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IN COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT, IF YOU NEED SPECIAL ASSISTANCE TO PARTICIPATE IN THIS MEETING, 

PLEASE CONTACT THE CLERK DEPARTMENT AT (408) 354-6834.  NOTIFICATION 48 HOURS BEFORE THE MEETING WILL ENABLE THE TOWN 

TO MAKE REASONABLE ARRANGEMENTS TO ENSURE ACCESSIBILITY TO THIS MEETING [28 CFR §35.102-35.104] 

                     

TOWN OF LOS GATOS 
PLANNING COMMISSION AGENDA 

MARCH 22, 2023 
110 EAST MAIN STREET 

LOS GATOS, CA 
Jeffery Barnett, Chair 
Steven Raspe, Vice Chair 
Susan Burnett, Commissioner 
Kylie Clark, Commissioner 
Kathryn Janoff, Commissioner 
Melanie Hanssen, Commissioner 
Emily Thomas, Commissioner 

 

 
 
PARTICIPATION IN THE PUBLIC PROCESS 

 
How to participate:  The Town of Los Gatos strongly encourages your active participation in the 

public process, which is the cornerstone of democracy. If you wish to speak to an item on the 

agenda, please follow the participation instructions on page 2 of this agenda. If you wish to speak 

to an item NOT on the agenda, you may do so during the “Verbal Communications” period, by 

following the participation instructions on page 2 of this agenda. The time allocated to speakers 

may change to better facilitate the Planning Commission meeting. 

 

Effective Proceedings:  The purpose of the Planning Commission meeting is to conduct the 

business of the community in an effective and efficient manner.  For the benefit of the 

community, the Town of Los Gatos asks that you follow the Town’s meeting guidelines while 

attending Planning Commission meetings and treat everyone with respect and dignity.  This is 

done by following meeting guidelines set forth in State law and in the Town Code. Disruptive 

conduct is not tolerated, including but not limited to: addressing the Commissioners without first 

being recognized; interrupting speakers, Commissioners or Town staff; continuing to speak after 

the allotted time has expired; failing to relinquish the podium when directed to do so; and 

repetitiously addressing the same subject. 

Deadlines for Public Comment and Presentations are as follows: 

 Persons wishing to make an audio/visual presentation on any agenda item must submit the 
presentation electronically, either in person or via email, to the Planning Department by 1 
p.m. or the Clerk’s Office no later than 3:00 p.m. on the day of the Planning Commission 
meeting. 

 Persons wishing to submit written comments to be included in the materials provided to the 
Planning Commission must provide the comments to the Planning Department as follows: 
o For inclusion in the regular packet: by 11:00 a.m. the Friday before the meeting 
o For inclusion in any Addendum: by 11:00 a.m. the day before the meeting 
o For inclusion in any Desk Item: by 11:00 a.m. on the day of the meeting 

 
 

 

 

  

Planning Commission meetings are broadcast Live on KCAT, Channel 15 (on Comcast) on the 2nd and 4th Wednesdays at 7:00 p.m. 
Live and Archived Planning Commission meetings can be viewed by going to: 

www.LosGatosCA.gov/TownYouTube  
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TOWN OF LOS GATOS 
PLANNING COMMISSION MEETING AGENDA 

MARCH 22, 2023 
110 EAST MAIN STREET AND TELECONFERENCE 

TOWN COUNCIL CHAMBERS 
LOS GATOS, CA 

7:00 PM 
 
 

IMPORTANT NOTICE 
This is a hybrid/in-person meeting and will be held in-person at the Town Council Chambers 
at 110 E. Main Street and virtually through the Zoom webinar application (log-in information 
provided below). Members of the public may provide public comments for agenda items in-
person or virtually through the Zoom webinar by following the instructions listed below.  The 
live stream of the meeting may be viewed on television and/or online 
at www.LosGatosCA.gov/TownYouTube.   

 
PARTICIPATION 

To provide oral comments in real-time during the meeting: 

 Zoom webinar: Join from a PC, Mac, iPad, iPhone or Android device: Please click this URL to 
join:  
https://losgatosca-gov.zoom.us/j/87680304683?pwd=MUhjSnhBQ0M5WDZSSUgzT3hRWUlQdz09  

Passcode: 020539.  You can also type in 876 8030 4683 in the “Join a Meeting” page on the 
Zoom website at https://zoom.us/join.   
o When the Chair announces the item for which you wish to speak, click the “raise hand” 

feature in Zoom.  If you are participating by phone on the Zoom app, press *9 on your 
telephone keypad to raise your hand.  

 Join by telephone: Join by Telephone: Dial: USA 877 336 1839 US Toll-free or 636 651 0008 
US Toll.  Conference code: 686100. 
o If you are participating by calling in, press #2 on your telephone keypad to raise your 

hand. 

 In-Person: If you wish to speak during the meeting, please complete a “speaker’s card” 
located on the back of the chamber benches and return it to the Planning Manager.  If you 
wish to speak to an item on the agenda, please list the item number.  If you wish to speak 
on an item NOT on the agenda, please list the subject and you may speak during the “Verbal 
Communications” period.  The time allocated to speakers may change to better facilitate 
the Planning Commission meeting. 

 

When called to speak, you may be asked to provide your full name and your town/city of 
residence. This identifying information is optional and not a requirement for participation.  Please 
limit your comments to three (3) minutes, or such other time as the Chair may decide, consistent 
with the time limit for speakers at a Commission meeting.  If you wish to speak to an item or 
items on the Consent Calendar, please state which item number(s) you are commenting on at 
the beginning of your time. 
 
If you are unable to participate in real-time, you may email to Planning@losgatosca.gov the 
subject line “Public Comment Item #__ ” (insert the item number relevant to your comment) or 
“Verbal Communications – Non-Agenda Item.”  Comments received by 11:00 a.m. the day of the 
meeting will be reviewed and distributed before the meeting.  All comments received will 
become part of the record. 
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TOWN OF LOS GATOS 
PLANNING COMMISSION AGENDA 

MARCH 22, 2023 

7:00 PM 

MEETING CALL TO ORDER 

ROLL CALL 

RULES OF DECORUM AND CIVILITY 
To conduct the business of the community in an effective and efficient manner, please follow 
the meeting guidelines set forth in the Town Code and State law. 
 
The Town does not tolerate disruptive conduct, which includes but is not limited to: 

 Addressing the Planning Commission without first being recognized; 

 Interrupting speakers, Planning Commissioners, or Town staff; 

 Continuing to speak after the allotted time has expired; 

 Failing to relinquish the microphone when directed to do so; 

 Repetitiously addressing the same subject. 
 

Town Policy does not allow speakers to cede their commenting time to another 
speaker.  Disruption of the meeting may result in a violation of Penal Code Section 403. 
 

PLEDGE OF ALLEGIANCE 

VERBAL COMMUNICATIONS  (Members of the public may address the Commission on any matter 
that is not listed on the agenda. Unless additional time is authorized by the Commission, remarks 
shall be limited to three minutes.) 

CONSENT ITEMS (Items appearing on the Consent Items are considered routine Town business 
and may be approved by one motion.  Any member of the Commission may request to have an 
item removed from the Consent Items for comment and action.  Members of the public may 
provide input on any or multiple Consent Item(s) when the Chair asks for public comments on the 
Consent Items.  If you wish to comment, please follow the Participation Instructions contained on 
Page 2 of this agenda. If an item is removed, the Chair has the sole discretion to determine when 
the item will be heard.) 

1. Draft Minutes of the March 8, 2023 Planning Commission Meeting 

OTHER BUSINESS  (Up to three minutes may be allotted to each speaker on any of the following 
items.) 

2. Provide Input for the Draft Justice, Equity, Diversity, and Inclusion Plan. 
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PUBLIC HEARINGS  (Applicants/Appellants and their representatives may be allotted up to a total 
of five minutes maximum for opening statements.  Members of the public may be allotted up to 
three minutes to comment on any public hearing item.  Applicants/Appellants and their 
representatives may be allotted up to a total of three minutes maximum for closing 
statements.  Items requested/recommended for continuance are subject to the Commission’s 
consent at the meeting.) 

3. Consider an Appeal of a Community Development Director Decision to Deny a Fence 

Height Exception Request for Construction of a Six-Foot Tall Fence Located Within the 

Required Front Yard Setback on Property Zoned R-M:5-12.  Located at 16185 George 

Street.  APN 529-18-046.  Fence Height Exception Application FHE-22-008.  PROPERTY 

OWNER/APPELLANT: Antony Jayaraj Alappat.  APPLICANT: Sandra Paim.  PROJECT 

PLANNER: Ryan Safty. 

4. Requesting Approval for Demolition of an Existing Single-Family Residence, Construction 
of a New Single-Family Residence to Exceed the Maximum Allowed Floor Area, and a 
Variance for the Required Front Setback and the Parking Requirements on Property 
Zoned R-1D:LHP.  Located at 114 Wilder Avenue. APN 510-17-072.  Architecture and 
Site Application S-22-030 and Variance Application V-22-002.  Property Owner: Alvaro 
Anzoategui. Applicant: David Kuoppamaki.  PROJECT PLANNER: Jocelyn Shoopman. 

REPORT FROM THE DIRECTOR OF COMMUNITY DEVELOPMENT 

SUBCOMMITTEE REPORTS / COMMISSION MATTERS 

ADJOURNMENT  (Planning Commission policy is to adjourn no later than 11:30 p.m. unless a 
majority of the Planning Commission votes for an extension of time) 

 

 

 

 

 

 

Writings related to an item on the Planning Commission meeting agenda distributed to members of the Commission within 

72 hours of the meeting are available for public inspection at the reference desk of the Los Gatos Town Library, located at 100 

Villa Avenue; the Community Development Department and Clerk Department, both located at 110 E. Main Street; and are 

also available for review on the official Town of Los Gatos website.  Copies of desk items distributed to members of the 

Commission at the meeting are available for review in the Town Council Chambers. 

Note: The Town of Los Gatos has adopted the provisions of Code of Civil Procedure §1094.6; litigation challenging a decision 

of the Town Council must be brought within 90 days after the decision is announced unless a shorter time is required by State 

or Federal law. 
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110 E. Main Street Los Gatos, CA 95030 ● 408-354-6832 

www.losgatosca.gov 
 

TOWN OF LOS GATOS                                          

PLANNING COMMISSION 
REPORT 

MEETING DATE: 03/22/2023 

ITEM NO: 1 

 

  
DRAFT 

MINUTES OF THE PLANNING COMMISSION MEETING  
MARCH 8, 2023 

 
The Planning Commission of the Town of Los Gatos conducted a Regular Meeting on 
Wednesday, March 8, 2023, at 7:00 p.m. 
 
MEETING CALLED TO ORDER AT 7:00 P.M. 
 
ROLL CALL  
Present: Chair Jeffrey Barnett, Vice Chair Steve Raspe, Commissioner Susan Burnett, 
Commissioner Kylie Clark, Commissioner Kathryn Janoff, and Commissioner Emily Thomas 
Absent: Commissioner Melanie Hanssen 
 
PLEDGE OF ALLEGIANCE 
 
VERBAL COMMUNICATIONS 
None. 

 
CONSENT ITEMS (TO BE ACTED UPON BY A SINGLE MOTION)  
 

1. Approval of Minutes – January 11, 2023 
 

2. Approval of Minutes – January 25, 2023 
 

3. 202 University Avenue  
Variance Application V-22-003  
APN 529-04-001 
Applicant: Jay Plett, Architect   
Property Owner: Tyler and Kristine Shewey  
Project Planner: Sean Mullin 
 
Requesting approval for construction of an accessory structure requiring variances to 
accessory structure lot coverage standards and side and rear setback requirements in 
the University-Edelen Historic District on property zoned R-1D:LHP. Requesting item be 
continued to a date certain of April 12, 2023. 

 
MOTION: Motion by Vice Chair Raspe to approve adoption of the Consent 

Calendar.  Seconded by Commissioner Burnett. 
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VOTE: Motion passed unanimously. 
PUBLIC HEARINGS 
 

4. 144 Wood Road 
Building Permit Application B22-0025  
APN 510-47-045 
Property Owners/Appellants: Omari and Kavita Bouknight  
Project Planner: Sean Mullin 
 
Appeal of a Santa Clara County Fire Department decision denying a request for an 
exception to the State Minimum Fire Safe Regulations on property zoned HR-5. 
Categorically Exempt Pursuant to CEQA Guidelines Section 15303: New Construction.   

 
Sean Mullin, Senior Planner, presented the staff report. 
 
Opened Public Comment.  
 
Omari Bouknight, Property Owner/Appellant 
- We submitted our application in January 2021 and received a letter of approval on June 23, 

2021 based on a detailed review by Fire, including site access.  We submitted a request in 
October 2021 to receive our grading permits, but we have still not been able to start our 
approved project.  This hearing is about an obscure and broken process that has resulted in 
unreasonably long timelines and has cost us tens of thousands of dollars.  PRC 4290 was 
supposedly expanded in July 1, 2021 in a way that would apply to the majority of Los Gatos.  
These actions were not in accordance with Town process, including a rigorous technical 
review, which helps determine final conditions of approval, and we now face an alteration 
of those conditions.  We had no hint that PRC 4290 was coming into play until more than 
seven months after July 1, 2021 and have been asked to go through a supplemental review 
procedure not codified in the development guidelines after approval at significant cost to 
us.  Most other counties, if not all, are waiting for clarity around regulation amendments or 
they have introduced common sense interpretations.  The required significant re-
engineering of Wood Road would constitute a taking under three different legal doctrines.  
The project meets the intent of providing defensible space consistent with PRC 4290 
regulations.  
 

Kyran Prosod 
- I support the Bouknight family’s appeal.  My wife and I have taken a particular interest in 

this project, and what the Bouknights have been through is completely excessive and 
unnecessary, and altering the final conditions of approval after Planning Commission 
approval is highly inappropriate.  Their proposal significantly improves the fire safety in the 
area as compared to leaving the lot vacant.  I urge the Planning Commission to approve 
their appeal this evening.   
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Margaret Belska 
- I am a landowner in unincorporated Santa Clara County who is also impacted by PRC 4290.  

As part of my conditions of approval I was required to make significant and costly 
improvements to the existing subdivision road leading to my parcel, which were so 
unaffordable it rendered my parcel unbuildable.  The Santa Clara County Fire Department 
denied my request for exception, but when I appealed my case to the Santa Clara County 
Planning Commission, they agreed that what was asked of me was a violation of my 
constitutional rights and could qualify as a taking, and my appeal was granted.  Los Gatos 
appears to be the only holdout in the state still requiring infeasible and unconstitutional 
improvements as conditions of single-family home construction.  I hope the Planning 
Commission approves the Bouknight’s appeal.  
 

Eugenia Givens 
- I am a Los Gatos resident and homeowner.  I support the Bouknight’s appeal, as I believe 

the project meets the spirit of the fire safe regulations and would improve fire safety in the 
area.  Getting single-family homes through the approval process in Los Gatos is known to 
be long and challenging, and that needs to change.  Asking homeowners to re-engineer a 
public road that they are not responsible for is not appropriate.  I hope the Planning 
Commission approves this appeal tonight.  

 
Eric Wade 
- I support this application.  This meeting is about whether or not this Planning Commission 

believes Santa Clara County Fire is lawful in its interpretation of PRC 4290 and whether 
retroactively imposing it on previously approved projects is appropriate.  The question is 
does denial of this application constitute a regulatory taking?  The Commission has ruled 
that it does on all previous applications facing the same restriction.  Denial of this 
application would impose a regulatory taking on the applicant, who will respond with a 
lawsuit against the Town and will win in the end.  
 

Ed Chow 
- I second Mr. Wade’s comments regarding the regulatory taking.  There are approximately 

55 residences within a seven-mile radius of downtown Los Gatos that are affected by PRC 
4290.  The fiscal liability of losing a regulatory taking lawsuit would be significant, and 
unnecessary if the Planning Commission would approve the applicant’s project.  Edith 
Hannigan, Executive Officer of the Board of Forestry, who finalized the revision of PRC 
4290, told me personally that local jurisdictions absolutely have the authority to grant 
exceptions to PRC 4290 when they deem it to be out of line with the local master plan, and 
this is the perfect opportunity to do that.  

 
Vip 
- The Bouknight’s experience with Town of Los Gatos has been prolonged and I urge the 

Commission to help the project move along.  The City of Saratoga recently streamlined its 
approach to PRC 4290, and it would be good for Los Gatos to do that as well.  This has been 
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an unnecessarily prolonged process for the Bouknights, and the Planning Commission 
should approve the appeal tonight.   
 

David  
- I offer my support to the Bouknights, who have tried everything in their power to deal with 

a difficult situation.  Back peddling on the previously approved plans in the post-
entitlement phase is not appropriate.  It is simply wrong that PRC 4290 is being applied 
only by our fire department, and there is no evidence that anywhere else is applying it in 
this manner.  
 

Michael Strahs 
- I’m here as a Los Gatos resident in support of the Bouknight family’s appeal.  I’ve followed 

this saga for several years and encourage the Planning Commission to grant the appeal 
tonight, because it is the fair thing to do given the circumstances.  It is almost impossible to 
make Wood Road fully compliant, the Bouknights have agreed to reasonable mitigation, 
Santa Clara Fire conducted their operational assessment without incident, and there is a 
constitutional argument.  
 

Julie Southern 
- I live on Wood Road and my home there burned down in 1997.  I ask that the Planning 

Commission not take any shortcut or exceptions in the name of fire safety just because 
they are a nice family.  I am a nice person too, and it took a long time to rebuild my house.  
 

Omari Bouknight, Property Owner/Appellant 
- A fire was started on our vacant property in November 2022, and it is not uncommon for 

people to trespass on the property, which contrasts with having a fire safe dwelling with 
defensible space, significant water access, and reasonable road access.  I’m grateful for the 
significant public support we have received.  We have done everything the right way as 
we’ve navigated this obscure process.  It has been nearly 18 months since we submitted for 
our grading permits in accordance with our conditions of approval, and it is time to 
complete that process.  We have demonstrated that our project aligns well with the spirit 
and intent of PRC 4290 and improves fire safety in the area.  Please approve our appeal.  
 

