the findings and conditions contained in the 
draft resolution. 
 
The motion was approved (6-0) by the following vote: 
AYES:  Chair Doran and Vice-Chair Mensinger, Commissioners Marek, Ahi, Roche and Steinle 
NOES: None 
ABSENT:  Bodner 
 
COMMISSIONERS’ REPORTS AND COMMENTS 
None. 
 
POTENTIAL FUTURE AGENDA ITEMS 
 
Interim Planning Services Manager Golden gave an overview of future agenda items. 
 
ADJOURNMENT  
 
Chair Doran adjourned the meeting at 9:38 P.M. 
 
 
      
Steve Golden 

184

Agenda Item 5.



Planning Commission 
Thursday, March 3, 2022 

Page 8 of 8 
 

 

Interim Planning Services Manager 
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This revision is a response to comment 16 provided by the City of Los Altos which is as follows: 

16. Arborist Report. Staff appreciates the provided arborist report. Please find the following 
comments for staff: 

A. As recommended by the subject arborist, tree numbers shall be provided on the site plan and 
civil plans, consistent with the numbering in the arborist’s report. 

MCA: to be rectified by the design team an applicant. 

B. Staff has concerned <sic> that the arborist did not fully considered <sic>impacts from the 
basement’s excavation to the trees. As the requested excavation/shoring plan provided 
comments 5G.a above, the subject arborist shall update the arborist’s report to discuss the 
tree protection measures from the excavation/shoring plan. 

MCA: The applicant provided the A1.5 sheet and the shoring plan as provided below: 
 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com  of 1 29
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I have reviewed the plans regarding the proximity of the trenching and shoring adjacent to the 
trees. 

I have suggested within the report in the “Expected Impacts”, “Tree Protection” and 
“Recommendations” sections to pre-trench and selectively remove roots as necessary. TO 
reiterate Recommendation #4 states the following: 

4. Pre-trench along the proposed soil cut adjacent to the trees (#4 and #5). Have an ISA 
Certified Arborist® observe the trenching and provide guidance to selectively remove any 
significant roots (roots greater than one inch in diameter (1”) if encountered. Selective root 
removal requires pre-excavation, typically by hand or with a pneumatic excavating 
equipment such as an Air Spade®, Air Knife®, or similar tools. Selective removal allows for 
the roots to be exposed prior to cutting at the appropriate locations. This is the type of root 
removal that will need to occur at the building foundation. Roots greater than one inch in 
diameter should be pruned rather than left torn or crushed so as to leave “a clean flat surface 
with intact surrounding bark” (Costello, L., Watson, G., Smiley, E. T.. 2017). 

Recommendations #1, #2, and #3 also include mulch to protect the soil surface, supplemental 
irrigation to help reduce impacts of potential root loss, and exclusionary fence where possible. 
Within the “Tree Protection Guidelines” there are provisions for root pruning, monitoring, and 
pre-construction meetings. 

It is the responsibility of the owners or contractors to schedule meetings and monitoring and to 
adhere to the recommendations. The proposed shoring encroaches six and ten percent into the 
suggested TPZ and is not expected to compromise the health or integrity of the trees. 

C. For the applicants information the tree protection will be further conditioned on the approval 
letter recommended by the City Council.  

MCA: Understood. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Summary 
The plans are to demolish the existing structure and construct four new residences. The inventory 
includes twelve trees comprised of six different species. The trees are located around the 
perimeter of the property and either on the street or adjacent sites except for a few. Six trees are 
in good condition, three fair, and three are in poor shape. One “Street Tree” is expected to be 
removed Chinese pistache (Pistacia chinensis) #2. The two coast redwoods (Sequoia 
sempervirens) (#4 and #5) along the north side of the property could be moderately to highly 
impacted and tree protection will be required. There is a privacy fence between the neighbor’s 
trees and the proposed construction for #9, #10, #11, and #12 which is adequate protection. 
Mitigation aside from tree protection fence for this project will include exploratory trenching and 
selective root removal if necessary. Supplemental irrigation will be required. Coast redwoods #4 
and #5 should have tree protection fence placed around them at the edge of the existing sidewalk 
and into the property where possible. Shoring techniques may be required to prevent over-
excavation into the tree protection zone. 