Closed Public Comment. 
 
Commissioners discussed the matter. 
 
MOTION: Motion by Commissioner Janoff to grant the appeal of the Santa Clara 

County Fire Department decision denying a request for an exception to 
the State Minimum Fire Safe Regulations on property zoned HR-5 for 144 
Wood Road.  Seconded by Commissioner Thomas. 

 

VOTE: Motion passed unanimously. 
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5. 15600-15650 Los Gatos Boulevard   
APNs 424-14-028 and -036 
Property Owner/Applicant: Steve Lynch, Sand Hill Property Company 
Project Planner: Jocelyn Shoopman 
 
Requesting approval for construction of a new commercial building, a formula retail 
business (Whole Foods) greater than 6,000 square feet, a merger of two lots into one, a 
Variance from the required number of parking spaces, and removal of large protected 
trees on properties zoned CH.  Categorically Exempt Pursuant to CEQA Guidelines 
Section 15332: In-Fill Development Projects.  

 
Commissioner Thomas and Commissioner Clark announced that they live within 500-1000 feet 
of the subject site and would recuse themselves from participating in the public hearing for 
15600-15650 Los Gatos Boulevard.  
 
Jocelyn Shoopman, Associate Planner, presented the staff report. 
 
Opened Public Comment.  
 
Steve Lynch, Sand Hill Property Company, Applicant 
- We’ve had projects in Los Gatos over time, such as the Netflix campus, the development at 

Blossom Hill, and the Palo Alto Medical Foundation building.  
 

Ken Rodriguez, Architect and Master Planner, Applicant 
- With this building we’ve tried to take the types of material that are very consistent in the 

community, such as cut stone, integral colored hand-troweled plaster walls, and wood 
siding.  The trellis elements on the building would be a positive visual piece, with 
landscaping growing up and over many of those elements.  We’ve also included a large 
glass element along Los Gatos Boulevard to be transparent and project sunlight into the 
building.  We propose an outdoor patio, a prepared food area off the Boulevard, outdoor 
seating, and then an entire 20-foot deep outdoor sales area to encourage pedestrian and 
bicycle traffic.  Lastly, we placed the building up on the street edge per the design 
guidelines, with screened parking at the rear.  
 

Steve Lynch, Sand Hill Property Company, Applicant 
- With respect to the parking variance request, staff found no significant impact from this 

project; in fact they found the architecture met the Town’s guidelines and the use met the 
Los Gatos Boulevard policies for a use in this area.  With respect to the environmental 
review, this is a Category 32 exception, which is very rare and only used when no impact or 
perceived impact from the project is found from the outset.  The environmental review 
also looked at the parking, which is not a project impact, or an impact at all; it’s just a 
conflict with the Town’s code, which in this case is fairly antiquated.  We had the Town’s 
traffic engineer; our own transportation engineer, Hexagon; and the Town’s consulting 
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engineer, TJKM, review this parking variance and they all felt that it could be justified.  We 
are seven spaces short, which is 4 percent of our overall parking count.  
 

Catherine Somers 
- I am the Executive Director of the Chamber of Commerce and I ask what the Boulevard 

should look like 20 years from now?  We somehow have to connect those 40 floating acres 
near Highway 85 into that vision, and the time is now.  This project offers so much, but 
most importantly it is an anchor.  That site has been vacant for many years, and we have to 
activate that Boulevard.  The potential sales tax revenue speaks for itself, and the Town’s 
budget is facing a deficit.  This project is the necessary starting point to an economic boom 
on the Boulevard.  The Sand Hill group has proven itself over and over again, and done 
extensive research and been met with mostly positive support.  This is a huge opportunity 
we cannot pass up.  Approve it tonight. 
 

Nick Lamson 
- I am with McCarthy Ranch, a local developer and property owner in Town, and we own the 

property across the street from the subject site.  I want to express my support of this 
project.  This development would play a vital role in the Town’s overall vision to revitalize 
the Los Gatos Boulevard corridor.  This site has been vacant for quite some time and this 
project is an opportunity to transform that vacant lot into a vibrant retail center that would 
serve the surrounding businesses.  It’s also important to note that the North Forty 
development down the street is bringing in new residents to Los Gatos, and this serves as 
another draw to this area.  

 
Jim Foley 
- I’m a local business owner and resident of Los Gatos.  A decade ago I was part of a group 

that looked at a similar development for the site and Whole Foods was a name that came 
up, so this has been contemplated for a long time and appears to be a really good fit for 
this location.  We’re fortunate to have this project in front of us now and there is 
tremendous community support.  I agree with prior speakers’ comments regarding vitality 
on Los Gatos Boulevard.  Over time we’ll see projects on the Boulevard that look different 
and don’t necessarily fit into the traditional boxes we’re used to, so a little variance on 
parking here or there that makes this project work should be considered.  
 

Alok (phonetic) 
- I’m in favor of the project.  If we look at it from a long-term perspective it’s imperative that 

we encourage pedestrians and bicyclists and try to make that a priority.  They should 
consider a much friendlier access to pedestrians and bicyclists coming in from the Los 
Gatos Manor and dedicate Los Gatos-Almaden to pedestrians and bicyclists.  
 

Chris Zaler (phonetic) 
- My family lives across from the subject site.  The shipping and receiving area and the Los 

Gatos-Almaden Road driveway would greatly increase the noise, dirt, and disturbances at 
our property and for the neighbors around us with cars, trucks, and delivery vehicles early 
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in the morning and throughout the day.  The driveway off Los Gatos-Almaden would add a 
lot more congestion to that intersection, which is confusing and has had multiple accidents 
over the years.  It is hard to get in and out of our driveway and this would create even more 
disturbance and safety issues.  
 

Jim Barth 
- My wife and I own an apartment building on Carlton Avenue, one street away from Los 

Gatos Boulevard, and we are delighted with this opportunity to have Whole Foods this 
close to all the residents on Carlton, which is all condos and apartments.  I’m a little 
disappointed that Town staff couldn’t see beyond the lack of seven spaces, because I’m 
sure that formula was based on things in the past, but we have a lot of residents living 
within walking and biking distance of Los Gatos Boulevard, particularly this location, so I 
believe they will have vacant parking spaces.  I like the design of the project and everything 
about it and I’m in full support.  
 

John Zavoshy 
- My wife and I own an apartment building immediately behind the proposed project.  I am 

here to appeal to save the enormous oak tree that is 12 feet away from the fence on our 
property; that would entail sacrificing two parking spaces at most.  It provides shade for 
our tenants.  It would be a shame to cut something like this down, as it must be at least 130 
years old.  I do not oppose the project and welcome it; it would be a great addition to the 
area.  With respect to the number of parking spaces, I have visited the Whole Foods 
locations on Los Gatos Boulevard and in Cupertino, and 30-40 pecent of the parking spaces 
are not utilized.  
 

Michael Strahs 
- My home is just a half-mile walk from this location and my family could not be more 

thrilled to welcome Whole Foods in a full sized store to the neighborhood as quickly as 
possible.  I look at the potential deficiency of seven spaces out of the 171 as effectively 
compliant.  The Town should look at reducing the parking ratios anyway.  
 

Julie Mersick (phonetic) 
- My issue is with the wall that is being created all the way up the Boulevard and around the 

corner on Los Gatos-Almaden Road.  Even though this project is well designed with nice 
landscaping, there is no engagement.  Across the street where Philz is, there is always 
activity at that intersection in the carved out patio, and there is an opportunity here to do 
something similar but in a more visible place toward the corner.  
 

Gary Kohlsaat 
- I support this project and think it would be a huge step in the overall transformation of Los 

Gatos Boulevard and commend Ken Rodriguez and his team.  The architecture is fabulous, 
fresh, exciting, and forward thinking, which is what the Boulevard should be.  The siting of 
the building close to the sidewalk is really what we should be doing instead of parking lots.  
I have it on good authority that Whole Foods has been looking at doing this for over ten 
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years.  Los Gatos deserves a better Whole Foods and I commend Sand Hill Properties for 
putting this application forward.   
 

Steve Lynch, Sand Hill Property Company, Applicant 
We have gone to great extent to save as many trees onsite as we can, but a lot of the trees 
were planted as parking lot trees in patches of ground wherever they could when this was 
Anderson Chevrolet.  Some of the street trees are worth saving, and some are not.  
Unfortunately, this site has had no maintenance, meaning no irrigation or watering for the 
trees.  The oak tree in the back that John Zavoshy spoke about is a significant sized tree, but we 
will be lowering the grade in the back and raising it in the front and it would be very difficult, 
but not impossible, to save that tree; it would entail losing more than two parking spaces to do 
it and that is the fundamental problem.  

 
Ken Rodriguez, Architect and Master Planner, Applicant 
- I appreciate staff’s comment regarding struggling with this variance, because I know 

Variances are difficult, particularly in Los Gatos.  We need help with parking in this 
particular case, and as all the speakers said, most of the Whole Foods stores that were 
over-parked under other ordinances have unused parking stalls, and none of us want 
asphalt, we want activity, and I encourage a dialogue to try to find reasons for this 
Variance.  
 

Closed Public Comment. 
 
Commissioners discussed the matter. 
 
MOTION: Motion by Commissioner Janoff to approve construction of a new 

commercial building, a formula retail business (Whole Foods) greater 
than 6,000 square feet, a merger of two lots into one, a Variance from 
the required number of parking spaces, and the removal of large 
protected trees on property zoned CH.  Seconded by Vice Chair Raspe. 

 

VOTE: Motion passed unanimously. 
 
 
OTHER BUSINESS  
 
REPORT FROM THE DIRECTOR OF COMMUNITY DEVELOPMENT  
 
Jennifer Armer, Planning Manager  

• The Town Council: 
o Approved the Housing Element, per the Planning Commission’s 

recommendation, on January 30, 2023; 
o Approved code amendments for lot mergers, per the Planning Commission’s 

recommendation, on February 7, 2023; 
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MINUTES OF PLANNING COMMISSION MEETING OF MARCH 8, 2023 

o Approved the first reading of a Planned Development amendment for the 
Shannon Valley Ranch subdivision and discussed SB 9, but did not make any 
changes to that Ordinance, on March 7, 2023.  

• The Housing Element Advisory Board will meet on March 16, 2023 to review the revised 
version of the Housing Element, and we expect to have the revised version online by the 
end of the week.  

 
SUBCOMMITTEE REPORTS/COMMISSION MATTERS 

Historic Preservation Committee  
Vice Chair Raspe 
- The HPC met since the last Planning Commission meeting regarding moving an ADU at 202 

University, which was continued.  

Commission Matters 
None. 
  
 
ADJOURNMENT  
The meeting adjourned at 9:53 p.m. 
 

This is to certify that the foregoing is a true 

and correct copy of the minutes of the 

March 8, 2023   meeting as approved by the 

Planning Commission. 
 
 
_____________________________ 
/s/ Vicki Blandin 
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PREPARED BY: Holly Young 
 Senior Management Analyst  
 

110 E. Main Street Los Gatos, CA 95030 ● (408) 354-6832 
www.losgatosca.gov 

TOWN OF LOS GATOS                                          

PLANNING COMMISSION REPORT 

MEETING DATE: 03/22/2023 

ITEM NO: 2  

 
   

 

DATE:   March 17, 2023 

TO: Planning Commission  

FROM: Laurel Prevetti, Town Manager 

SUBJECT: Provide Input for the Draft Justice, Equity, Diversity, and Inclusion Plan. 

 

RECOMMENDATION:  

Provide input for the draft Justice, Equity, Diversity, and Inclusion (JEDI) Plan.  
 
BACKGROUND: 

On August 17, 2021, the Town Council unanimously voted to authorize the Town Manager to 
enter into an agreement for JEDI consultant services with American Leadership Forum Insights 
(ALFI).  ALFI was selected to address the Town’s external JEDI goals through Town partnerships 
with local organizations and the broader community.  ALFI specializes in external engagement 
and dialogue and leveraging community partnerships.   

 
Exhibit 1 contains ALFI’s final Discovery Report documenting their approach, high level 
findings/themes, and recommendations.  ALFI engaged with community leaders and Town 
partners, including the Chamber of Commerce, faith-based organizations, business owners, 
local school districts, and others in a series of listening sessions to assess the level of 
understanding of the current JEDI efforts and identify barriers and opportunities.   
 
The recommendations were organized under the following topics:  
  

 Collaborative on-going engagement; 

 Develop safe spaces;  

 Build capacity for the work;  

 Connect this work to the vibrancy of the Town economy;  

 Intentionally engage school districts and youth; and  

 Continue to build affordable housing. 
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PAGE 2 OF 3 
SUBJECT: Input on the Draft Justice, Equity, Diversity, and Inclusion Plan 
DATE:  March 17, 2023 
 
BACKGROUND (continued): 

On September 6, 2022, the Town Council unanimously voted to direct the Town Manager to 
work with ALFI on the development of a formal JEDI Plan.  The Plan would fold in the individual 
recommendations from the Discovery Report and include specific long and short-term goals, 
action items with timelines, and metrics.  The overall goal is to co-create with the community 
an actionable Plan for the Town of Los Gatos to become a more inclusive place and where all 
community members feel welcome and a sense of belonging. 
 
In addition, the Town’s recently adopted 2040 General Plan includes a Racial, Social, and 
Environmental Justice Element that includes definitions, goals, policies, and implementation 
programs (https://losgatos2040.com/images/docs/LGGPU_02_EJ.pdf).  The JEDI Plan is 
intended to function in concert with this Element. 
 
DISCUSSION: 

ALFI and Town staff are taking a multipronged approach to gather input on the initial ideas for 
action items to be included in the JEDI Plan (Exhibit 2).  These items are based on the 
recommendations in the Discovery Report and other related Town work.  Some of these items 
are already underway and Exhibit 2 includes updates on all the items.   
 
Feedback on the Potential Action Items is being sought from Town Boards, Committees, and 
Commissions; and the greater Los Gatos community.  At least one community workshop will be 
held in Spring 2023 to garner additional public input.  Town staff also will be reflecting on the 
organization internally in terms of how the Town can foster a more diverse workforce, 
strengthen procedures to protect staff from uncivil behavior, and be more welcoming for all.  
All of this input will be synthesized into a Draft JEDI Plan and the Town Boards, Committees, 
and Commissions will have another opportunity to provide comments. 
 
The input of the Town’s Boards, Committees, and Commissions is an important piece of the 
development of the JEDI Plan.  To guide the discussion, please reflect and comment on the 
following: 
 

1. Overall input on the Potential JEDI Plan Action Items in Exhibit 2.  
2. How should we define “inclusion” and “belonging” in Los Gatos? 
3. How do justice, diversity, equity, and inclusion intersect with the work of your 

Board/Committee/Commission? 
4. How can your Board/Committee/Commission help to increase equity and inclusivity in 

Los Gatos? 
5. How can we measure success? 
6. Other ideas for how the Town Government organization as a whole can work toward a 

more equitable and inclusive Los Gatos. 
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PAGE 3 OF 3 
SUBJECT: Input on the Draft Justice, Equity, Diversity, and Inclusion Plan 
DATE:  March 17, 2023 
 
CONCLUSION: 
 
Staff looks forward to the Board/Commission/Committee’s feedback.  
 

ENVIRONMENTAL ASSESSMENT: 

This is not a project defined under CEQA, and no further action is required. 

EXHIBITS: 
 
1. ALFI Discovery Report 
2. Potential JEDI Plan Action Items 
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DISCOVERY 
REPORT

ALF INSIGHTS
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Town of Los Gatos Discovery Report 

We can leverage our pride  
and use the JEDIJEDI plan to build upon  

the best of Los Gatos.

Dave Watermulder, Town of Los Gatos Interfaith Group
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American Leadership Forum Insights

1

ALFI was hired to accomplish the following phases 
of work:

Phase I Goals: Discovery
Engage community partners, through meetings 
with individuals and groups, in order to ascertain 
their understanding of the jedi plan as well as gather 
input on equity and inclusion efforts in the Town. 

Phase II: Summary and Recommendations
Summarize themes and ideas and provide back a 
set of recommendations about gaps in the current 
plan, suggestions for additions and deletions as 
well as points of clarity and to offer a process for 
on-going community engagement. 

WHAT WE DID:  
PROCESS OVERVIEW

ALFI held a total of 18 Discovery sessions with 
27 individuals spanning community members, 
business owners, nonprofit leaders, faith groups 
and education administrators. Please see the 
full list of who participated and their affiliation in 
Appendix D. Each individual or group was asked 
the following questions.

 - What are the opportunities that you see for 
the Town as they move forward with their 
equity work ?

 - What are you feeling most hopeful about?
 - What are you most concerned about?
 - What in your mind creates an inclusive 

community? 
 - jedi Plan thoughts and feedback? Are you willing 

to engage in the jedi process in the future? In 
what context?

WHAT WE LEARNED:  
HIGH LEVEL THEMES

The work of grappling with race and systemic  
inequities is hard and are not quickly resolved.  
It requires courageous and brave leadership, of-
ten in the face of strong opposition. Through the 
discovery process, alfi heard the following themes 
across all of those we spoke to. It should be noted 
that of all those we interviewed, everyone was will-
ing to be engaged in the on-going work.

THE TOWN of Los Gatos over the past 
couple of years has worked diligently 
to create their Justice, Equity, Diversity 
and Inclusion Plan (JEDI) with the 
intent of lifting that work up into Town 
processes and policies as well as the 
community. The Town engaged ALF 
Insights (ALFI), the consulting arm of 
American Leadership Forum Silicon 
Valley (ALFSV), which is committed to 
bringing groups of people together in 
spaces of productive tension in order 
to build deeper relationships that lead 
to the creation of powerful community 
impact. As a neutral convener of cross 
sector leaders, alfi has the ability 
to emerge new frameworks for how 
an organization or network manages 
change and embraces dynamic 
processes that use tension as a vehicle 
to bring their work to the next level.
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Opportunities Overall participants saw many op-
portunities for the Town’s continued commitment 
to the jedi Plan:

 - The opportunity for the Town government to 
create initiatives, policy, action and tone setting 
around the jedi work.

 - The opportunity for community learning centered 
around events, specific programs and dialogue in 
order to create awareness and enlightenment. 

 - The opportunity for the Town to engage and 
leverage the energy and voices of youth. 

 - The opportunity for businesses to promote inclu-
sive practices. 

 - The opportunity to address this work through 
affordable housing which would impact the de-
mographics of the Town and shift the definition 
of who is welcome.

 - The opportunity to leverage the energy of 
the Town and the pride the community holds for 
the Town. 

Hope The process and plan created a sense of 
hope for those that alfi spoke to. 

 - Previous and current efforts to address race eq-
uity brings hope.

 - The new ideas and possibilities that are centered 
in creating a new future for the Town. 

 - The participation and voices of youth through 
their school campuses, the March Against Hate 
and participation in government.

 - The open acceptance of the lgbtqia+ community 
through physical and visible solidarity such as 
public art displays. 

 - The interfaith work happening in the Town.
 - That the jedi Plan was created and being dis-

cussed openly and woven through the policies 
and practices of the Town.

Inclusion Being an inclusive Town, while defined 
differently by the participants, mattered to every-
one. For some that was about wanting everyone to 
be comfortable in the Town and for others it was 
about ensuring that business is supported and cre-
ating a place that folks want to visit. An inclusive 
Town was defined as:

 - A place in which there is open and visible sup-
port for all people.

 - A place that is safe where people do not have to 
worry about being discriminated against based 
on their race, gender or sexual preference. 

 - A place with a diverse population in terms of 
race and economic background that provides 
for shared community experiences. 

 - A place that creates a true sense of belonging 
and seeks to create spaces without judgment. 

 - A place that can tolerate a diversity of viewpoints 
and in which its residents are able to engage in 
civil discourse across differences.  

 - A place that the community in Los Gatos has 
pride in and that those outside of the Town want 
to visit. 

Concerns Along with the opportunities and hope 
that discovery participants felt, there are also real 
fears and concerns about the on-going jedi work.

 - Fear about engaging in the work and how that 
might impact the personal safety of participants.

 - Fear that this work will reflect negatively on 
the Town, that it will keep people away from 
the Town, impacting businesses or will have neg-
ative fiscal impacts. 

 - Concern that the Town, and the larger commu-
nity,  lacks the capacity or knowledge to do the 
work. Who will own this work and ensure that 
it gets done?

 - Concern that some residents do not agree with 
the Town doing this work and the resulting im-
pact that has on individual leader’s ability to stay 
engaged with the work. 

 - Concern that the Town will not go deep enough 
or far enough with the jedi work to make a lasting 
impact. How do we ensure authentic versus per-
formative action?

 - Concern that the jedi work may derail other criti-
cal work of the Town. 

JEDI Plan Discovery participants had various lev-
els of knowledge about the jedi Plan in its current 
form and the following feedback. 

 - Ensure that the community is a part of creating 
and iterating the plan so that there is collective 
and coordinated energy to support the imple-
mentation of plan objectives. 

 - Ensure that the plan works in conjunction with 
the other work happening across the school, 
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We are Los Gatos. We are working 
towards an authentic and accurate 

depiction of the people who  
live in the Town.

Catherine Somers, Los Gatos  
Chamber of Commerce

business and nonprofits communities. 
 - Stay invested in the work and provide the sup-

port and infrastructure for that to occur. 
 - Create more specificity and accountabili-

ty in the plan itself to ensure that the plan is  
not performative. 

 - Commit to this process for the long-term.

RECOMMENDATIONS

As the Town moves forward with the jedi plan and 
its resulting work products, we believe that the fol-
lowing recommendations will aid them in staying 
the course in creating a Town that is inclusive and 
safe for all. 

Collaborative, On-going Engagement
Instead of different groups working individually 
to address the issues of race equity, the Town of 
Los Gatos should provide the infrastructure and 
funding for those groups to work together long-
term. Additionally, as these organizations will be 
doing the work, their voices should be a part of the 
design and implementation of the work in order to 
ensure the authenticity of the process. 

 > RECOMMENDATION: Form a facilitated, commu-
nity working group that will come together to 
build relationships and develop a deeper under-
standing of jedi concepts. Use this group to iterate 
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The town is starting to awaken now 
and we have to do something  

collectively to bring about change.

Kareem Syed, Former Resident;  
Peacemaker during BLM and other protests

and how they will be adjusting their work in sup-
port of the jedi Plan. 

Intentionally Engage School Districts & Youth
One of the places where issues related to race and 
anti-semitism have shown up the most publicly 
has been on school campuses. In addition, there 
are many young people that are deeply engaged in 
jedi work as the March Against Hate demonstrated.

 > RECOMMENDATION: Ensure that the school dis-
tricts and youth have an intentional and con-
nected voice to the jedi work as it moves forward. 
 > RECOMMENDATION: Reaffirm to the school dis-
tricts that they are not alone in handling these 
incidents. Create space for them to work collab-
oratively with the Town to brainstorm solutions  
to these problems.  

Continue to Build Affordable Housing
Across all the participants alfi spoke with, housing 
was brought up at least once in each of the discov-
ery sessions. Ensuring economic diversity through 
affordable housing was seen as a critical piece in 
the jedi puzzle. 

 > RECOMMENDATION: continue to build and support 
affordable housing through the General Plan and 
Housing Element.

and deepen the jedi plan that includes short and 
long-term goals as well as a timeline of activities. 
 > RECOMMENDATION: Develop a statement of what 
inclusivity and belonging mean to the Town as a 
part of the jedi Plan. 

Develop Safe Spaces
In order for people to be willing to publicly engage 
in this work, there needs to be a commitment to 
the physical safety of those who participate.

 > RECOMMENDATION: Create guidelines for safety 
that allow working group and community mem-
bers to develop solidarity and commitment to 
seeing the process through.
 > RECOMMENDATION: Ensure all threats to personal 
safety will not be tolerated through clear policies 
and practices. 
 > RECOMMENDATION: Utilize art and community en-
gagement with art as a path to create safe spaces 
for learning and expression.

Build Capacity for the Work
In order for the jedi plan to be effective, there needs 
to exist a baseline of knowledge and understand-
ing of historical inequities and how those impacts 
show up currently. Specifically the following con-
cepts: intersectionality, color-blindness, econom-
ic disparities, historical inequities and the work 
of reconciliation. 

 > RECOMMENDATION: Provide spaces for members of 
the community to learn and be in dialogue together. 
 > RECOMMENDATION: Emphasize that the jedi work 
benefits everyone and detail how and why this is the 
case as they engage in these community dialogues. 

Connect the Work to the Vibrancy of the Town 
Economy
Often there is a concern that engaging in jedi work 
might negatively impact the public perception of 
the Town and the people who live there. In fact, the 
willingness to be  “front and center” on the work of 
addressing historical and current inequities can in 
fact be a boost for the Town and its public image.

 > RECOMMENDATION: Develop a public facing cam-
paign about what the Town is doing in regards to 
its jedi work along with its plan. Ensure that there 
is transparency about what the Town is learning 
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APPENDIX A: 
QUESTION SUMMARIES

Discovery Question #1: What are the opportu-
nities that you see for the Town as they move for-
ward with their equity work?

“In a world moving more and more toward 
a global way of thinking, the Town would 
be better served with the addition of a 
Unity Commission made up of diverse 
groups – ages, backgrounds, etc. – to be 
the eyes and ears of the Town and who 
bring more vitality to the community. Ex-
isting partnerships in the Town should be 
leveraged and synergies explored. Orga-
nizations such as numu, Los Gatos Library, 
Chamber of Commerce, Rotary, awo, and 
others can work together to center, pro-
mote, and celebrate diversity.” 
— Folake Phillips

Overall, participants felt that opportunities exist. 
Most communicated that the Town government 
can be leveraged as conveners, supporters, or 
initiators of the equity work. Collaboration was 
mentioned as a key ingredient to the success of 
this work and that the Town officials should fos-
ter environments for multiple sectors to work 
together. Business was a key sector discussed 
along with Community Based Organizations (cbo’s). 

Although collaboration was discussed most, the 
need for support and leadership from the Town 
government, financial, organizational, and other-
wise, was recognized as well. Often mentioned as 
initiators of events and programs that community 
leaders could then take over or amplify the work 
of cbo’s that is already happening. Some partic-
ipants also stated that large businesses want 
to recruit skilled workers from all backgrounds 
and having an inclusive and diverse Town aids in  
the process.

Events, dialogues, and programs centered 
on community awareness and learning about jedi 
were also seen as an opportunity. These occasions 
create space for various experiences and perspec-
tives to be acknowledged and valued. The events 
should focus on elevating voices that are often 
marginalized, helping to make the Town inclusive 
and safe for all. Some direct ideas were, music 
festivals, economic investments in departments 
to push the work forward, ongoing equity curric-
ulum, and opportunities to learn of the Town’s  
painful past.

A focus on youth in this process was also sug-
gested. The thought is to have similar opportuni-
ties as mentioned above for students to lead and 
participate. Including jedi into the school curricu-
lum was also highlighted.

Affordable housing was another notable topic. 
The idea that diversity, equity, and inclusion de-
pend on who can ‘afford’ to live in Los Gatos was at 
the heart of these suggestions.
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Discovery Question #2: What are you most 
hopeful about?

“I’m hopeful with the direction of this dei 
process and am glad that it has begun. I’m 
proud of how the Town is handling these 
challenges and of the steps they have 
taken to prioritize their dei efforts. I have 
listened to a few council meetings and 
am impressed by how the youth in this 
community have spoken up about their 
feelings and how articulately they were 
able to get their points across. Due to this 
involvement of the town’s youth I think it 
would be a great opportunity to engage 
with the Town’s youth commission.” 
— Dominic Broadhead

Participants were most hopeful regarding past 
and/or current events. Events like the March 
Against Hate, student-led initiatives at the high 
school and visual representations, such as rain-
bow sidewalks, were repeatedly mentioned. Some 
participants mention the existence of a jedi plan 
and the surveying afli was conducting as signs of 
positive movement. Participants also mentioned 
that the town leadership bringing the jedi conver-
sation to the forefront was encouraging along with 
hearing and seeing so many other residents look-
ing to create change. 

Participants also expressed hope about fu-
ture events and projects. There were numerous 
ideas communicated that had participants excited 
and engaged. Many discussed the opportunity for 
people to engage each other as people and not 
ideological groups. The space for human connec-
tivity through dialogue, storytelling, music, and the 
arts was highly regarded and a source of hope for 
many participants. Participants mentioned hope 
in new people hired/elected to important roles 
within the Town i.e., new police chief and mayor.

Participants also discussed student engage-
ment as a source of hope. Past events and the de-
sire to create more opportunities for young people 
to influence policies, share ideas, and learn more 
about equity and inclusion seemed to come from 
participants across the board. 

Other things to explore: Participants men-
tioned that the beginning of this work may be 
tough but believe the overall community will 
come along with time. Some believe the Town can 

handle the challenges ahead, but officials need 
to keep moving the ball forward. To change will 
require the development of new skills and a high-
er capacity to hear and understand one another. 
Another thing that was notable is how infrequent-
ly the topic of the Town’s police department was 
mentioned. This is a potential place of hope since 
policing, by and large, has shown up a lot in other 
cities and communities regarding jedi work.

Discovery Question #3: What are you most  
concerned about? 

“Neither the Town nor the school district 
can solve this issue on their own. It is 
a community problem and to address 
it effectively, we need to find ways to 
work collaboratively across sectors to 
find solutions.” 
— Dr. Michael Grove

The overwhelming response to this question, 
along with it being mentioned throughout our 
interviews, was fear. The trepidations of many 
participants centered on the response of resi-
dents who may be resistant to the work. Although 
negative interactions were not expected from 
most residents, the strong and vitriolic nature of 
a small segment of residents weighed heavily on 
the minds of everyone we spoke with. Concerns 
about personal safety, alienation, and retaliation 
were consistently brought forward. Concerns 
about safety need to be addressed for the Town to 
get strong buy-in from the community. Addressing 
this issue will increase who and how long people 
stay engaged.

The next issue of concern is the efficacy and 
capacity to make change. Participants questioned 
the long-term commitment the Town has toward 
equity work. It was mentioned that the General 
Plan should reflect jedi concerns to help it properly 
move forward. There was also concern that some 
people with influence and power will impede any 
progress either because change is hard or holding 
the status quo is preferred. Participants, acknowl-
edging the large scope of the work and the chal-
lenging political climate, questioned if the Town 
possessed the knowledge and ability to create a 
more equitable and inclusive community. 

Other things to consider in addressing 
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participant concerns are affordable housing, train-
ing and education for youth, and accessibility to 
resources to increase the community’s knowledge 
around equity work.

Discovery Question #4: What in your mind  
creates an inclusive community?

“I’d like to be able to see a black, lesbian 
developer come and live comfortably in 
Los Gatos and attend her synagogue.” 
— Jon Hicks

When participants were asked to imagine what an 
inclusive community looked like they painted this 
picture: A community that is safe and welcoming 
to those who do not fit the norm, empathy and 
compassion exhibited between neighbors, vi-
brancy that is attributed to diversity, new voices 
welcomed at decision-making tables, and a deep 
sense of belonging that crosses the boundaries of 
gender, culture, race, sexual preference, and so-
cio-economics. It was acknowledged that some of 
these characteristics may not be measurable, but 
the feeling would be recognizable. 

Participants stated that an inclusive commu-
nity has jedi dialogues, addresses unconscious bias, 
educates people on the history of the indigenous 
people, creates intentional spaces and opportuni-
ties for residents to come together and celebrate 
differences. The inclusive community creates and 
highlights role models for the next generation to 
emulate, helping them be even better informed 
and aware of jedi issues.

Participants stated that representations of 
diversity in business ownership, government 
officials and teachers would be part of an inclu-
sive community. Community policing standards 
should be employed, where all residents are treat-
ed fairly no matter race, religion, or sexual orien-
tation. Affordable housing should be part of an  
inclusive community.

Other topics to note, questions about the cur-
rent demographics of the Town were raised and 
concerns that perceived homogeneity of econom-
ic backgrounds within the town may obscure the 
actual needs. Some participants mentioned the 
need for greater clarity regarding what the Town 
is communicating when it speaks of justice, equity, 
diversity, and inclusion.

Discovery Question #5: What are your thoughts 
on the jedi Plan? Are you willing to engage in the 
jedi process in the future? In what context? 

“I fully support the town’s jedi efforts. I 
think they’ll be strengthened by includ-
ing reasons why this is good for Los Gatos 
and worth town expenditure. I’d like to 
add that the town staff needs to make 
clear to the community how and why the 
jedi efforts benefit everyone and harm 
no one.” 
—Amy Nishide 

Everyone who participated was open and will-
ing to engage the jedi process in the future. Most 
were enthusiastic and excited to see the Town 
take these initial steps. There were some concerns 
about possible politicizing of the process and po-
tential backlash. 

Participants were generally familiar with the 
jedi plan. Overall, participants thought the direc-
tion was good, while expressing concerns about 
clarity of purpose, tangible deliverables, and the 
long-term commitment. Collaboration between 
the various sectors; government, business, educa-
tion, and the community; was highlighted as a large 
need. The development of a Unity Commission 
was suggested as a step to keep the work moving 
forward. Despite all the positive feedback, fear 
regarding the perception and response of some 
residents was mentioned. Fear was one of the 
most expressed emotions along with the desire 
for progress.

Participants suggested numerous ideas about 
how to engage the process. The majority fell into 
three categories: events/entertainment, dialogue, 
and training/education. Ideas such as movie view-
ings, concert series and using the arts to bring peo-
ple together around topics of diversity and inclu-
sion were suggested. Creating spaces for open and 
honest dialogue to help residents learn from one 
another was referenced. Training and educational 
partnerships between cbo’s, schools and the gov-
ernment were also highlighted. Previous events 
and groups were named as examples to build on; 
March Against Hate, the Anti-Racism Coalition and 
the Chamber of Commerce to name a few.
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APPENDIX B:  
ALF INSIGHTS MODEL

The work of emerging and building spaces for 
high quality dialogue within an organization is not 
a linear process but a cyclical one. The process 
of learning, creating, implementing, evaluating 
and iterating should become a cultural norm for 
an organization or network. When this process is 
built into the day to day ethos of an organization, 
it allows for growth, flexibility, nimbleness and 
responsiveness to the needs of employees, those 
served and the larger community. 

ALF Insights (alfi) knows, through its many years 
of working with diverse groups, that the creation 
and maintenance of relationships is critical for 
the success of any working group. In order for 

members of a group to begin to engage with the 
work at hand, they have to be able to successfully 
take risks with each other in order for the ultimate 
products to have full buy-in and be responsive to 
the community’s needs. The ability for members 
to authentically share their personal and profes-
sional value propositions, and to seek common 
ground, is inherently connected to the quality of 
relationship within the team. alfi is focused on de-
veloping a highly personalized program that will 
move both relationships and impact forward. It 
is important to note that this is not a linear pro-
cess as vigorous, generative social-impact groups 
are a picture of evolving social relationships 
and a robust platform for sustained production  
and impact.
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ALF Insights  works with the 
organization to establish a 
structure of ongoing learning 
and development. Maintenance of 
generative teams is ongoing and 
emergent work. It is critical to have 
structures in place and natural 
leaders identified so that the 
organization can evaluate, learn 
and iterate as needed. 

A vital cornerstone of this work is the building of relationships 
and the creation of authentic dialogue and risk-taking. 
The work here is to create a container that is “stretchy” 
enough to handle productive tension and discord.