Introduction 

Background 

14 Fourth Street LLC asked me to assess the site, trees, proposed footprint plan, and to provide a 
report with my findings and recommendations to help satisfy the City of Los Altos planning 
requirements. The plan is to renovate the existing house and create a few additions. 

Assignment 

1. Provide an arborist’s report including an assessment of the trees within the project area. The 
assessment is to include the species, size (trunk diameter), condition (health, structure, and 
form), and suitability for preservation ratings.  

2. Provide tree protection guidelines, specifications, and impact ratings for those affected by the 
project. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Limits of the Assignment 

1. No tree risk assessments were performed. 
2. The information in this report is limited to the condition of the trees during my inspection on, 

April 29, 2022. 
3. The plans reviewed for this assignment were as follows: 

Purpose and Use of the Report 

The report is intended to identify all the trees within the plan area that could be affected by a 
project. The report is to be used by the property owners, owner’s agents, and the City of Los 
Altos as a reference for existing tree conditions to help satisfy planning requirements. 

Table 1: Plans Reviewed Checklist

Plan Date Sheet Reviewed Source

Existing Site Topographic Map or 
A.L.T.A with tree locations

Proposed Site Plan 02/16/2022 A1.0 Yes CKA Architects

Demolition Plan

Construction Staging

Grading and Drainage 01/06/2021 C-1 Yes Cliff Bechtel & 
Associates

Utility Plan and Hook-up locations 01/06/2022 C-1.1 Yes Cliff Bechtel & 
Associates

Exterior Elevations

Landscape Plan

Irrigation Plan

T-1 Tree Protection Plan

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Observations 

Tree Inventory 

The City of Los Altos Tree Ordinance Chapter 11.08 states protection criteria as the following: 

1. Any tree that is 48-inches (four feet) or greater in circumference when measured at 48-inches 
above the ground. 

2. Any tree designated by the Historical Commission as a Heritage Tree or any tree under 
official consideration for a Heritage Tree designation. (All Canary Island Palm trees on 
Rinconada Court are designated as Heritage Trees.) 

3. Any tree which was required to be either saved or planted in conjunction with a development 
review approval (i.e. new two-story house). 

4. Any tree located within a public right-of-way. 
5. Any tree located on property zoned other than single-family residential. 

The inventory includes twelve trees comprised of six different species. The trees are located 
around the perimeter of the property and either on the street or adjacent sites (Chart 1). 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Discussion 

Condition Rating 

A tree’s condition is a determination of its overall health, structure, and form. The assessment 
considered all three characteristics for a combined condition rating.  

• 100% - Exceptional = Good health and structure with significant size, location or quality. 
• 61-80% - Good = Normal vigor, well-developed structure, function and aesthetics not 

compromised with good longevity for the site. 
• 41-60 % - Fair = Reduced vigor, damage, dieback, or pest problems, at least one significant 

structural problem or multiple moderate defects requiring treatment. Major asymmetry or 
deviation from the species normal habit, function and aesthetics compromised. 

• 21-40% - Poor = Unhealthy and declining appearance with poor vigor, abnormal foliar color, 
size or density with potential irreversible decline. One serious structural defect or multiple 
significant defects that cannot be corrected and failure may occur at any time. Significant 
asymmetry and compromised aesthetics and intended use. 

• 6-20% - Very Poor = Poor vigor and dying with little foliage in irreversible decline. Severe 
defects with the likelihood of failure being probable or imminent. Aesthetically poor with little 
or no function in the landscape.  

• 0-5% - Dead/Unstable = Dead or imminently ready to fail. 

Six trees are in good condition, three fair, and three are in poor shape including coast redwood 
#9, silk oak #10, and purple plum #12 all originating on adjacent properties (Chart 2). 
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Suitability for Preservation 

A tree’s suitability for preservation is determined based on its health, structure, age, species and 
disturbance tolerances. 

• Good = Trees with good health, structural stability and longevity after construction. 
• Fair = Trees with fair health and/or structural defects that may be mitigated through treatment. 

These trees require more intense management and monitoring, before, during, and after 
construction, and may have shorter life expectancy after development. 

• Poor = Trees are expected to decline during or after construction regardless of management. 
The species or individual may possess characteristics that are incompatible or undesirable in 
landscape settings or unsuited for the intended use of the site. 

The suitability for preservation is irrelevant in this circumstance because none of the trees are 
under control of the property owner (street trees and those on adjacent sites). 