ALF Insights works with the 
organization to develop 
knowledge and understanding 
of team culture, practices for 
effective dialogue, processes for 
managing and leveraging 
tension and the creation of impact. 

ALF Insights assists the 
organization in thinking 
together about how the wisdom 
gained and the relationships 
built can be leveraged into new 
structures, processes and 
systems for the organization. 

ALF Insights  works with 
the organization to 
create a process of 
accountability at the 
staff, board and partner 
level in order to ensure 
fidelity to new structures. 
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APPENDIX C:  
ALF INSIGHTS FACULTY

For this project the following faculty members 
were engaged:

Jenny Niklaus 
alfi Chief Facilitation Officer

Jason Reynolds  
alfi Faculty

Darcie Green  
alfi Faculty

Allyson Paul 
alfi Executive Assistant

APPENDIX D:  
LIST OF DISCOVERY  

PARTICIPANTS 

Rabbi Melanie Aron, Congregation Shir Hadash

Father Ricardo Avila, Dave Watermulder,  
Erica Rader, Town of Los Gatos Interfaith Group

Diane Fisher, Jewish Silicon Valley

Kareem Syed, Former Resident; Peacemaker during 
BLM and other protests

Jon Hicks, Netflix

Catherine Somers, Los Gatos Chamber of Commerce

Dr. Michael Grove, Los Gatos-Saratoga Union High 
School District

Paul Johnson, Los Gatos Union School District

Kristi Grasty, Los Gatos High School

Kylie Clark, Jeffrey Suzuki, Amy Nishide, 
Ali Milano, Sandrine Chaumette, Rob Moore, 
Alicia Spargo, Los Gatos Anti-Racism Coalition

Ami Davis, NUMU

Karen Rubio, Plant Based Advocates

Sasha Balasingham, Youth Commission Chair, 
Los Gatos High School

Dominic Broadhead, Los Gatos-Saratoga Parks  
and Recreation Center

Folake Philips, Varily Isaacs, AWO 
Teri Hope, Business Owner

Susan Farwell, Business Owner

Jim Foley, Business Owner
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STATUS OF DISCOVERY REPORT RECOMMENDATIONS AND OTHER TOWN EFFORTS 

 

ALF Insights 

Town of Los Gatos Discovery Report: Recommendations Update 2/2023 

 

Collaborative, On-going Engagement 

- RECOMMENDATION: Form a facilitated, community working group that will come 

together to build relationships and develop a deeper understanding of JEDI 

concepts. Use this group to iterate and deepen the JEDI plan that includes short and 

long-term goals as well as a timeline of activities. 

- RECOMMENDATION: Develop a statement of what inclusivity and belonging mean 

to the Town as a part of the JEDI Plan. 

- UPDATE: Both of these items are moving forward through the Community Working 

Group process.  

 

Develop Safe Spaces 

- RECOMMENDATION: Create guidelines for safety that allow working group and 

community members to develop solidarity and commitment to seeing the process 

through. 

- RECOMMENDATION: Ensure all threats to personal safety will not be tolerated 

through clear policies and practices. 

- RECOMMENDATION: Utilize art and community engagement with art as a path to 

create safe spaces for learning and expression. 

- UPDATE: The Town Council has adopted civility guidelines for all Council and 

Commission meetings, being clear that: 

- The Town embraces diversity and strongly condemns hate speech and 

offensive, hateful language or racial intolerance of any kind at Town 

meetings. 

- Town Council and staff are well aware of the public’s right to disagree with 

their professional opinion on various Town issues. However, anti-social 

behavior, slander, hatred, and bigotry statements are completely 

unacceptable and will not be tolerated in any way, shape, or form at Town 

meetings. 

 

EXHIBIT 2 
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- All public comments at the Town Council meeting must pertain to items 

within the subject matter jurisdiction of the Town and shall not contain 

slanderous statements, hatred, and bigotry against non-public officials. 

 

Build Capacity for the Work 

- RECOMMENDATION: Provide spaces for members of the community to learn and 

be in dialogue together. 

- RECOMMENDATION: Emphasize that the JEDI work benefits everyone and detail 

how and why this is the case as they engage in these community dialogues. 

- UPDATE: The Town is providing spaces for members of the community to learn and 

be in dialogue together, starting with programming through our Library on 

Affordable Housing and the intersection of environmental sustainability and equity. 

 

Connect the Work to the Vibrancy of the Town’s Economy 

- RECOMMENDATION: Develop a public facing campaign about what the Town is 

doing in regards to its JEDI work along with its plan. Ensure that there is 

transparency about what the Town is learning and how they will be adjusting their 

work in support of the JEDI Plan. 

 

Intentionally Engage School Districts and Youth 

- RECOMMENDATION: Ensure that the school districts and youth have an intentional 

and connected voice to the JEDI work as it moves forward. 

- RECOMMENDATION: Reaffirm to the school districts that they are not alone in 

handling these incidents. Create space for them to work collaboratively with the 

Town to brainstorm solutions to these problems. 

- UPDATE: The Town signed an agreement with the Los Gatos Saratoga Union High 

School District and Los Gatos Union School District to be part of a social norms 

effort. The Districts have been invited to participate in the Town’s JEDI Plan process. 

 

Continue to Build Affordable Housing 

- RECOMMENDATION: Continue to build and support affordable housing through 

the General Plan and Housing Element. 

- UPDATE: The 2040 General Plan adopted with its Racial, Social, and Environmental 

Justice Element on 6/30/22.  The Housing Element with modifications was adopted 

by the Town Council on 1/30/23, finding it to be in substantial compliance with State 

law. The Town is continuing to address the detailed comments from the State, 

engaging with the community in that process. 
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Town of Los Gatos Justice, Equity, Diversity, and Inclusion Work Plan Update 2/2023 

 

JEDI Plan 

- UNDERWAY: Work with ALFI to prepare an actionable JEDI Plan with clear goals, 

timeframes, and measurable outcomes.  Town staff will lead staff, general public, 

and other engagement in this effort. 

 

Town Operations 

- UNDERWAY AND ONGOING: Require all Town Departments to use a lens of justice, 

equity, diversity, and inclusion in the: 

- Development of the Town budget, Capital Improvement Program, General 

Plan (see more information below), and other guiding documents;  

- Delivery of Town services; and 

- Creation of all new programs, projects, and policies. 

- UNDERWAY AND ONGOING: Examine all proposed policies and ordinances in the 

context of promoting, facilitating, and improving justice, equity, diversity, and 

inclusion in Los Gatos. This work is done by the Council Policy Committee, 

appropriate Town Boards, Committees, and Commissions, and the Town Council. 

 

Communications/Community Engagement 

- UNDERWAY AND ONGOING: Expand the Town’s community engagement to 

include more Black, Indigenous, and People of Color. 

- UNDERWAY AND ONGOING: Communicate actively on social media and in other 

forums to reinforce messages of inclusion, belonging, and welcoming. 

 

Town Boards, Committees, and Commissions 

- UNDERWAY AND ONGOING: Recruit Town Board, Committee, and Commission 

members to reflect diverse communities of color, identity, and backgrounds. 

- UNDERWAY AND ONGOING: Incorporate diversity, equity, and inclusion into the 

work of all Town Boards, Committees and Commissions and discuss these efforts 

with the Town Council and the public.  

- UPDATE: DEI training is scheduled for all Town Board, Committee, and Commission 

members on February 23, 2023. 
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Transparency in Government 

- UNDERWAY AND ONGOING: Expand access to Town records and information to 

further demonstrate the Town’s commitment to transparency in governmental 

operations. 

 

Police Reforms 

- UNDERWAY AND ONGOING: Biannual Reports to review progress at Town Council 

meetings on Police Reforms, including independent investigations, mental 

health/homeless support, traffic stop data, and options for non-emergency calls. 

- UNDERWAY AND ONGOING: Continue to strengthen the Police Department 

relationship with the County Behavioral Health services staff and Mobile Crisis 

Response Team. 

- UNDERWAY AND ONGOING: Work toward the Police Chief’s goal for all 

Department personnel to exceed the minimum number of hours of training in de-

escalation and crisis intervention. 

- UNDERWAY AND ONGOING: Continuously review and update Department policies 

and procedures to ensure that it is employing the best practices for hiring, training, 

eliminating bias, and ensuring the public’s safety. 

Town Personnel 

- UNDERWAY AND ONGOING: Foster a more diverse workforce by updating job 

descriptions and minimum qualifications to encourage a broader set of candidates, 

promoting job opportunities using conventional and unconventional techniques to 

reach deeper into the talent pool, and encouraging professional development to 

expand skills and abilities. 

- UNDERWAY AND ONGOING: Strengthen procedures to protect employees from 

bullying, racism, and other uncivil behavior. 

- UNDERWAY AND ONGOING: Encourage justice, diversity, equity, and inclusion 

training for Town staff members and Departments. 
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PREPARED BY: Holly Young 
 Senior Management Analyst  
 

110 E. Main Street Los Gatos, CA 95030 ● (408) 354-6832 
www.losgatosca.gov 

TOWN OF LOS GATOS                                          

PLANNING COMMISSION REPORT 

MEETING DATE: 03/22/2023 

ITEM NO: 2 

DESK ITEM  

    

 

DATE:   March 22, 2023 

TO: Planning Commission  

FROM: Laurel Prevetti, Town Manager 

SUBJECT: Provide Input for the Draft Justice, Equity, Diversity, and Inclusion Plan. 

 

REMARKS:  

Exhibit 3 includes Planning Commissioner comments. 
 
 
EXHIBITS: 
 
Previously received with the March 22, 2023, Staff Report: 
1. ALFI Discovery Report 
2. Potential JEDI Plan Action Items 
 
Received with this Desk Item Report: 
3. Planning Commissioner Comments 
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From: Jeffrey Barnett  
Sent: Saturday, March 18, 2023 2:46:29 PM 
To: Laurel Prevetti <LPrevetti@losgatosca.gov>; Joel Paulson <jpaulson@losgatosca.gov> 
Subject: Planning Commission Meeting of 3.22.23 - Agenda Item 2  
  
 
Dear Laurel and Joel. 
  
I suggest that the JEDI report include examples of the types of discrimination that are prohibited in the 
operation of the Town and which are anathema to the JEDI principles. 
  
A possible source is California Civil Code Section 51, pertinent parts of which are included below. While I 
believe that this statute is not binding on public entities such as our Town, it nevertheless embodies our 
principles and expresses our aspirations. 
  
It would be important to recognize that these categories are examples, and are not comprehensive.  
  
I would appreciate inclusion of this email as a desk item for Wednesday's meeting. 
  
Thank you. 
  
Jeffrey 
  

California Civil Code Section 51 

  
(a) This section shall be known, and may be cited, as the Unruh Civil Rights Act. 

(b) All persons within the jurisdiction of this state are free and equal, and no matter what their sex, race, 
color, religion, ancestry, national origin, disability, medical condition, genetic information, marital 
status, sexual orientation, citizenship, primary language, or immigration status are entitled to the full 
and equal accommodations, advantages, facilities, privileges, or services in all business establishments 
of every kind whatsoever. 

. . . 

(e) For purposes of this section: 

(1) “Disability” means any mental or physical disability as defined in Sections 12926 and 12926.1 of 
the Government Code. 

(2) (A) “Genetic information” means, with respect to any individual, information about any of the 
following: 

(i) The individual’s genetic tests. 

(ii) The genetic tests of family members of the individual. 

(iii) The manifestation of a disease or disorder in family members of the individual. 

EXHIBIT 3 
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(B) “Genetic information” includes any request for, or receipt of, genetic services, or participation 
in clinical research that includes genetic services, by an individual or any family member of the 
individual. 

(C) “Genetic information” does not include information about the sex or age of any individual. 

(3) “Medical condition” has the same meaning as defined in subdivision (i) of Section 12926 of the 
Government Code. 

(4) “Religion” includes all aspects of religious belief, observance, and practice. 

(5) “Sex” includes, but is not limited to, pregnancy, childbirth, or medical conditions related to 
pregnancy or childbirth. “Sex” also includes, but is not limited to, a person’s gender. “Gender” means 
sex, and includes a person’s gender identity and gender expression. “Gender expression” means a 
person’s gender-related appearance and behavior whether or not stereotypically associated with the 
person’s assigned sex at birth. 

(6) “Sex, race, color, religion, ancestry, national origin, disability, medical condition, genetic 
information, marital status, sexual orientation, citizenship, primary language, or immigration status” 
includes a perception that the person has any particular characteristic or characteristics within the 
listed categories or that the person is associated with a person who has, or is perceived to have, any 
particular characteristic or characteristics within the listed categories. 

(7) “Sexual orientation” has the same meaning as defined in subdivision (s) of Section 12926 of the 
Government Code. 
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PREPARED BY: RYAN SAFTY  
 Associate Planner 
  
   

Reviewed by:  Planning Manager and Community Development Director   
   
 

110 E. Main Street Los Gatos, CA 95030 ● (408) 354-6872 
www.losgatosca.gov 

TOWN OF LOS GATOS 
PLANNING COMMISSION 
REPORT 

MEETING DATE: 3/22/2023 

ITEM NO: 3 

 
   

 

DATE:   March 17, 2023 

TO: Planning Commission 

FROM: Joel Paulson, Community Development Director 

SUBJECT: Consider an Appeal of a Community Development Director Decision to Deny a 
Fence Height Exception Request for Construction of a Six-Foot Tall Fence 
Located Within the Required Front Yard Setback on Property Zoned R-M:5-12.  
Located at 16185 George Street.  APN 529-18-046.  Fence Height Exception 
Application FHE-22-008.  PROPERTY OWNER/APPELLANT: Antony Jayaraj 
Alappat.  APPLICANT: Sandra Paim.  PROJECT PLANNER: Ryan Safty. 

 
RECOMMENDATION:  
 
Deny the appeal of a Community Development Director decision to deny a fence height 
exception request for construction of a six-foot tall fence within the required front yard setback 
on property zoned R-M:5-12, located at 16185 George Street.  
 
PROJECT DATA: 
 
General Plan Designation:  Medium Density Residential 
Zoning Designation:  R-M:5-12 – Multiple-Family Residential  
Applicable Plans & Standards:  General Plan, Residential Design Guidelines 
Parcel Size:  8,207 square feet 
Surrounding Area: 
 

 
 
 

 Existing Land Use General Plan Zoning 

North Commercial Mixed Use Commercial CH 

South Residential  Medium Density Residential  R-M:5-12 

East Residential Mixed Use Commercial CH:PD 

West Residential Medium Density Residential R-M:5-12 
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SUBJECT: 16185 George Street/FHE-22-008 
DATE:  March 17, 2023 
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CEQA:   
 
The project is Categorically Exempt pursuant to the adopted Guidelines for the Implementation 
of the California Environmental Quality Act, Section 15303: New Construction or Conversion of 
Small Structures.   
 
FINDINGS:  
 
 The project is Categorically Exempt pursuant to the adopted Guidelines for the 

Implementation of the California Environmental Quality Act, Section 15303: New 
Construction or Conversion of Small Structures.   
 

ACTION: 
 
The decision of the Planning Commission is final unless appealed within ten days. 
 
BACKGROUND: 
 
The subject property is located at the corner of Roberts Road and George Street, one block east 
of Fisher Middle School (Exhibit 1).  The Laurel Mews Residential Planned Development is 
across George Street, to the east, and commercial properties are across Roberts Road, to the 
north.   The rest of the immediate neighborhood are residential uses.  
 
The subject property was previously occupied by a pre-school.  On October 6, 2020, an 
Architecture and Site Application was approved for a new single-family residence on the 
property.  The Architecture and Site Application established the frontage on Roberts Road as 
the front-yard and the George Street frontage as the street-side yard.  The construction of the 
new residence is nearly completed.  
 
On December 9, 2022, the Town received an application for a fence height exception request to 
construct a six-foot tall fence within the front yard setback, along Roberts Road.  The project 
plans are provided as Exhibit 4, and the Letter of Justification for the exception is provided as 
Exhibit 5.  
 
On February 14, 2023, the exception request was denied by the Community Development 
Director as none of the required findings per Town Code Section 29.40.0320 could be made to 
support the request (Exhibit 7).   
 
On February 24, 2023, the property owner appealed this decision to the Planning Commission 
(Exhibit 8).  
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SUBJECT: 16185 George Street/FHE-22-008 
DATE:  March 17, 2023 
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PROJECT DESCRIPTION: 
 
A. Location and Surrounding Neighborhood 

 
The subject property is located at the corner of Roberts Road and George Street, one block 
east of Fisher Middle School (Exhibit 1).  The Laurel Mews Residential Planned Development 
is across George Street, to the east, and commercial properties are across Roberts Road, to 
the north.  The rest of the immediate neighborhood are residential uses.  

 
B. Project Summary and Zoning Compliance 
 

The property owner is appealing the Community Development Director decision to deny a 
fence height exception request for the construction of a six-foot tall wooden fence within 
the required front yard setbacks along Roberts Road.  

 
DISCUSSION: 
 
A. Fence Height Exception 
 

The property owner requested a fence height exception for construction of a six-foot tall 
wooden fence along the front property line, adjacent to Roberts Road.  The fence would be 
six feet tall, with the top 20 percent of the fence being open lattice material, as shown in 
Exhibit 4.    
 
The previous pre-school use had vehicular access off Roberts Road.  Adjacent to the 
driveway and along Roberts Road was an approximately four-foot tall, open-view, iron 
fence with five-foot tall wooden posts (Exhibit 10).  With the 2020 Architecture and Site 
Application for a new two-story single-family residence, the driveway access was moved to 
George Street, with the Roberts Road frontage becoming the front yard area.  As a 
condition of approval to the Architecture and Site Application, the owners were required to 
dedicate 10 feet of the Roberts Road frontage to the Town for right-of-way purposes.  The 
location of the previous fence was approximately five feet in front of the new property line, 
within the Town’s new right-of-way area.  The proposed new six-foot fence would be along 
the new front property line.  Staff created an exhibit comparing the previous fence location 
and design to the current proposal, which is provided as Exhibit 9.  