Expected Impact Level 

Impact level defines how a tree may be influenced by construction activity and proximity to the 
tree, and is described as low, moderate, or high. The following scale defines the impact rating: 

• Low = The construction activity will have little influence on the tree. 
• Moderate = The construction may cause future health or structural problems, and steps must be 

taken to protect the tree to reduce future problems. 
• High = Tree structure and health will be compromised and removal is recommended, or other 

actions must be taken for the tree to remain. The tree is located in the building envelope. 

One “Street Tree” is expected to be removed (#2). One pittosporum shrub (#3) in front of the 
building and the two water gum (#7 and #8) in back with trunk diameters less than four inches in 
diameter are to be removed. The two coast redwoods #4 and #5 along the north side of the 
property could be moderately to highly impacted and tree protection, pre trenching, shoring and 
selective root removal will be required (Chart 3). 
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The snapshot below indicates the proximity of trees #4 and #5 to the proposed building and soil 
cut (Image 1). 
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IMAGE 1: TREES #4 AND #5 IN RELATION TO THE PROPOSED CONSTRUCTION.
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Tree Protection 

The tree protection zone (TPZ) is the defined area in which certain activities are prohibited to 
minimize potential injury to the tree. The TPZ can be determined by a formula based on species 
tolerance, tree age, and diameter at breast height (DBH) (Matheny, N. and Clark, J. 1998) (Fite, 
K, and Smiley, E. T., 2016) or as the drip line in some instances. Preventing mechanical damage 
to the main stems from equipment or hand tools can be accomplished by wrapping the trunk with 
straw wattle or bracing with timbers (Appendix D). Tree protection will focus on four protected 
trees. 

There is a privacy fence between the neighbor’s trees and the proposed construction for #9, #10, 
#11, and #12.  

Coast redwoods #4 and #5 should have tree protection fence placed around them at the edge of 
the existing sidewalk and into the property where possible. Protecting the trees could require 
exploratory trenching along the proposed foundation adjacent to #4 and #5. Selective root 
removal may be necessary to accommodate the foundation. Due to the size of the trees and the 
close proximity it is not possible to obtain the typical tree protection zones of six to eighteen 
times the trunk diameter distances or more in radius. The ANSI A300 Part 5, 2019 Standard 
Practices (Management of Trees and Shrubs During Site Planning, Site Development, and 
Construction) states the following: 

Section 55.1.3 

The (Tree Protection Zone) TPZ radius should be 6-18 times the trunk diameter (DBH) 

Section 55.1.4 

When the minimum TPZ radius cannot be achieved, appropriate mitigation shall be 
recommended. 

In accordance with the ANSI Standard, mitigation for this project will include exploratory 
trenching around the building perimeter, selective root removal if necessary. Supplemental 
irrigation will be required along with trunk protection. 
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Conclusion 
The plans are to demolish the existing structure and construct four new residences. The inventory 
includes twelve trees comprised of six different species. The trees are located around the 
perimeter of the property and either on the street or adjacent sites except for a few. Six trees are 
in good condition, three fair, and three are in poor shape including coast redwood #9, silk oak 
#10, and purple plum #12 all originating on adjacent properties. One “Street Tree” #2 is expected 
to be removed. One pittosporum shrub #3 in front of the building and the two water gum #7 and 
#8 in back with trunks less than four inches in diameter are to be removed. The two coast 
redwoods #4 and #5 along the north side of the property could be moderately to highly impacted 
and tree protection, pre trenching, shoring and selective root removal will be required. There is a 
privacy fence between the neighbor’s trees and the proposed construction for #9, #10, #11, and 
#12 which is adequate protection. In accordance with the ANSI Standard part 5, mitigation for 
this project will include exploratory trenching around the building perimeter if within 30 feet of 
the coast redwoods and selective root removal if necessary. Supplemental irrigation will be 
required along with trunk protection. Coast redwoods #4 and #5 should have tree protection 
fence placed around them at the edge of the existing sidewalk and into the property where 
possible. Shoring techniques and selective root removal may be required. 
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Recommendations 
1. Place tree numbers and protection schemes on all the plans. Fence shall be placed around 

trees #4 and #5 (radius of 30 feet) where possible. 

2. Place 2-4 inches of bark, wood chips, or course woody debris generated from tree pruning 
operations in the TPZ. Install supplemental irrigation in the TPZ of trees #4 and #5.  