 
Per Town Code Section 29.40.0315, fences and gates are limited to six feet in height with 
one foot of lattice on top (seven feet total), but are limited to, “three feet in height when 
located within a required front or side yard abutting a street, driveway view area, traffic 
view area, or corner sight triangle unless an exception is granted by the Town Engineer and 
Community Development Director.”  The proposed fence is limited to three feet by Code, as 
it is within the required front yard setback.  Although this is a corner lot, the proposed fence 
is not within a driveway view area, traffic view area, or corner sight triangle.   
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SUBJECT: 16185 George Street/FHE-22-008 
DATE:  March 17, 2023 
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DISCUSSION (continued): 
 

Town Code Section 29.40.0320, provided below, allows an exception to any of the fence 
regulations if a property owner can demonstrate that one of the following conditions exist. 
 

Sec. 29.40.0320. - Exceptions. 
An exception to any of these fence regulations may be granted by the Community 
Development Director.  A fence exception application and fee shall be filed with the 
Community Development Department and shall provide written justification that 
demonstrates one (1) of the following conditions exist: 

 
(a) Adjacent to commercial property, perimeter fences or walls may be eight (8) feet if 

requested or agreed upon by a majority of the adjacent residential property owners. 
(b) On interior lots, side yard and rear yard fences, walls, gates, gateways, entry arbors, 

or hedges, behind the front yard setback, may be a maximum of eight (8) feet high 
provided the property owner can provide written justification that either: 
(1) A special privacy concern exists that cannot be practically addressed by 

additional landscaping or tree screening; or 
(2) A special wildlife/animal problem affects the property that cannot be practically 

addressed through alternatives.  Documented instances of wildlife grazing on 
gardens or ornamental landscaping may be an example of such a problem. 

(c) At public utility facilities, critical infrastructure, and emergency access locations, 
exceptions may be granted where strict enforcement of these regulations will result 
in a security or safety concern. 

(d) A special security concern exists that cannot be practically addressed through 
alternatives. 

(e) A special circumstance exists, including lot size or configuration, where strict 
enforcement of these regulations would result in undue hardship. 

 
The Letter of Justification (Exhibit 5) cited condition (d) related to security, stating that the 
owners are concerned about the safety and liability due to the sidewalk area being used as 
a school pick up area and kids may climb over or sit on the fence if it was only three feet 
tall.  Staff did not feel that this was a special security concern.  The owners also verbally 
referenced the fence heights and locations at the Laurel Mews Residential Planned 
Development across the street as justification; however, neighborhood compatibility is not 
one of the listed conditions for fence height exception approval.  
 
The Community Development Department denied the fence height exception on February 
14, 2023 (Exhibit 7) for the reasons outlined above.   
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SUBJECT: 16185 George Street/FHE-22-008 
DATE:  March 17, 2023 
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DISCUSSION (continued): 
 
B. Appeal Analysis 
 

The Decision of the Community Development Director to deny the fence height exception 
was appealed on February 24, 2023 (Exhibit 8).   
 
In addition to the reasoning provided in the Letter of Justification (Exhibit 5), the property 
owner provided three additional justification points in the appeal packet (with 
corresponding pictures), provided below: 
 

1. This is the side/rear fence of the house.  Neighboring residences (built in 2013) have 
exactly the same side/rear fence, so this is not out of character for the location; 

2. This helps with privacy since across the street there are commercial properties 
including car shops; and 

3. The proposed fence with a 10-foot distance from the street replaces an open-view 
metal fence (roughly six feet high) which was taken down.  

 
Regarding the first point in the appeal packet, this is not the side/rear fence as the 
Architecture and Site Application established the front yard in this area along Roberts Road.  
The 20-foot rear yard area is to the south of the new residence and attached garage.  
Although neighboring properties in the Laurel Mews Residential Planned Development have 
similar fences as to what is proposed with this exception, they are a part of a Planned 
Development that supersedes the Zoning Code and were built in 2013, prior to the 2019 
update to the Town’s fence regulations.   
 
Regarding the second point, there is a commercial use with a large parking lot directly to 
the north, across Roberts Road.  Town Code Section 29.40.0320(a) allows eight-foot 
perimeter fences or walls when adjacent to commercial property if agreed upon by a 
majority of the adjacent residential property owners.  In this case, the commercial property 
is across the street and not immediately adjacent to a commercial property.  This exception 
is generally used to build eight-foot masonry walls when residential properties back up to 
commercial property to ensure safety, privacy, and noise attenuation.  

 
Regarding the final point, a fence existed within a foot or so from the existing sidewalk prior 
to the Architecture and Site Application approval.  The fence is no longer existing, so staff 
could not take measurements, but it appears to be a roughly three to four-foot tall open-
view rod-iron fence with wooden posts roughly one foot higher.  This fence was removed, 
and the area of the previous fence has since been dedicated to the Town as required by the 
Architecture and Site Application.  Town Code Section 29.40.0325 (Exemptions) allows an 
existing non-conforming fence to be maintained and/or replaced in kind; however, the 
location, height, and design has changed, so this would not be an in-kind replacement.  
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SUBJECT: 16185 George Street/FHE-22-008 
DATE:  March 17, 2023 
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DISCUSSION (continued): 
 
C. Environmental Review 
 

The project is Categorically Exempt pursuant to the adopted Guidelines for the 
Implementation of the California Environmental Quality Act, Section 15303: New 
Construction or Conversion of Small Structures.   

 
PUBLIC COMMENTS: 
 
Written notice was sent to property owners and tenants within 300 feet of the subject 
property.  At the time of preparation of this report, no public comment has been received.   
 
CONCLUSION: 
 
A. Summary 
 

The property owner is requesting that the Planning Commission reconsider the Community 
Development Director’s decision to deny the fence height exception to allow a new six-foot 
tall wooden fence within the required front yard setback.   

 
B. Recommendation 
 

Staff recommends that the Planning Commission deny the appeal of the Community 
Development Director decision to deny the fence height exception application based on the 
reasoning provided in this report.  

 
C. Alternatives 

 
Alternatively, the Commission can: 

 
1. Continue the matter to a date certain with specific direction;  
2. Grant the appeal and approve the fence height exception with the finding in Exhibit 2 

and the draft conditions provided in Exhibit 3; or 
3. Grant the appeal with additional and/or modified conditions.  
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SUBJECT: 16185 George Street/FHE-22-008 
DATE:  March 17, 2023 
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EXHIBITS: 
 
1. Location Map 
2. Required Finding  
3. Recommended Conditions of Approval if Appeal is Granted 
4. Project Plans, Received January 30, 2023 
5. Letter of Justification, Received January 30, 2023 
6. Neighborhood Outreach Summary, Received January 30, 2023 
7. Fence Height Exception Denial Letter, Dated February 14, 2023 
8. Appeal of the Community Development Director Decision, Received February 24, 2023 
9. Diagram Showing Existing and Proposed Fence Design and Location 
10. Pictures of Subject Property – Current Conditions and 2019 Conditions 
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Update Notes:
- Updated 12/20/17 to link to tlg-sql12 server data (sm)
- Updated 11/22/19 adding centerpoint guides, Buildings layer, and Project Site leader with label
- Updated 10/8/20 to add street centerlines which can be useful in the hillside area
- Updated 02-19-21 to link to TLG-SQL17 database (sm)
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PLANNING COMMISSION – March 22, 2023 
REQUIRED FINDING FOR: 
 
16185 George Street 
Fence Height Exception FHE-22-008 
 
Consider an Appeal of a Community Development Director Decision to Deny a Fence 
Height Exception Request for Construction of a Six-Foot Tall Fence Located Within 
the Required Front Yard Setback on Property Zoned R-M:5-12.  APN 529-18-046.   
Property Owner/Appellant: Antony Jayaraj.   
Applicant: Sandra Paim.  
Project Planner: Ryan Safty. 
 
Required finding for CEQA: 
 
■ The project is Categorically Exempt pursuant to the adopted Guidelines for the 

Implementation of the California Environmental Quality Act, Section 15303: New 
Construction or Conversion of Small Structures.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

EXHIBIT 2 
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PLANNING COMMISSION – March 22, 2023 
DRAFT CONDITIONS OF APPROVAL 
 
16185 George Street 
Fence Height Exception FHE-22-008 
 
Consider an Appeal of a Community Development Director Decision to Deny a Fence 
Height Exception Request for Construction of a Six-Foot Tall Fence Located Within 
the Required Front Yard Setback on Property Zoned R-M:5-12.  APN 529-18-046.   
Property Owner/Appellant: Antony Jayaraj.   
Applicant: Sandra Paim.  
Project Planner: Ryan Safty. 
 
TO THE SATISFACTION OF THE DIRECTOR OF COMMUNITY DEVELOPMENT: 
 
Planning Division 
1. APPROVAL: This application shall be completed in accordance with all of the conditions of 

approval listed below. 
2. EXPIRATION: The Fence Height Exception approval will expire two years from the approval 

date pursuant to Section 29.20.320 of the Town Code, unless the approval has been vested. 
3. TOWN INDEMNITY: Applicants are notified that Town Code Section 1.10.115 requires that 

any applicant who receives a permit or entitlement from the Town shall defend, indemnify, 
and hold harmless the Town and its officials in any action brought by a third party to 
overturn, set aside, or void the permit or entitlement.  This requirement is a condition of 
approval of all such permits and entitlements whether or not expressly set forth in the 
approval and may be secured to the satisfaction of the Town Attorney. 
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STRUCT. COV. +BALCONIES
COVERED
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24" DIA EX. OAK TREE

TREE TABLE

SANTA CLARA FIRE DEPARTMENT - BUILDING PERMIT NO. B21-0029 

THIS PROJECT SHALL COMPLY WITH THE CALIFORNIA FIRE (CFC) & BUILDING (CBC) CODE, 2019 EDITION, AS ADOPTED BY THE TOWN OF
LOS GATOS TOWN CODE (LGTC), CALIFORNIA CODE OF REGULATIONS (CCR) AND HEALTH & SAFETY CODE.

THE SCOPE OF THIS PROJECT INCLUDES  A NEW 3164 SF TWO-STORY SINGLE FAMILY RESIDENCE WITH ATTACHED GARAGE.

1.)  REVIEW OF THIS DEVELOPMENT PROPOSAL IS LIMITED TO ACCEPTABILITY OF SITE ACCESS, WATER SUPPLY AND MAY INCLUDE SPECIFIC
ADDITIONAL REQUIREMENTS AS THEY PERTAIN TO FIRE DEPARTMENT OPERATIONS, AND SHALL NOT BE CONSTRUED AS A SUBSTITUTE FOR
FORMAL PLAN REVIEW TO DETERMINE COMPLIANCE WITH ADOPTED MODEL CODES. PRIOR TO PERFORMING ANY WORK, THE APPLICANT
SHALL MAKE APPLICATION TO, AND RECEIVE FROM, THE BUILDING DEPARTMENT ALL APPLICABLE CONSTRUCTION PERMITS.

2.)  AN AUTOMATIC RESIDENTIAL FIRE SPRINKLER SYSTEM SHALL BE INSTALLED (NEW ONE-FAMILY DWELLING).  (SEE NOTE THIS SHEET)

3.)  ALL CONSTRUCTION SITES MUST COMPLY WITH APPLICABLE PROVISIONS OF THE CFC CHAPTER 33 AND OUR STANDARD DETAIL AND
SPECIFICATION S1-7.  APPROPRIATE NOTATIONS ON SUBSEQUENT PLAN SUBMITTALS WILL BE PROVIDED AS APPROPRIATE TO THE PROJECT.

4.)  WATER SUPPLY REQUIREMENTS:  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 AS HAVING BEEN MET BY THE APPLICANT(S). 2019 CFC SEC. 903.3.5 AND HEALTH AND SAFETY
CODE 13114.7

5. ADDRESS IDENTIFICATION:  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 INCHES (101.6MM) 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.

CHANGING ACCESS FROM ROBERTS RD TO GEORGE ST WILL REQUIRE AN ADDRESS CHANGE FOR EMERGENCY RESPONSE.
AN ADDRESS CHANGE IS IN PROGRESS.  (ADDRESS CHANGE NOW COMPLETE - 16185 GEORGE STREET, LOS GATOS, CA)

THIS REVIEW SHALL NOT BE CONSTRUED TO BE AN APPROVAL OF A VIOLATION OF THE PROVISIONS OF THE CALIFORNIA FIRE CODE OR OF
OTHER LAWS OR REGULATIONS OF THE JURISDICTION.  A PERMIT PRESUMING TO GIVE AUTHORITY TO VIOLATE OR CANCEL THE PROVISIONS
OF THE FIRE CODE OR OTHER SUCH LAWS OR REGULATIONS SHALL NOT BE VALID.  ANY ADDITION TO OR ALTERATION OF APPROVED
CONSTRUCTION DOCUMENTS SHALL BE APPROVED IN ADVANCE.
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Joel Paulson 

Planning Director 

Town of Los Gatos 

December 7, 2022   *Revised January 24, 2023* 

RE:  Fence Height exception 

16185 George Street 

Dear Joel, 

Please accept our request for a fence height exception at Roberts Rd. based on a considerable safety 

and security concern as specifically outlined in the zoning regulations for fence height exceptions. 

 We are proposing a 6 foot high wood fence (20% open). 

We are concerned about the safety and liability due to that sidewalk area being used as a school 

pick up area and the kids may climb over or sit on the fence if it was built at the required 3 foot 

height.  *Per Sect. 29.40.0320 exceptions, the situation demonstrates that (d) a special security 

concern exists that cannot be practically addressed through alternatives.* 

• See Site Plan for location and description of proposed 6 foot wood fence (20% open

• See Fence Detail  ).  *As measured to the top of posts*

• See Concept Photo of fence at corner of George Street and Mitchell

Please contact me with any comments or questions. 

Sandra Paim Architect 

(408) 315-1403
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To, 
   Ryan Safty 
   Community Development Department 
   Los Gatos CA 95030 

From, 
  Antony & Twinkle Jayaraj 
  16185 George Street 
  Los Gatos, CA 95032 

Sub: Neighborhood outreach for fence height exception FHE-22-008 

Dear Mr.Safty, 
   We have reached out to following neighbors regarding fence height exception request FHE-
22-008 at Roberts Road.

   A cover letter, fence details and site plan was mailed to following addresses on Jan 10, 2023 
and we didn't receive any comments or concerns as of 01/24/2023.  

1. 16870 Roberts Rd, Los Gatos, CA 95032
2. 16200 George St, Los Gatos, CA 95032
3. 16204 George St, Los Gatos, CA 95032
4. 16195 George St, Los Gatos, CA 95032
5. 16900 Roberts Rd, Los Gatos, CA 95032
6. 16910 Roberts Rd, Los Gatos, CA 95032

   Please see the cover letter attached below. 

   Regards, 
   Antony & twinkle Jayaraj 
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Cover letter for neighborhood outreach 

From, 
  Antony & Twinkle Jayaraj 
  16185 George Street 
  Los Gatos, CA 95032 

Sub : Fence height exemption request at Roberts Road fence 

Hi Neighbor, 
      Happy new year!  We are your neighbors at 16185 George Street and have filed a fence 
height exception FHE-22-008 at Los Gatos Town. 

     The exception request is for the Roberts Road side of the property to increase fence height 
from 3 ft to 6 ft with a 20 % open view fence.  The exception doesn’t affect the corner sight 
angle for traffic at Roberts and George Street intersection. 

 Please see attached the site plan with the proposed fence details attached. 

     If you need more details or have comments/concerns about our plans, please contact us at 
aajayaraj@gmail.com (Ph- 408 332 1085) or our architect at sandra@sandrapaim.com (Ph:-408 
315 1403). 

Thanks and Regards, 
Antony & Twinkle Jayaraj 
January 10, 2023 
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TOWN OF LOS GATOS
 COMMUNITY DEVELOPMENT DEPARTMENT

PLANNING DIVISION 
(408) 354-6872   Fax (408) 354-7593

February 14, 2023 

Sandra Paim 
PO Box 2136 
Los Gatos, CA 95031 

RE: 16185 George Street 
Fence Height Exception (FHE-22-008) 

Requesting Approval for an Exception to Construct a Six (6) Foot Tall Fence Within the 
Required Front Yard Setback on Property Zoned R-M:5-12. APN 529-18-046. 
APPLICANT: Sandra Paim 

The Los Gatos Community Development Department and Parks and Public Works Department 
have reviewed the referenced application for a fence height exception pursuant to Section 
29.40.0320.  On February 14, 2023, the Los Gatos Community Development Department has 
denied the request as the required findings (special security concern) could not be made.  

PLEASE NOTE: Pursuant to Section 29.20.255 of the Town Code, this decision may be appealed 
to the Planning Commission within 10 days of the denial date.  Any interested person may 
appeal this decision to the Planning Commission.  Appeals, with the completed Appeal Form 
and appeal fee payment, must be submitted within 10 days from the date of denial, or by 4:00 
p.m., February 23, 2023.

If you have any questions concerning this decision, please contact Project Planner Ryan Safty at 
(408) 354-6802 or via email at RSafty@losgatosca.gov.