3. Install temporary irrigation or soaker hoses in the TPZs and provide supplemental watering 
during construction (Trees #4 and #5). Monitor watering times or amounts to ensure 
adequate soil saturation. (A 5/8” soaker hose requires about 200 minutes to deliver one inch 
of water to a garden. This number is affected by the length of the hose and the overall rate of 
flow from the faucet. A good rule of thumb is to expect about ½ GPM as a standard faucet 
flow rate.). Infrequent deeper watering is preferred and could be as much as 400 gallons per 
soaking. 

4. Pre-trench along the proposed soil cut adjacent to the trees (#4 and #5). Have an ISA 
Certified Arborist® observe the trenching and provide guidance to selectively remove any 
significant roots (roots greater than one inch in diameter (1”) if encountered. Selective root 
removal requires pre-excavation, typically by hand or with a pneumatic excavating 
equipment such as an Air Spade®, Air Knife®, or similar tools. Selective removal allows for 
the roots to be exposed prior to cutting at the appropriate locations. This is the type of root 
removal that will need to occur at the building foundation. Roots greater than one inch in 
diameter should be pruned rather than left torn or crushed so as to leave “a clean flat surface 
with intact surrounding bark” (Costello, L., Watson, G., Smiley, E. T.. 2017).  

5. Refer to Appendix D for general tree protection guidelines including recommendations for 
arborist assistance while working under trees, trenching, or excavation within a trees drip 
line. Copy Appendix A, B, and D of the arborist report to the final set of plans, which will 
serve as part of the Tree Preservation Plan. 

6. All tree maintenance and care shall be performed by a qualified arborist with a C-61/D-49 
California Contractors License. Tree maintenance and care shall be specified in writing 
according to American National Standard for Tree Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard Practices parts 1 through 10 and adhere to ANSI 
Z133.1 safety standards and local regulations. 

7. Provide a copy of this report to all contractors and project managers, including the architect, 
civil engineer, and landscape designer or architect. It is the responsibility of the owner to 
ensure all parties are familiar with this document. 
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Glossary of Terms 
Defect: An imperfection, weakness, or lack of something necessary. In trees defects are injuries, 
growth patterns, decay, or other conditions that reduce the tree’s structural strength. 

Diameter at breast height (DBH): Measures at 1.4 meters (4.5 feet) above ground in the United 
States, Australia (arboriculture), New Zealand, and when using the Guide for Plant Appraisal, 9th 
edition; at 1.3 meters (4.3 feet) above ground in Australia (forestry), Canada, the European 
Union, and in UK forestry; and at 1.5 meters (5 feet) above ground in UK arboriculture.  

Drip Line: Imaginary line defined by the branch spread or a single plant or group of plants. 

Form: describes a plant’s habit, shape or silhouette defined by its genetics, environment, or 
management. 

Health: Assessment is based on the overall appearance of the tree, its leaf and twig growth, and 
the presence and severity of insects or disease. 

Mechanical damage: Physical damage caused by outside forces such as cutting, chopping or 
any mechanized device that may strike the tree trunk, roots or branches.  

Scaffold branches: Permanent or structural branches that for the scaffold architecture or 
structure of a tree. 

Straw wattle: also known as straw worms, bio-logs, straw noodles, or straw tubes are man made 
cylinders of compressed, weed free straw (wheat or rice), 8 to 12 inches in diameter and 20 to 25 
feet long. They are encased in jute, nylon, or other photo degradable materials, 
and have an average weight of 35 pounds. 

Structural evaluation: focused on the crown, trunk, trunk flare, above ground roots and the site 
conditions contributing to conditions and/or defects that may contribute to failure. 

Tree Protection Zone (TPZ): Defined area within which certain activities are prohibited or 
restricted to prevent or minimize potential injury to designated trees, especially during 
construction or development. 

Tree Risk Assessment: Process of evaluating what unexpected things could happen, how likely 
it is, and what the likely outcomes are. In tree management, the systematic process to determine 
the level of risk posed by a tree, tree part, or group of trees. 

Trunk: Stem of a tree. 
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Appendix A: Tree Locations and Proposed Plan 
A1: Tree Locations 
Tree locations not survey accurate. 
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A2: Proposed Site Plan C-1 
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Appendix B: Tree Inventory and Assessment Tables 
Table 2: Tree Inventory Summary

Tree Species I.D. # Trunk 
Diameter 

(in.)

Condition Expected 
Impact

Ordinance 
Protected 

Tree

TPZ 
Radius 

(ft.)/Plan

birch (Betula pendula) 1 4 Good Low Yes (Street 
Tree)

2

Chinese pistache 
(Pistacia chinensis)

2 12 Good High Yes (Street 
Tree)

Remove 

Pittosporum 
(Pittosporum 
tenuifolium)

3 Multi - 4 Good High No Remove 

coast redwood (Sequoia 
sempervirens)

4 28 Good Moderate Yes 14

coast redwood (Sequoia 
sempervirens)

5 60 Fair Moderate Yes 30

coast redwood (Sequoia 
sempervirens)

6 60 Fair Low Yes 30

water gum (Tristaniopsis 
laurina)

7 3 Good High No Remove

water gum (Tristaniopsis 
laurina)

8 3 Good High No Remove

coast redwood (Sequoia 
sempervirens)

9 14 Poor Low Yes 7

silk oak (Grevillea 
robusta)

10 20 Poor Low Yes 10

purple plum (Prunus 
cerasifera)

11 8 Fair Low No 4

purple plum (Prunus 
cerasifera)

12 8 Poor Low No 4
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Appendix C: Photographs 
C1: Street Tree #2, Pittosporum #3, and Coast Redwood #4 
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C2: Coast Redwood #9 and #10 
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C3: Plums #11 and #12 
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C4: Coast Redwoods #6 and #7 
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Appendix D: Tree protection specifications

Plan Sheet Detail S-X
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TREE PROTECTION

Crown drip line or other limit of Tree Protection area. See
tree preservation plan for fence alignment.

4'
-0

"

Maintain existing
grade with the tree
protection fence
unless otherwise
indicated on the
plans.

2" x 6' steel posts
or approved equal.

Tree Protection
fence: High density
polyethylene fencing
with 3.5" x 1.5"
openings; Color-
orange. Steel posts
installed at 8' o.c.

5" thick
layer of mulch.

Notes:
1- See specifications for additional tree
protection requirements.

2- If there is no existing irrigation, see
specifications for watering requirements.

3- No pruning shall be performed except
by approved arborist.

4- No equipment shall operate inside the
protective fencing including during fence
installation and removal.

5- See site preparation plan for any
modifications with the Tree Protection
area.

SECTION VIEW

KEEP OUT
TREE

PROTECTION
AREA

8.5" x 11"
sign

laminated in
plastic spaced

every 50'
along the

fence.

URBAN TREE FOUNDATION © 2014
OPEN SOURCE FREE TO USE

Tree protection 
fence: Fencing shall 
be comprised of six-
foot high chain link 
mounted on eight-
foot tall, 1 7/8-inch 
diameter galvanized 
posts, driven 24 
inches into the 
ground.

Minimum 4” thick 
mulch layer

Crown diameter drip line distance equal to the outer most limit of foliage. Notes:

• All tree maintenance and care shall be 

performed by a qualified arborist with a 
C-61/D-49 California Contractors 
License.  Tree maintenance and care 
shall be specified in writing according to 
American National Standard for Tree 
Care Operations: Tree, Shrub and Other 
Woody Plant Management: Standard 
Practices parts 1 through 10 and adhere 
to ANSI Z133.1 safety standards and 
local regulations.  


• All maintenance is to be performed 
according to ISA Best Management 
Practices.

Notes:

The Tree Protection Zone 
(TPZ) may vary in radius 
from the trunk and may or 
may not be established at 
the drip line distance.  
See arborist’s report and 
plan sheet for 
specifications of TPZ 
radii.

6’
-0

”

Modified by Monarch Consulting 
Arborists LLC, 2019
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Plan Sheet Detail S-Y 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(E) CHAINLINK
FENCE AND GATE
TO REMAIN

APPROXIMATE LIMIT OF WORK (L.O.W.)

LEGEND

(E) TREE TO BE PROTECTED

(E) TREE TO REMAIN

NOTE:
1. SEE C3.0 EROSION CONTROL PLAN FOR TREE

PROTECTION IN EXISTING RIPARIAN AREA.
2. TREE SURVEY PROVIDED BY IFLAND SURVEY, 10/09/18.
3. CONTRACTOR SHALL PROTECT ALL TREES WHICH ARE

LOCATED WITHIN 10' OF EQUIPMENT MOVEMENT.