Sincerely, 

Ryan Safty 
Associate Planner 

N:\DEV\PLANNING PROJECT FILES\George Street\16185\FHE-22-008\Closing Documents\Action Letters\16185 George St - FHE-22-008 - Denial 
Action Letter 02-14-23.docx 

CIVIC CENTER 
110 E. MAIN STREET 

LOS GATOS, CA 95030 

EXHIBIT 7
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EXHIBIT 8
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Fence at 16870 Roberts Road (Next door property built in 2013) 
 

• Fence height 6ft 4 inches 

• Distance of fence from side walk – 2ft 9 inches 
 
The proposed fence is in alignment with neighborhood character 
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The fence helps with privacy  with Commercial activity across  Roberts road. Town code 
allows increased height near commercial activity zones. 
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Previous fence  
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Approximate new fence location 
 
 

 
 
 
The fence will be around 6 ft 8 inches away from sidewalk, outside the 10ft we have 
dedicated to the town for public improvement. The property line was in the middle of 
the sidewalk before the dedication.  
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Old property line

New property line Old Fence

Proposed Fence
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EXHIBIT 10
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Ryan Safty
Text Box
February, 2023
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PREPARED BY: Jocelyn Shoopman 
 Associate Planner 
  
   

Reviewed by:  Planning Manager and Community Development Director   
   
 

110 E. Main Street Los Gatos, CA 95030 ● (408) 354-6872 
www.losgatosca.gov 

TOWN OF LOS GATOS 
PLANNING COMMISSION 
REPORT 

MEETING DATE: 03/22/2023 

ITEM NO: 4   

 
   

DATE:   March 17, 2023 

TO: Planning Commission 

FROM: Joel Paulson, Community Development Director 

SUBJECT: Requesting Approval for Demolition of an Existing Single-Family Residence, 
Construction of a New Single-Family Residence to Exceed the Maximum 
Allowed Floor Area, and a Variance for the Required Front Setback and the 
Parking Requirements on Property Zoned R-1D:LHP.  Located at 114 Wilder 
Avenue.  APN 510-17-072.  Architecture and Site Application S-22-030 and 
Variance Application V-22-002.  Property Owner: Alvaro Anzoategui. 
Applicant: David Kuoppamaki.  

 
RECOMMENDATION: 
 
Approval.  
  
PROJECT DATA: 
 
General Plan Designation:  Medium Density Residential 
Zoning Designation:  R-1D:LHP – Single-family Residential Downtown (5,000 square-
 foot minimum) with a Landmark and Historic Preservation 
 Overlay 
Applicable Plans & Standards:  General Plan, Residential Design Guidelines 
Parcel Size:  5,366 square feet 
Surrounding Area: 

 

 
 

 

 

 

 
 
 

 Existing Land Use General Plan Zoning 

North Residential  Medium Density Residential R-1D:LHP 

South Residential Medium Density Residential R-1D:LHP 

East Commercial  Central Business District C-2:LHP and C-2 

West Residential Medium Density Residential R-1D:LHP 
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
CEQA:   
 
The project is Categorically Exempt pursuant to the adopted Guidelines for the Implementation 
of the California Environmental Quality Act, 15303: New Construction. 
 
FINDINGS:  
 
 The project is Categorically Exempt pursuant to the adopted Guidelines for the 

Implementation of the California Environmental Quality Act, 15303: New Construction. 
 As required by Section 29.10.09030(e) of the Town Code for the demolition of an existing 

residence. 
 The project meets the objective standards of Chapter 29 of the Town Code (Zoning 

Regulations) except the request to exceed the FAR standards, the required front setback, 
and the required number of parking spaces. 

 As required by Section 29.40.075(c) of the Town Code for granting approval of an exception 
to the FAR standards. 

 As required by Section 29.20.170 of the Town Code for granting a Variance application. 
 As required by the Residential Design Guidelines that the project complies with the 

Residential Design Guidelines. 
 

CONSIDERATIONS: 
 
 As required by Section 29.20.150 of the Town Code for granting approval of an Architecture 

and Site application. 
 
ACTION: 
 
The decision of the Planning Commission is final unless appealed within ten days. 
 
BACKGROUND: 
 
The subject property is located on the east side of Wilder Avenue in the Almond Grove Historic 
District (Exhibit 1).  The subject property is approximately 5,366 square feet, where 5,000 
square feet is required for a parcel in the R-1D zone.  The site is developed with a 1,000 square-
foot single-story residence.  The applicant proposes demolition of the existing single-family 
residence and construction of a new two-story single-family residence that will exceed floor 
area ratio (FAR) standards (Exhibit 12).  The project also requests a Variance to the required 
front setback and the required number of parking spaces for a single-family dwelling.  
 
The project is being considered by the Planning Commission due to the request to exceed the 
maximum allowable FAR and the request for a Variance to the required front setback and the 
required number of parking spaces for a single-family dwelling in the Almond Grove Historic 
District.   
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION: 
 
A. Location and Surrounding Neighborhood 

 
The subject property is approximately 5,366 square feet, located on the east side of Wilder 
Avenue in the Almond Grove Historic District (Exhibit 1).  The property is developed with a 
single-story residence.  The subject site and surrounding properties to the north, west, and 
south are comprised of single-family homes.  The properties to the east are comprised of 
commercial uses. 

 
B. Project Summary 
 

The applicant proposes demolition of the existing single-family residence and construction 
of a new 2,340-square foot single-family residence with a 513-square foot attached garage 
(Exhibit 12).  The proposed residence would exceed the allowable FAR by 478 square feet.  
In addition, the proposed residence includes a front setback of approximately 11 feet, 8 
inches, where 15 feet is required.  The project includes one off-street parking space, where 
two spaces are required.      

 
C. Zoning Compliance 
 

The subject property is approximately 5,366 square feet, where 5,000 square feet is 
required for a parcel in the R-1D zone.  A single-family residence is permitted in the R-1D 
zone.  The proposed residence complies with the zoning regulations for height.  The 
applicant requests approval to exceed the allowable FAR for the residence and a Variance to 
the Town Code for the required front setback and the required number of parking spaces. 

 
DISCUSSION: 
 
A. Architecture and Site Analysis 

 
The applicant proposes demolition of the existing single-story residence and construction of 
a 2,340-square foot two-story residence with a 513-square foot attached garage and 2,202 
square feet of below grade square footage, of which 1,991 square feet would not count 
towards the allowable floor area; however, 211 square feet of below-grade square footage 
would count towards the allowable floor area as it extends beyond the enclosed building 
footprint of the main building pursuant to Section 29.40.072 of the Town Code.  A portion 
of the right-hand side of the proposed porch would have a front setback of approximately 
11 feet, 8 inches where 15 feet is required, as discussed in Section D below.  The project 
also includes one off-street parking space, where two spaces are required by the Town 
Code, as discussed in Section E below.  The applicant provided a Letter of Justification 
discussing the project (Exhibit 8). 
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION (continued): 

 
The applicant is requesting approval to exceed the FAR standards for the property by 
approximately 478 square feet, including 211 square feet of below-grade square footage 
that counts towards the allowable floor area as described above.  The Town Code allows for 
an FAR greater than what is allowed when determined to be consistent with the Residential 
Design Guidelines and compatible with the setbacks and FAR of development on 
surrounding properties, as discussed in Section B below.  The applicant provided a Letter of 
Justification discussing the project and the requested FAR exceedance (Exhibit 8). 
 
A summary of the floor area for the existing and proposed residence is included in the table 
below.  
 
Floor Area Summary 

 
 
 
 
 
 
 
 
 
 

 
 

 
The neighborhood compatibility of the proposed floor area is discussed in Section B below.  

 

B. Neighborhood Compatibility 
 
Pursuant to Section 29.40.075 of the Town Code, the maximum FAR for the subject 
property is 0.35 (1,862 square feet).  The proposed residence would have an FAR of 0.44 
(2,340 square feet), exceeding the maximum allowable floor area by 478 square feet.  The 
table on the following page reflects the current conditions of the homes in the immediate 
area and the proposed project.   

 
 
 
 
 
 
 
 

 Existing SF Proposed SF Allowed SF 
Main Residence 
     First Floor 
     Second Floor 
     Countable Below-Grade Area 
     Total 

 
1,000 

-- 
-- 

1,000 

 
1,477 

652 
211 

2,340 

 
-- 
-- 
-- 

1,862 

Below-Grade Area* 0 1,991 -- 

Garage 178 513 531 

* Pursuant to Sec. 29.10.020, floor area means the entire enclosed area of all 
floors that are more than four feet above the proposed grade, measured from 
the outer face of exterior walls or in the case of party walls from the centerline. 
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION (continued): 
 
       Immediate Neighborhood Comparison 

Address Zoning 
House 

SF 
Garage 

SF 
Total 

SF 
Site 
SF 

Building 
FAR 

Exceed 
FAR? 

104 Wilder Ave. R-1D:LHP 2,117 720 2,837 6,456 0.33 No 

112 Wilder Ave. R-1D:LHP 2,508 576 3,084 7,624 0.33 No 

122 Wilder Ave. R-1D:LHP 1,912 559 2,471 5,597 0.34 No 

124 Wilder Ave. R-1D:LHP 1,108 408 1,516 5,611 0.20 No 

107 Wilder Ave. R-1D:LHP 2,048 0 2,048 7,515 0.27 No 

113 Wilder Ave. R-1D:LHP 2,288 420 2,708 7,769 0.29 No 

115 Wilder Ave. R-1D:LHP 968 0 968 6,872 0.14 No 

121 Wilder Ave. R-1D:LHP 1,692 220 1,912 6,103 0.28 No 

123 Wilder Ave. R-1D:LHP 2,299 560 2,859 6,100 0.38 Yes, by 218 sf 

114 Wilder Ave. (E) R-1D:LHP 1,000 0 1,000 5,366 0.19 No 

114 Wilder Ave. (P) R-1D:LHP 2,340 513 1,862 5,366 0.44 Yes, by 478 sf 

 

Based on Town and County records, the homes in the immediate neighborhood range in 
size from 968 square feet to 2,508 square feet and building FARs range from 0.14 to 0.38.  
The applicant is proposing a 2,340-square foot residence (including 211 square feet of 
countable below-grade square footage) and a 513-square foot attached garage on a 5,366-
square foot parcel.  The proposed residence would be the second largest in terms of square 
footage and the largest in terms of FAR in the immediate neighborhood.   
 
As shown in the table below, should the Planning Commission choose to consider a greater 
view of the immediate neighborhood, there are six homes along Wilder Avenue that 
currently exceed their maximum allowable FAR (Sheet PLN0, Exhibit 12).   
 
Greater Immediate Neighborhood Comparison 

Address Zoning House SF 
Garage 

SF 
Total 

SF 
Site 
SF 

Building 
FAR 

Exceed 
FAR? 

100 Wilder Ave. R-1D:LHP 1,776 624 2,400 4,435 0.40 Yes, by 182 sf 

128 Wilder Ave. R-1D:LHP 1,975 484 2,459 5,621 0.35 Yes, by 36 sf 

134 Wilder Ave. R-1D:LHP 2,770 0 2,770 6,552 0.42 Yes, by 558 sf 

138 Wilder Ave. R-1D:LHP 788 0 788 6,173 0.13 No 

140 Wilder Ave. R-1D:LHP 2,104 660 2,764 6,977 0.30 No 

146 Wilder Ave. R-1D:LHP 2,213 619 2,832 5,833 0.38 Yes, by 210 sf 

150 Wilder Ave. R-1D:LHP 1,398 484 1,882 6,613 0.21 No 

101 Wilder Ave. R-1D:LHP 2,500 320 2,820 5690 0.44 Yes, by 540 sf 

127 Wilder Ave. R-1D:LHP 1,215 0 1,215 6077 0.20 No 

131 Wilder Ave. R-1D:LHP 1,563 382 1,945 6118 0.26 No 

135 Wilder Ave. R-1D:LHP 1,787 413 2,200 6050 0.30 No 

139 Wilder Ave. R-1D:LHP 2,191 588 2,779 6138 0.36 Yes, by 99 sf 

145 Wilder Ave. R-1D:LHP 1,190 247 1,437 6632 0.18 No 

147 Wilder Ave. R-1D:LHP 787 360 1,147 6751 0.12 No 
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION (continued): 
 

Section 29.40.075(c) of the Town Code states that the deciding body may allow a FAR in 
excess of the maximum allowed FAR if the following findings can be made: 
 
1. The design theme, sense of scale, exterior materials, and details of the proposed project 

are consistent with the provisions of the adopted residential development standards; 
and 

2. The lot coverage, setbacks, and FAR of the proposed project is compatible with the 
development on surrounding lots. 

 
Exhibit 8 contains the applicant’s Letter of Justification addressing the findings required to 
grant an exception to the maximum allowable FAR.  In addition, the applicant states that 
the proposed residence has been designed and sized to be compatible with the immediate 
neighborhood, the greater immediate neighborhood, and existing residences that currently 
exceed their maximum allowable FAR.  A neighborhood house size comparison chart has 
been included on Sheet PLN0 of the Development Plans (Exhibit 12). 
 

C. Building Design 
 

The applicant proposes a California cottage two-story residence.  Proposed exterior 
materials include a cedar shake roof, horizontal siding, smooth stucco, a carriage style 
garage door with 12 window lites, and wood porch columns (Exhibit 12).     

 
On January 27, 2021, the Historic Preservation Committee (HPC) considered a request for 
determination regarding the contributing status of the existing residence (Exhibit 4).  The 
Committee determined that the existing residence is not historically or architecturally 
significant and noted that the Sanborn Fire Insurance Maps indicate that the existing 
residence was likely constructed after 1944. 
 
On July 27, 2022, the HPC considered a preliminary review of a proposal for demolition of 
an existing non-contributing single-family residence and construction of a new single-family 
residence to exceed FAR standards and a Variance to front yard setback requirements and 
parking requirements (Exhibit 5).  The HPC discussed the item and recommended that the 
applicant: 
 

 Consider ways to break up the massing at the front of the residence; 

 Consider a garage door finish or color that is less contrasting with the balance of the 
residence; 

 Explore finishes for the brick that are more consistent with the Historic District; and 

 Minimize the view of the guard rails around the front light well as it interrupts the flow 
of the porch. 
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION (continued): 

 
Revised development plans were submitted on July 13, 2022.  The revised plans show that 
the applicant responded to the July 27, 2022, recommendations of the HPC by: 
 

 Providing justification for the massing of the front elevation and use of the brick 
material elsewhere on homes in the Almond Grove District; and 

 Eliminating a light well along the front porch. 
 
On September 28, 2022, the HPC considered the Architecture and Site application as a 
formal public hearing item (Exhibit 6).  The HPC discussed the item and provided the 
following recommendations to the applicant, similar to the recommendations provided at 
the July 27, 2022, meeting: 
 

 Consider ways to break up the massing at the front of the residence; 

 Consider a less modern garage door, stylistically; and  

 Consider another finish besides a whitewash for the brick that is more consistent with 
the Historic District.  

 
On October 26, 2022, the HPC reviewed the proposed project, which included revisions in 
response to their comments, and forwarded a recommendation of approval of the 
proposed design with a recommendation that the garage door include 12 window lites 
(Exhibit 7).  

 
D. Variance – Setbacks 

 
The applicant is requesting a Variance from Section 29.40.740 of the Town Code for the 
required front setback in the R-1D zone.  

 
Pursuant to Town Code, the required front setback in the R-1D zone is 15 feet.  The main 
residence complies with the setback requirements; however, due to the angular shape of 
the front property line, a majority of the proposed covered porch, including three of the 
four wood columns encroaches within the required front setback.  The proposed front 
porch along the right-hand side has an approximately 11-foot, eight-inch setback.  
 
The applicant has provided a Neighborhood Context Map (Attachment 12, Sheet PLN0) 
showing how the proposed front porch setback is compatible with other properties in both 
the immediate and greater neighborhood context that also have front porches that 
encroach within the required front setback.  

 
As required by Section 29.20.170 of the Town Code, the Planning Commission, on the basis 
of the evidence submitted at the hearing, may grant a Variance if it finds that:  
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION (continued): 

 
1. Because of special circumstances applicable to the property, including size, shape, 

topography, location or surroundings, the strict application of this ordinance deprives 
such property of privileges enjoyed by other properties in the vicinity and under 
identical zone; and 

2. The granting of a variance would not constitute a grant of special privileges inconsistent 
with the limitations upon other properties in the vicinity and zone which such property 
is situated. 

 
In response to the required findings for a Variance, the applicant has provided justification 
that the request is in keeping with the neighborhood context and three other homes in the 
immediate neighborhood have porches that encroach within the required front setback 
with an additional six homes in the greater immediate neighborhood with porches that 
encroach within the required front setback (Exhibit 8 and Sheet PLN0, Exhibit 12). 

 
E. Variance – Parking  

 
The applicant is requesting a Variance from Section 29.10.150 of the Town Code for the 
required number of parking spaces for a single-family dwelling.  Section 29.10.150(c)(1) of 
the Town Code requires two parking spaces for a single-family dwelling.  The applicant is 
proposing a tandem two-car garage with an interior dimension of 11 feet by 40 feet.  
Pursuant to Town Code, a garage that is required parking for a single-family dwelling, shall 
have at least 20 feet by 20 feet clear inside dimension for a two-car garage and 11 feet by 
20 feet for a one-car garage.   
 
As required by Section 29.20.170 of the Town Code, the Planning Commission, on the basis 
of the evidence submitted at the hearing, may grant a Variance if it finds that:  
 
1. Because of special circumstances applicable to the property, including size, shape, 

topography, location or surroundings, the strict application of this ordinance deprives 
such property of privileges enjoyed by other properties in the vicinity and under 
identical zone; and 

2. The granting of a variance would not constitute a grant of special privileges inconsistent 
with the limitations upon other properties in the vicinity and zone which such property 
is situated. 
 

In response to the required findings for a Variance, the applicant has provided justification 
that due to the shape of the parcel, it is not possible to construct a detached garage with 
vehicular access along Victory Lane like the majority of the homes on Wilder Avenue.   
 
Therefore, in order to have a garage, the residence is required to have a garage facing 
Wilder Avenue and to maintain consistency with the appearance of the existing  
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
PROJECT DESCRIPTION (continued): 
 

neighborhood front facades, a single-wide garage with tandem parking is proposed (Exhibit 
8).  