1
L1.0

(E) FENCE TO BE REMOVED

ARBORIST NOTES:
1. ALL TREE MAINTENANCE AND CARE SHALL BE

PERFORMED BY A QUALIFIED ARBORIST WITH A
C-61/D-49 CALIFORNIA CONTRACTORS LICENSE. TREE
MAINTENANCE AND CARE SHALL BE SPECIFIED IN
WRITING ACCORDING TO AMERICAN NATIONAL
STANDARD FOR TREE CARE OPERATIONS: TREE, SHRUB
AND OTHER WOODY PLANT MANAGEMENT: STANDARD
PRACTICES PARTS 1 THROUGH 10 AND ADHERE TO ANSI
Z133.1 SAFETY STANDARDS AND LOCAL REGULATIONS.
ALL MAINTENANCE IS TO BE PERFORMED ACCORDING
TO ISA BEST MANAGEMENT PRACTICES.

2. TREE PRUNING - IF TREE PRUNING FOR OVERHEAD
CLEARANCE IS REQUIRED OR NECESSARY PRUNING
SPECIFICATIONS SHALL BE IN WRITING PRIOR TO ANY
CUTTING. CUTTING SHALL BE PERFORMED BY A
QUALIFIED TREE CARE PROFESSIONAL OR SUPERVISED
BY THE PROJECT ARBORIST. NO LIMBS GREATER THAN
FOUR INCHES (4”) IN DIAMETER SHALL BE REMOVED
WITHOUT APPROVAL.

3. ROOT MANAGEMENT - PRIOR TO REMOVING ROOTS
GREATER THAN TWO INCHES (2”) IN DIAMETER EACH
TREE SHALL BE EVALUATED BY THE PROJECT ARBORIST
TO HELP DETERMINE ITS LIKELIHOOD OF FAILURE
AFTER ROOT LOSS. IF ROOTS OVER TWO INCHES IN
DIAMETER ARE ENCOUNTERED THEY SHOULD BE
PRUNED BY HAND WITH LOPPERS, HANDSAW,
RECIPROCATING SAW, OR CHAIN SAW RATHER THAN
LEFT CRUSHED OR TORN. ROOTS SHOULD BE CUT
BEYOND SINKER ROOTS OR OUTSIDE ROOT BRANCH
JUNCTIONS AND BE SUPERVISED BY THE PROJECT
ARBORIST. WHEN COMPLETED, EXPOSED ROOTS
SHOULD BE KEPT MOIST WITH BURLAP OR BACKFILLED
WITHIN ONE HOUR. NO ROOTS SHALL BE CUT WITHIN SIX
TIMES THE TRUNK DIAMETER DISTANCE IN FEET ON ONE
SIDE WITHOUT ARBORIST APPROVAL.

4. TRUNK PROTECTION - PREVENTING MECHANICAL
DAMAGE TO THE MAIN STEMS FROM EQUIPMENT OR
HAND TOOLS CAN BE ACCOMPLISHED BY WRAPPING
THE MAIN STEM WITH STRAW WATTLE.

5. SITE OCCUPANCY - HAVE A QUALIFIED ARBORIST
PERFORM A LEVEL 2: BASIC TREE RISK ASSESSMENT AS
DESCRIBED IN BEST MANAGEMENT PRACTICES: TREE
RISK ASSESSMENT: INTERNATIONAL SOCIETY OF
ARBORICULTURE, 2017 TO HELP IDENTIFY ANY NEW
RISK FACTORS AFTER CONSTRUCTION UPON NEW SITE
OCCUPANCY.
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Excavation Trenches:   
 

1. When any roots are cut or torn during construction, it is critical that you sharply cut all the ends of any exposed roots 
immediately.  Failure to do so will leave crushed and torn roots.  This leads to decay and inhibits growth of new roots.   

2. Pile soil on the side of the trench opposite the tree.  If this is not possible, place the soil on a plastic tarp, plywood or a 
thick bed of mulch. 

3. Do not compact the backfill on the trench more than its original firmness.   
4. Water the backfill to allow the roots to begin healing. 

   

Trenching near a tree can kill as much as 40%-50% of the tree’s roots. 
 