 
F. Trees 

 
The Town’s Consulting Arborist reviewed the proposed project and provided 
recommendations for protection of the existing trees within the construction area (Exhibit 
9).  The Town Arborist identified four protected trees on the site and one protected tree on 
an adjacent property.  Tree number 812, an Olive tree, is proposed for removal, but is 
exempt from the Tree Protection Ordinance as it is a fruit tree.  No additional on-site trees 
are proposed for removal.  Based on the recommendation of the Town’s Consulting 
Arborist, exploratory trenching for Tree number 813 was completed by the applicant.  The 
Consulting Arborist’s supplemental report is provided in Exhibit 10.  Arborist 
recommendations for tree protection have been included in the Conditions of Approval 
(Exhibit 3).   

 
G. Neighbor Outreach 

 
The property owner has indicated that they have shared the plans with surrounding 
neighbors as outlined in Exhibit 8.   
 

H. CEQA Determination 
 

The project is Categorically Exempt pursuant to the adopted Guidelines for the 
Implementation of the California Environmental Quality Act, Sections 15303: New 
Construction. 
 

PUBLIC COMMENTS: 
 
Story poles and project signage were installed on the site by February 28, 2023, in  
anticipation of the March 22, 2023, Planning Commission hearing.  Neighborhood letters of 
support for the project are included in Exhibit 11.  At the time of this report’s preparation, the 
Town has not received any public comment. 
 
CONCLUSION: 
 
A. Summary 
 

The applicant is requesting approval of an Architecture and Site application for construction 
a new two-story single-family residence to exceed FAR standards and a Variance to the 
front setback and the required number of parking spaces in the Almond Grove Historic  
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
CONCLUSION (continued): 
 

District.  The applicant has responded to all recommendations of the HPC, who forwarded a 
recommendation of approval for the project.  The applicant provided justification for the  
proposed FAR exceedance and the Variances to the front setback and parking requirements, 
demonstrating their consistency with the immediate and greater neighborhood, and a 
special circumstance given that the parcel has no rear vehicular access along Victory Lane.   

 
B. Recommendation 

 
Based on the analysis above, staff recommends approval of the Architecture and Site 
application and Variance application subject to the recommended conditions of approval 
(Exhibit 3).  If the Planning Commission finds merit with the proposed project, it should: 
 
1. Make the finding that the proposed project is Categorically Exempt, pursuant to the 

adopted Guidelines for the implementation of the California Environmental Quality Act, 
Section 15303: New Construction (Exhibit 2); 

2. Make the finding as required by Section 29.10.09030(e) of the Town Code for the 
demolition of an existing structure (Exhibit 2); 

3. Make the finding that the project complies with the objective standards of Chapter 29 of 
the Town Code (Zoning Regulations) except the request to exceed the FAR standards, 
the required front setback, and the required number of parking spaces (Exhibit 2); 

4. Make the findings as required by Section 29.40.075(c) of the Town Code for granting 
approval of an exception to the FAR standards (Exhibit 2); 

5. Make the required findings as required by Section 29.20.170 of the Town Code for 
granting a Variance (Exhibit 2);  

6. Make the finding required by the Town’s Residential Design Guidelines that the project 
complies with the Residential Design Guidelines (Exhibit 2); 

7. Make the considerations as required by Section 29.20.150 of the Town Code for 
granting approval of an Architecture and Site application (Exhibit 2); and 

8. Approve Architecture and Site Application S-22-030 and Variance Application V-22-002 
with the conditions contained in Exhibit 3 and the Development Plans in Exhibit 12. 
 

C. Alternatives 
 

Alternatively, the Commission can: 
 
1. Continue the matter to a date certain with specific direction; or 
2. Approve the application with additional and/or modified conditions; or 
3. Deny the application. 
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SUBJECT: 114 Wilder Avenue/S-22-030 and V-22-002 
DATE:   March 17, 2023 
 
EXHIBITS: 
 
1. Location Map 
2. Required Findings and Considerations 
3. Recommended Conditions of Approval 
4. Historic Preservation Committee Action Letter, January 27, 2021 
5. Historic Preservation Committee Action Letter, July 27, 2022 
6. Historic Preservation Committee Action Letter, September 28, 2022 
7. Historic Preservation Committee Action Letter, October 26, 2022 
8. Letter of Justification 
9. Town’s Consulting Arborist Report #1 
10. Town’s Consulting Arborist Report #2 
11. Neighborhood Letters of Support  
12. Development Plans 
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PLANNING COMMISSION – March 22, 2023 
REQUIRED FINDINGS AND CONSIDERATIONS FOR: 

 
114 Wilder Avenue 
Architecture and Site Application S-22-030 
Variance Application V-22-002 
 
Requesting Approval for Demolition of an Existing Single-Family Residence, 
Construction of a New Single-Family Residence to Exceed the Maximum Allowed Floor 
Area, and a Variance for the Required Front Setback and the Parking Requirements 
on Property Zoned R-1D:LHP.  Located at 114 Wilder Avenue.  APN 510-17-072.     
 
PROPERTY OWNER: Alvaro Anzoategui 
APPLICANT: David Kuoppamaki 
PROJECT PLANNER: Jocelyn Shoopman 
 
FINDINGS 
 
Required finding for CEQA: 

 
■ The project is Categorically Exempt pursuant to the adopted Guidelines for the 

Implementation of the California Environmental Quality Act, Section 15303: New 
Construction. 

 
Required finding for the demolition of existing structures: 

 
■ As required by Section 29.10.09030(e) of the Town Code for the demolition of existing 

structures: 

 
1. The Town's housing stock will be maintained as the single-family residence will be 

replaced. 
2. The existing structure has no architectural or historical significance. 
3. The property owner does not desire to maintain the structure as it exists; and 
4. The economic utility of the structures was considered. 

 
Required compliance with the Zoning Regulations: 

 
■ The project meets the objective standards of Chapter 29 of the Town Code (Zoning 

Regulations) with exception to the request to exceed Floor Area Ratio (FAR) standards 
and the Variance requests for the required front setback and required number of 
parking spaces. 

 
 
 

EXHIBIT 2  
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Required finding to exceed floor area ratio (FAR) standards: 
 
■ As required by Section 29.40.075(c) of the Town Code for allowing a FAR in excess of 

the FAR standards in the Town Code: 
 
1. The design theme, sense of scale, exterior materials, and details of the proposed 

project are consistent with the provisions of the adopted residential development 
standards; and 

2. The lot coverage, setbacks, and FAR of the proposed project are compatible with 
the development on surrounding lots. 

 
Required findings for granting a Variance application: 

 
■ As required by Section 29.20.170 of the Town Code for granting a Variance 

application: 
 

1. Because of special circumstances applicable to the property, including size, shape, 
topography, location or surroundings, the strict application of this ordinance deprives such 
property of privileges enjoyed by other properties in the vicinity and under identical zone; 
and 

2. The granting of a variance does not constitute a grant of special privileges inconsistent with 
the limitations upon other properties in the vicinity and zone which such property is 
situated. 

 
Required compliance with the Residential Design Guidelines: 

 
■ The project is in compliance with the Residential Design Guidelines for single-family 

residences not in hillside areas.  The project was reviewed by the Historic 
Preservation Committee and recommendations were provided to address the 
consistency of the project with the surrounding neighborhood, Almond Grove Historic 
District, and the Residential Design Guidelines.   

 
CONSIDERATIONS 

 
Required considerations in review of Architecture and Site applications: 

 
■ As required by Section 29.20.150 of the Town Code, the considerations in review of 

an Architecture and Site application were all made in reviewing this project. 
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PLANNING COMMISSION – March 22, 2023 
CONDITIONS OF APPROVAL 
 
114 Wilder Avenue 
Architecture and Site Application S-22-030 
Variance Application V-22-002 
 
Requesting Approval for Demolition of an Existing Single-Family Residence, 
Construction of a New Single-Family Residence to Exceed the Maximum Allowed 
Floor Area, and a Variance for the Required Front Setback and the Parking 
Requirements on Property Zoned R-1D:LHP.  Located at 114 Wilder Avenue.  APN 
510-17-072.   
 
PROPERTY OWNER: Alvaro Anzoategui 
APPLICANT: David Kuoppamaki 
PROJECT PLANNER: Jocelyn Shoopman 
 
TO THE SATISFACTION OF THE DIRECTOR OF COMMUNITY DEVELOPMENT: 
 
Planning Division 
1. APPROVAL: This application shall be completed in accordance with all of the conditions of 

approval and in substantial compliance with the approved plans. Any changes or 
modifications to the approved plans and/or business operation shall be approved by the 
Community Development Director, DRC or the Planning Commission depending on the 
scope of the changes. 

2. EXPIRATION: The approval will expire two years from the approval date pursuant to 
Section 29.20.320 of the Town Code, unless the approval has been vested. 

3. STORY POLES: The story poles on the project site shall be removed within 30 days of 
approval of the Architecture and Site application and Variance application. 

4. OUTDOOR LIGHTING:  Exterior lighting shall be kept to a minimum, and shall be down 
directed fixtures that will not reflect or encroach onto adjacent properties. No flood lights 
shall be used unless it can be demonstrated that they are needed for safety or security.   

5. TREE REMOVAL PERMIT: A Tree Removal Permit shall be obtained for any trees to be 
removed, prior to the issuance of a building or grading permit. 

6. EXISTING TREES: All existing trees shown on the plan and trees required to remain or to be 
planted are specific subjects of approval of this plan, and must remain on the site. 

7. ARBORIST REQUIREMENTS: The developer shall implement, at their cost, all 
recommendations identified in the Arborist’s report for the project, on file in the 
Community Development Department.  These recommendations must be incorporated in 
the building permit plans and completed prior to issuance of a building permit where 
applicable.  
 
 

EXHIBIT 3 
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8. TREE FENCING: Protective tree fencing and other protection measures shall be placed at 
the drip line of existing trees prior to issuance of demolition and building permits and shall 
remain through all phases of construction. Include a tree protection plan with the 
construction plans. 

9. TREE STAKING: All newly planted trees shall be double-staked using rubber tree ties. 
10. FRONT YARD LANDSCAPE: Prior to issuance of a Certificate of Occupancy the front yard 

must be landscaped.  
11. WATER EFFICIENCY LANDSCAPE ORDINANCE: The final landscape plan shall meet the Town 

of Los Gatos Water Conservation Ordinance or the State Water Efficient Landscape 
Ordinance, whichever is more restrictive. A review fee based on the current fee schedule 
adopted by the Town Council is required when working landscape and irrigation plans are 
submitted for review.  

12. TOWN INDEMNITY: Applicants are notified that Town Code Section 1.10.115 requires that 
any applicant who receives a permit or entitlement from the Town shall defend, indemnify, 
and hold harmless the Town and its officials in any action brought by a third party to 
overturn, set aside, or void the permit or entitlement.  This requirement is a condition of 
approval of all such permits and entitlements whether or not expressly set forth in the 
approval, and may be secured to the satisfaction of the Town Attorney. 

13. COMPLIANCE MEMORANDUM: A memorandum shall be prepared and submitted with the 
building plans detailing how the Conditions of Approval will be addressed.  

 
Building Division 
14. PERMITS REQUIRED: A Demolition Permit is required for the demolition of the existing 

single-family residence and attached garage.  A separate Building Permit is required for the 
construction of the new single-family residence and attached garage.  An additional 
Building Permit will be required for the PV System if the system is required by the 
California Energy Code.  

15. APPLICABLE CODES: The current codes, as amended and adopted by the Town of Los Gatos 
as of January 1, 2023, are the 2022 California Building Standards Code, California Code of 
Regulations Title 24, Parts 1-12, including locally adopted Reach Codes. 

16. CONDITIONS OF APPROVAL: The Conditions of Approval must be blue lined in full on the 
cover sheet of the construction plans. A Compliance Memorandum shall be prepared and 
submitted with the building permit application detailing how the Conditions of Approval 
will be addressed. 

17. SIZE OF PLANS:  Minimum size 24” x 36”, maximum size 30” x 42”. 
18. REQUIREMENTS FOR COMPLETE DEMOLITION OF STRUCTURE: Obtain a Building 

Department Demolition Application and a Bay Area Air Quality Management District 
Application from the Building Department Service Counter.  Once the demolition form has 
been completed, all signatures obtained, and written verification from PG&E that all 
utilities have been disconnected, return the completed form to the Building Department 
Service Counter with the Air District’s J# Certificate, PG&E verification, and three (3) sets of 
site plans showing all existing structures, existing utility service lines such as water, sewer, 
and PG&E.  No demolition work shall be done without first obtaining a permit from the 
Town. 
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19. SOILS REPORT:  A Soils Report, prepared to the satisfaction of the Building Official, 
containing foundation, and retaining wall design recommendations, shall be submitted 
with the Building Permit Application.  This report shall be prepared by a licensed Civil 
Engineer specializing in soils mechanics.  

20. SHORING: Shoring plans and calculations will be required for all excavations which exceed 
five (5) feet in depth, or which remove lateral support from any existing building, adjacent 
property, or the public right-of-way.  Shoring plans and calculations shall be prepared by a 
California licensed engineer and shall confirm to the Cal/OSHA regulations. 

21. FOUNDATION INSPECTIONS:  A pad certificate prepared by a licensed civil engineer or land 
surveyor shall be submitted to the project Building Inspector at foundation inspection.  
This certificate shall certify compliance with the recommendations as specified in the Soils 
Report, and that the building pad elevations and on-site retaining wall locations and 
elevations have been prepared according to the approved plans.  Horizontal and vertical 
controls shall be set and certified by a licensed surveyor or registered Civil Engineer for the 
following items: 
a. Building pad elevation 
b. Finish floor elevation 
c. Foundation corner locations 
d. Retaining wall(s) locations and elevations 

22. TITLE 24 ENERGY COMPLIANCE:  All required California Title 24 Energy Compliance Forms 
must be blue-lined (sticky-backed), i.e., directly printed, onto a plan sheet. 

23. TOWN RESIDENTIAL ACCESSIBILITY STANDARDS: New residential units shall be designed 
with adaptability features for single-family residences per Town Resolution 1994-61: 
a. Wood backing (2” x 8” minimum) shall be provided in all bathroom walls, at water 

closets, showers, and bathtubs, located 34 inches from the floor to the center of the 
backing, suitable for the installation of grab bars if needed in the future. 

b. All passage doors shall be at least 32-inch-wide doors on the accessible floor level. 
c. The primary entrance door shall be a 36-inch-wide door including a 5’x 5’ level landing, 

no more than 1 inch out of plane with the immediate interior floor level and with an 
18-inch clearance at interior strike edge. 

d. A door buzzer, bell or chime shall be hard wired at primary entrance. 
24. BACKWATER VALVE: The scope of this project may require the installation of a   sanitary 

sewer backwater valve per Town Ordinance 6.50.025. Please provide information on the 
plans if a backwater valve is required and the location of the installation. The Town of Los 
Gatos Ordinance and West Valley Sanitation District (WVSD) requires backwater valves on 
drainage piping serving fixtures that have flood level rims less than 12 inches above the 
elevation of the next upstream manhole. 

25. HAZARDOUS FIRE ZONE:  All projects in the Town of Los Gatos require Class A roof 
assemblies. 

26. SPECIAL INSPECTIONS: When a special inspection is required by CBC Section 1704, the 
Architect or Engineer of Record shall prepare an inspection program that shall be 
submitted to the Building Official for approval prior to issuance of the Building Permit. The 
Town Special Inspection form must be completely filled-out and signed by all requested 
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parties prior to permit issuance. Special Inspection forms are available online at 
www.losgatosca.gov/building. 

27. BLUEPRINT FOR A CLEAN BAY SHEET: The Town standard Santa Clara Valley Nonpoint 
Source Pollution Control Program Sheet (page size same as submitted drawings) shall be 
part of the plan submittal as the second page. The specification sheet is available online at 
www.losgatosca.gov/building. 

28. APPROVALS REQUIRED: The project requires the following departments and agencies 
approval before issuing a building permit: 
a. Community Development – Planning Division: (408) 354-6874 
b. Engineering/Parks & Public Works Department: (408) 399-5771 
c. Santa Clara County Fire Department: (408) 378-4010 
d. West Valley Sanitation District: (408) 378-2407 
e. Local School District:  The Town will forward the paperwork to the appropriate school 

district(s) for processing.  A copy of the paid receipt is required prior to permit 
issuance. 

 
TO THE SATISFACTION OF THE DIRECTOR OF PARKS & PUBLIC WORKS: 
 
Engineering Division 
29. GENERAL: All public improvements shall be made according to the latest adopted Town 

Standard Plans, Standard Specifications and Engineering Design Standards.  All work shall 
conform to the applicable Town ordinances.  The adjacent public right-of-way shall be kept 
clear of all job-related mud, silt, concrete, dirt and other construction debris at the end of 
the day.  Dirt and debris shall not be washed into storm drainage facilities.  The storing of 
goods and materials on the sidewalk and/or the street will not be allowed unless an 
encroachment permit is issued by the Engineering Division of the Parks and Public Works 
Department.  The Owner’s representative in charge shall be at the job site during all 
working hours.  Failure to maintain the public right-of-way according to this condition may 
result in the issuance of correction notices, citations, or stop work orders and the Town 
performing the required maintenance at the Owner’s expense. 

30. APPROVAL: This application shall be completed in accordance with all the conditions of 
approval listed below and in substantial compliance with the latest reviewed and approved 
development plans.  Any changes or modifications to the approved plans or conditions of 
approvals shall be approved by the Town Engineer. 

31. CONSTRUCTION PLAN REQUIREMENTS: Construction drawings shall comply with Section 1 
(Construction Plan Requirements) of the Town’s Engineering Design Standards, which are  
available for download from the Town’s website. 