If the tree you are working around is in a confined space and your equipment will be coming close, it is important for you to protect 
the trunk.  Wrap the tree trunk in old tires or place 2” x 4” studs around the tree and rope or band them together.  

          

 
          ROOT PRUNING DETAIL 
 
 
 
                 PLEASE KEEP THIS SHEET FOR REFERENCE 

2” x 4” or 2” x 2” 
Dimensional Lumber

Sturdy Strap (steel, 
nylon, or synthetic rope)

2” x 4” ’or 2” x 2” - 6 to 8 
Feet Tall Dimensional 
Lumber Spaced 3” Apart

Sturdy Strap (steel, 
nylon, or synthetic rope)

Bridge With 4” - 6” Deep 
Course Woody Debris or 
4” x 4” Dimensional 
Lumber and 3/4” 
Plywood or Steel Road 
Plate.

Note: See Local Ordinance 
Requirements and Arborist’s 
Report for Additional Protection 
Specifications and Guidelines.

Trunk Protection Vertical Timber 
Detail

6’
 M

IN
.
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11.08.120 - Tree protection during construction.

Protected trees designated for preservation shall be protected during development of a property 
by compliance with the following, which may be modified by the planning director: 

A. 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. The fence shall be a minimum of four feet 
in height and shall be set securely in place. The fence shall be of a sturdy but open material 
(i.e., chainlink), to allow visibility to the trunk for inspections and safety. There shall be no 
storage of any kind within the protective fencing. 

B. The existing grade level around a tree shall normally be maintained out to the dripline of the 
tree. Alternate grade levels may be approved by the planning director. 

C. Drain wells shall be installed whenever impervious surfaces will be placed over the root 
system of a tree (the root system generally extends to the outermost edges of the branches). 

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

E. No signs, wires, or any other object shall be attached to the tree. 

(Ord. 07-314 § 2 (part); prior code § 10.2.26513) 

Prohibited Activities 

The following are prohibited activities within the TPZ: 

• Grade changes (e.g. soil cuts, fills); 
• Trenches; 
• Root cuts; 
• Pedestrian and equipment traffic that could compact the soil or physically damage roots; 
• Parking vehicles or equipment; 
• Burning of brush and woody debris; 
• Storing soil, construction materials, petroleum products, water, or building refuse; and, 
• Disposing of wash water, fuel or other potentially damaging liquids. 

Pre-Construction Meeting with the Project Arborist

Tree protection locations should be marked before any fencing contractor arrives. 

Prior to beginning work, all contractors involved with the project should attend a pre 
construction meeting with the project arborist to review the tree protection guidelines. Access 
routes, storage areas, and work procedures will be discussed. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Tree Protection Zones and Fence Specifications
 
Tree protection fence should be established prior to the arrival of construction equipment or 
materials on site. Fence should be comprised of six-foot high chain link fence mounted on eight-
foot tall, 1 7/8-inch diameter galvanized posts, driven 24 inches into the ground and spaced no 
more than 10 feet apart. Once established, the fence must remain undisturbed and be maintained 
throughout the construction process until final inspection. 

The fence should be maintained throughout the site during the construction period and should be 
inspected periodically for damage and proper functions. Fence should be repaired, as necessary, 
to provide a physical barrier from construction activities. 

Monitoring

Any trenching, construction or demolition that is expected to damage or encounter tree roots 
should be monitored by the project arborist or a qualified ISA Certified Arborist and should be 
documented. 

The site should be evaluated by the project arborist or a qualified ISA Certified Arborist after 
construction is complete, and any necessary remedial work that needs to be performed should be 
noted. 

Restrictions Within the Tree Protection Zone

No storage of construction materials, debris, or excess soil will be allowed within the Tree 
Protection Zone. Spoils from the trenching shall not be placed within the tree protection zone 
either temporarily or permanently. Construction personnel and equipment shall be routed outside 
the tree protection zones. 

Root Pruning

Root pruning shall be supervised by the project arborist. When roots over two inches in diameter 
are encountered they should be pruned by hand with loppers, handsaw, reciprocating saw, or 
chain saw rather than left crushed or torn. Roots should be cut beyond sinker roots or outside 
root branch junctions and be supervised by the project arborist. When completed, exposed roots 
should be kept moist with burlap or backfilled within one hour. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Boring or Tunneling

Boring machines should be set up outside the drip line or established Tree Protection Zone. 
Boring may also be performed by digging a trench on both sides of the tree until roots one inch 
in diameter are encountered and then hand dug or excavated with an Air Spade® or similar air or 
water excavation tool. Bore holes should be adjacent to the trunk and never go directly under the 
main stem to avoid oblique (heart) roots. Bore holes should be a minimum of three feet deep.  

Timing

If the construction is to occur during the summer months supplemental watering and bark beetle 
treatments should be applied to help ensure survival during and after construction. 

Tree Pruning and Removal Operations

All tree pruning or removals should be performed by a qualified arborist with a C-61/D-49 
California Contractors License. Tree pruning should be specified in writing according to ANSI 
A-300A pruning standards and adhere to ANSI Z133.1 safety standards. Trees that need to be 
removed or pruned should be identified in the pre-construction walk through. 

Tree Protection Signs

All sections of fencing should be clearly marked with signs stating that all areas within the 
fencing are Tree Protection Zones and that disturbance is prohibited. Text on the signs should be 
in both English and Spanish (Appendix E). 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Appendix E: Tree Protection Signs
E1: English
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E2: Spanish
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Qualifications, Assumptions, and Limiting Conditions
Any legal description provided to the consultant is assumed to be correct. Any titles or ownership 
of properties are assumed to be good and marketable. All property is appraised or evaluated as 
though free and clear, under responsible ownership and competent management. 

All property is presumed to be in conformance with applicable codes, ordinances, statutes, or 
other regulations. 

Care has been taken to obtain information from reliable sources. However, the consultant cannot 
be responsible for the accuracy of information provided by others. 

The consultant shall not be required to give testimony or attend meetings, hearings, conferences, 
mediations, arbitration, or trials by reason of this report unless subsequent contractual 
arrangements are made, including payment of an additional fee for such services. 

This report and any appraisal value expressed herein represent the opinion of the consultant, and 
the consultant’s fee is not contingent upon the reporting of a specified appraisal value, a 
stipulated result, or the occurrence of a subsequent event. 

Sketches, drawings, and photographs in this report are intended for use as visual aids, are not 
necessarily to scale, and should not be construed as engineering or architectural reports or 
surveys. The reproduction of information generated by architects, engineers, or other consultants 
on any sketches, drawings, or photographs is only for coordination and ease of reference. 
Inclusion of said information with any drawings or other documents does not constitute a 
representation as to the sufficiency or accuracy of said information. 

Unless otherwise expressed: a) this report covers only examined items and their condition at the 
time of inspection; and b) the inspection is limited to visual examination of accessible items 
without dissection, excavation, probing, or coring. There is no warranty or guarantee, expressed 
or implied, that structural problems or deficiencies of plants or property may not arise in the 
future. 
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Certification of Performance
I Richard Gessner, Certify: 

That I have personally inspected the tree(s) and/or the property referred to in this report, and 
have stated my findings accurately. The extent of the evaluation and/or appraisal is stated in the 
attached report and Terms of Assignment; 

That I have no current or prospective interest in the vegetation or the property that is the subject 
of this report, and I have no personal interest or bias with respect to the parties involved; 

That the analysis, opinions and conclusions stated herein are my own; 

That my analysis, opinions, and conclusions were developed and this report has been prepared 
according to commonly accepted Arboricultural practices; 

That no one provided significant professional assistance to the consultant, except as indicated 
within the report. 

That my compensation is not contingent upon the reporting of a predetermined conclusion that 
favors the cause of the client or any other party, nor upon the results of the assessment, the 
attainment of stipulated results, or the occurrence of any other subsequent events; 

I further certify that I am a Registered Consulting Arborist® with the American Society of 
Consulting Arborists, and that I acknowledge, accept and adhere to the ASCA Standards of 
Professional Practice. I am an International Society of Arboriculture Board Certified Master 
Arborist®. I have been involved with the practice of Arboriculture and the care and study of trees 
since 1998. 

Richard J. Gessner 

ASCA Registered Consulting Arborist® #496 
ISA Board Certified Master Arborist® WE-4341B 

Copyright 

© Copyright 2022, Monarch Consulting Arborists LLC. Other than specific exception granted for copies made by 
the client for the express uses stated in this report, no parts of this publication may be reproduced, stored in a 
retrieval system, or transmitted in any form or by any means, electronic, mechanical, recording, or otherwise without 
the express, written permission of the author.
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