32. PRIOR APPROVALS: All conditions per prior approvals shall be deemed in full force and 
affect for this approval. 

33. CHANGE OF OCCUPANCY: Prior to initial occupancy and any subsequent change in use or 
occupancy of any non-residential condominium space, the buyer or the new or existing 
occupant shall apply to the Community Development Department and obtain approval for 
use determination and building permit and obtain inspection approval for any necessary 
work to establish the use and/or occupancy consistent with that intended. 
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34. ENCROACHMENT PERMIT: All work in the public right-of-way will require a Construction 
Encroachment Permit.  All work over $5,000 will require construction security.  It is the 
responsibility of the Owner to obtain any necessary encroachment permits from affected 
agencies and private parties, including but not limited to, Pacific Gas and Electric (PG&E), 
AT&T, Comcast, Santa Clara Valley Water District, California Department of Transportation 
(Caltrans).  Copies of any approvals or permits must be submitted to the Town Engineering 
Division of the Parks and Public Works Department prior to releasing any permit. 

35. PRIVATE IMPROVEMENTS IN THE PUBLIC RIGHT-OF-WAY (INDEMNITY AGREEMENT): The 
property owner shall enter into an agreement with the Town for all existing and proposed 
private improvements within the Town’s right-of-way.  The Owner shall be solely 
responsible for maintaining the improvements in a good and safe condition at all times and 
shall indemnify the Town of Los Gatos.  The agreement must be completed and accepted 
by the Director of Parks and Public Works, and subsequently recorded by the Town Clerk at 
the Santa Clara County Office of the Clerk-Recorder, prior to the issuance of any grading or 
building permits.  Please note that this process may take approximately six to eight (6-8) 
weeks. 

36. GENERAL LIABILITY INSURANCE: The property owner shall provide proof of insurance to 
the Town on a yearly basis.  In addition to general coverage, the policy must cover all 
elements encroaching into the Town’s right-of-way. 

37. PUBLIC WORKS INSPECTIONS: The Owner, Applicant and/or Developer or their 
representative shall notify the Engineering Inspector at least twenty-four (24) hours before 
starting any work pertaining to on-site drainage facilities, grading or paving, and all work in 
the Town's right-of-way.  Failure to do so will result in penalties and rejection of any work 
that occurred without inspection. 

38. RESTORATION OF PUBLIC IMPROVEMENTS: The Owner, Applicant and/or Developer or 
their representative shall repair or replace all existing improvements not designated for 
removal that are damaged or removed because of the Owner, Applicant and/or Developer 
or their representative's operations.  Improvements such as, but not limited to: curbs, 
gutters, sidewalks, driveways, signs, pavements, raised pavement markers, thermoplastic 
pavement markings, etc., shall be repaired and replaced to a condition equal to or better 
than the original condition.  Any new concrete shall be free of stamps, logos, names, 
graffiti, etc.  Any concrete identified that is displaying a stamp or equal shall be removed 
and replaced at the Contractor’s sole expense and no additional compensation shall be 
allowed therefore.  Existing improvement to be repaired or replaced shall be at the 
direction of the Engineering Construction Inspector and shall comply with all Title 24 
Disabled Access provisions.  The restoration of all improvements identified by the 
Engineering Construction Inspector shall be completed before the issuance of a certificate 
of occupancy.  The Owner, Applicant and/or Developer or their representative shall 
request a walk-through with the Engineering Construction Inspector before the start of 
construction to verify existing conditions. 

39. SITE SUPERVISION: The General Contractor shall provide qualified supervision on the job 
site at all times during construction. 

40. STREET/SIDEWALK CLOSURE: Any proposed blockage or partial closure of the street and/or 
sidewalk requires an encroachment permit.  Special provisions such as limitations on works 
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hours, protective enclosures, or other means to facilitate public access in a safe manner 
may be required. 

41. PLAN CHECK FEES: Plan check fees associated with the Grading Permit shall be deposited 
with the Engineering Division of the Parks and Public Works Department prior to the 
commencement of plan check review. 

42. INSPECTION FEES: Inspection fees shall be deposited with the Town prior to the issuance of 
any grading or building. 

43. PUBLIC WORKS INSPECTOR: The Owner, Applicant and/or Developer shall fund a full time 
public works inspector, selected by the Town of Los Gatos, for the duration of the 
demolition and grading operations.  The Owner, Applicant and/or Developer will be 
charged on a time and materials basis.  A deposit for the full amount, to be estimated by 
the Town based on the Contractor’s approved schedule, shall be paid prior to issuance of 
the demolition permit. 

44. DESIGN CHANGES: Any proposed changes to the approved plans shall be subject to the 
approval of the Town prior to the commencement of any and all altered work.  The 
Owner’s project engineer shall notify, in writing, the Town Engineer at least seventy-two 
(72) hours in advance of all the proposed changes.  Any approved changes shall be 
incorporated into the final “as-built” plans. 

45. PLANS AND STUDIES: All required plans and studies shall be prepared by a Registered 
Professional Engineer in the State of California and submitted to the Town Engineer for 
review and approval.  Additionally, any post-project traffic or parking counts, or other 
studies imposed by the Planning Commission or Town Council shall be funded by the 
Owner, Applicant and/or Developer. 

46. GRADING PERMIT DETERMINATION DURING CONSTRUCTION DRAWINGS: In the event 
that, during the production of construction drawings and/or during construction of the 
plans approved with this application by the Town of Los Gatos, it is determined that a 
grading permit would be required as described in Chapter 12, Article II (Grading Permit) of 
the Town Code of the Town of Los Gatos, an Architecture and Site Application would need 
to be submitted by the Owner for review and approval by the Development Review 
Committee prior to applying for a grading permit. 

47. ILLEGAL GRADING: Per the Town’s Comprehensive Fee Schedule, applications for work 
unlawfully completed shall be charged double the current fee.  As a result, the required 
grading permit fees associated with an application for grading will be charged accordingly. 

48. TREE REMOVAL: Copies of all necessary tree removal permits shall be provided prior to the 
issuance of a building permit. 

49. SURVEYING CONTROLS: Horizontal and vertical controls shall be set and certified by a 
licensed surveyor or registered civil engineer qualified to practice land surveying, for the 
following items: 
a. Retaining wall: top of wall elevations and locations. 
b. Toe and top of cut and fill slopes. 

50. PRECONSTRUCTION MEETING: Prior to issuance of any grading or building permits or the 
commencement of any site work, the general contractor shall: 
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a. Along with the Owner, Applicant and/or Developer, attend a pre-construction meeting 
with the Town Engineer to discuss the project conditions of approval, working hours, site 
maintenance and other construction matters; 

b. Acknowledge in writing that they have read and understand the project conditions of 
approval and will make certain that all project sub-contractors have read and understand 
them as well prior to commencing any work, and that a copy of the project conditions of 
approval will be posted on-site at all times during construction. 

51. RETAINING WALLS: A building permit, issued by the Building Department, located at 110 E. 
Main Street, may be required for site retaining walls. Walls are not reviewed or approved 
by the Engineering Division of Parks and Public Works during the grading permit plan 
review process. 

52. DEMOLITION: Within 60-days of the Development Review Committee approval action 
being final (i.e. after the 10-day appeal period and no requested appeals being submitted 
to the Town),  the Property Owner shall record a Deed Restriction on each of the number 
(#) parcels in question  which prohibits the recording of a Certificate of Compliance until 
one of the two (2) prerequisite actions occurs prior to the proposed recordation:  1) 
removal of any structures which cross lot/property lines or 2) the Property Owner 
successfully obtaining an Architecture & Site approval from the Town of Los Gatos for the 
demolition of the existing house and construction of a replacement house. 

53. SOILS REPORT: One electronic copy (PDF) of the soils and geologic report shall be 
submitted with the application.  The soils report shall include specific criteria and 
standards governing site grading, drainage, pavement design, retaining wall design, and 
erosion control.  The reports shall be signed and "wet stamped" by the engineer or 
geologist, in conformance with Section 6735 of the California Business and Professions 
Code. 

54. SOILS ENGINEER CONSTRUCTION OBSERVATION: During construction, all excavations and 
grading shall be inspected by the Owner’s soils engineer prior to placement of concrete 
and/or backfill so they can verify that the actual conditions are as anticipated in the design-
level geotechnical report and recommend appropriate changes in the recommendations 
contained in the report, if necessary.  The results of the construction observation and 
testing shall be documented in an “as-built” letter/report prepared by the Owner’s soils 
engineer and submitted to the Town before a certificate of occupancy is granted. 

55. SOIL RECOMMENDATIONS: The project shall incorporate the geotechnical/geological 
recommendations contained in the project’s design-level geotechnical/geological 
investigation as prepared by the Owner’s engineer(s), and any subsequently required 
report or addendum.  Subsequent reports or addendum are subject to peer review by the 
Town’s consultant and costs shall be borne by the Owner, Applicant and/or Developer. 

56. WATER METER: The existing water meter, currently located within the Town of Los Gatos 
right-of-way, shall be relocated within the property in question, directly behind the public 
right-of-way line.  The Owner, Applicant and/or Developer shall repair and replace to 
existing Town standards any portion of concrete flatwork within said right-of-way that is 
damaged during this activity prior to issuance of a certificate of occupancy. 

57. SANITARY SEWER CLEANOUT: The existing sanitary sewer cleanout, currently located 
within the Town of Los Gatos right-of-way, shall be relocated within the property in 
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question, within one (1) foot of the property line per West Valley Sanitation District 
Standard Drawing 3, or at a location specified by the Town.  The Owner, Applicant and/or 
Developer shall repair and replace to existing Town standards any portion of concrete 
flatwork within said right-of-way that is damaged during this activity prior to issuance of a 
certificate of occupancy. 

58. CERTIFICATE OF OCCUPANCY: The Engineering Division of the Parks and Public Works 
Department will not sign off on a Temporary Certificate of Occupancy or a Final Certificate 
of Occupancy until all required improvements within the Town’s right-of-way have been 
completed and approved by the Town. 

59. UTILITIES: The Owner, Applicant and/or Developer shall install all new, relocated, or 
temporarily removed utility services, including telephone, electric power and all other 
communications lines underground, as required by Town Code Section 27.50.015(b).  All 
new utility services shall be placed underground.  Underground conduit shall be provided 
for cable television service.  The Owner, Applicant and/or Developer is required to obtain 
approval of all proposed utility alignments from any and all utility service providers before 
a Certificate of Occupancy for any new building can be issued.  The Town of Los Gatos does 
not approve or imply approval for final alignment or design of these facilities. 

60. SIDEWALK/CURB IN-LIEU FEE: A curb and sidewalk in-lieu fee of $11,780 shall be paid prior 
to issuance of a grading or building permit.  This fee is based on 62 linear feet of curb at 
$100.00 per linear foot and 279 square feet of 4.5-foot wide sidewalk at $20.00 per square 
foot in accordance with Town policy and the Town’s Comprehensive Fee Schedule.  The 
final curb and sidewalk in-lieu fee for this project shall be calculated using the current fee 
schedule and rate schedule in effect at the time the fee is paid.  A separate encroachment 
offsite improvement process is required for any public improvements designed to qualify 
for in-lieu fee reimbursement.  Approval from the Town Engineer and PPW is required 
before any encroachment offsite improvement process can begin. 

61. SIDEWALK REPAIR: The Owner, Applicant and/or Developer shall repair and replace to 
existing Town standards any sidewalk damaged now or during construction of this project.  
All new and existing adjacent infrastructure must meet current ADA standards.  Sidewalk 
repair shall match existing color, texture and design, and shall be constructed per Town 
Standard Details.  New concrete shall be free of stamps, logos, names, graffiti, etc.  Any 
concrete identified that is displaying a stamp or equal shall be removed and replaced at the 
Contractor’s sole expense and no additional compensation shall be allowed therefore.  The 
limits of sidewalk repair will be determined by the Engineering Construction Inspector 
during the construction phase of the project.  The improvements must be completed and 
accepted by the Town before a Certificate of Occupancy for any new building can be 
issued. 

62. CURB AND GUTTER REPAIR: The Owner, Applicant and/or Developer shall repair and 
replace to existing Town standards any curb and gutter damaged now or during 
construction of this project.  All new and existing adjacent infrastructure must meet Town 
standards.  New curb and gutter shall be constructed per Town Standard Details. New 
concrete shall be free of stamps, logos, names, graffiti, etc.  Any concrete identified that is 
displaying a stamp or equal shall be removed and replaced at the Contractor’s sole 
expense and no additional compensation shall be allowed therefore.  The limits of curb and 
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gutter repair will be determined by the Engineering Construction Inspector during the 
construction phase of the project.  The improvements must be completed and accepted by 
the Town before a Certificate of Occupancy for any new building can be issued. 

63. VALLEY GUTTER REPAIR: The Owner/Applicant shall repair and replace to existing Town 
standards any valley gutter damaged now or during construction of this project.  All new 
and existing adjacent infrastructure must meet Town standards.  New valley gutter shall be 
constructed per Town Standard Details. New concrete shall be free of stamps, logos, 
names, graffiti, etc.  Any concrete identified that is displaying a stamp or equal shall be 
removed and replaced at the Contractor’s sole expense and no additional compensation 
shall be allowed therefore.  The limits of valley gutter repair will be determined by the 
Engineering Construction Inspector during the construction phase of the project.  The 
improvements must be completed and accepted by the Town before a Certificate of 
Occupancy for any new building can be issued. 

64. DRIVEWAY APPROACH: The Owner, Applicant and/or Developer shall install * (*) Town 
standard residential/commercial driveway approach(es).  The new driveway approach(es) 
shall be constructed per Town Standard Plans and must be completed and accepted by the 
Town before a Certificate of Occupancy for any new building can be issued.  New concrete 
shall be free of stamps, logos, names, graffiti, etc.  Any concrete identified that is displaying 
a stamp or equal shall be removed and replaced at the Contractor’s sole expense and no 
additional compensation shall be allowed therefore. 

65. CONSTRUCTION VEHICLE PARKING: Construction vehicle parking within the public right-of-
way will only be allowed if it does not cause access or safety problems as determined by 
the Town. 

66. HAULING OF SOIL: Hauling of soil on- or off-site shall not occur during the morning or 
evening peak periods (between 7:00 a.m. and 9:00 a.m. and between 4:00 p.m. and 6:00 
p.m.), and at other times as specified by the Director of Parks and Public Works.  Prior to 
the issuance of a grading or building permit, the Owner and/or Applicant or their 
representative shall work with the Town Building Department and Engineering Division 
Inspectors to devise a traffic control plan to ensure safe and efficient traffic flow under 
periods when soil is hauled on or off the project site.  This may include, but is not limited to 
provisions for the Owner and/or Applicant to place construction notification signs noting 
the dates and time of construction and hauling activities, or providing additional traffic 
control.  Coordination with other significant projects in the area may also be required.  
Cover all trucks hauling soil, sand and other loose debris. 

67. CONSTRUCTION NOISE: Between the hours of 8:00 a.m. to 6:00 p.m., weekdays and 9:00 
a.m. to 4:00 p.m. Saturdays, construction, alteration or repair activities shall be allowed.  
No individual piece of equipment shall produce a noise level exceeding eighty-five (85) dBA 
at twenty-five (25) feet from the source.  If the device is located within a structure on the 
property, the measurement shall be made at distances as close to twenty-five (25) feet 
from the device as possible.  The noise level at any point outside of the property plane 
shall not exceed eighty-five (85) dBA. 

68. CONSTRUCTION MANAGEMENT PLAN SHEET: Prior to the issuance of any grading or 
building permits, the Owner and/or Applicant’s design consultant shall submit a 
construction management plan sheet (full-size) within the plan set that shall incorporate at 
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a minimum the Earth Movement Plan, Traffic Control Plan, Project Schedule, site security 
fencing, employee parking, construction staging area, materials storage area(s), 
construction trailer(s), concrete washout(s) and proposed outhouse locations.  Please refer 
to the Town’s Construction Management Plan Guidelines document for additional 
information. 

69. WVSD (West Valley Sanitation District): Sanitary sewer laterals are televised by West Valley 
Sanitation District and approved by the Town of Los Gatos before they are used.  A Sanitary 
Sewer Clean-out is required for each property at the property line, within one (1) foot of 
the property line per West Valley Sanitation District Standard Drawing 3, or at a location 
specified by the Town. 

70. SANITARY SEWER BACKWATER VALVE: Drainage piping serving fixtures which have flood 
level rims less than twelve (12) inches (304.8 mm) above the elevation of the next 
upstream manhole and/or flushing inlet cover at the public or private sewer system serving 
such drainage piping shall be protected from backflow of sewage by installing an approved 
type backwater valve.  Fixtures above such elevation shall not discharge through the 
backwater valve, unless first approved by the Building Official.  The Town shall not incur 
any liability or responsibility for damage resulting from a sewer overflow where the 
property owner or other person has failed to install a backwater valve as defined in the 
Uniform Plumbing Code adopted by the Town and maintain such device in a functional 
operation condition.  Evidence of West Sanitation District’s decision on whether a 
backwater device is needed shall be provided prior to the issuance of a building permit. 

71. NPDES STORMWATER COMPLIANCE: In the event that, during the production of 
construction drawings for the plans approved with this application by the Town of Los 
Gatos, it is determined that the project will create and/or replace more than 2,500 square 
feet of impervious area, completion of the NPDES Stormwater Compliance Small Projects 
Worksheet and implementation of at least one of the six low impact development site 
design measures it specifies shall be completed and submitted to the Engineering Division 
before issuance of a grading/building permit. 

72. SITE DESIGN MEASURES: All projects shall incorporate at least one of the following 
measures: 
a. Protect sensitive areas and minimize changes to the natural topography. 
b. Minimize impervious surface areas. 
c. Direct roof downspouts to vegetated areas. 
d. Use porous or pervious pavement surfaces on the driveway, at a minimum. 
e. Use landscaping to treat stormwater.  

73. UNLAWFUL DISCHARGES: It is unlawful to discharge any wastewater, or cause hazardous 
domestic waste materials to be deposited in such a manner or location as to constitute a 
threatened discharge, into storm drains, gutters, creeks or the San Francisco Bay.  Unlawful 
discharges to storm drains include, but are not limited to: discharges from toilets, sinks, 
industrial processes, cooling systems, boilers, fabric cleaning, equipment cleaning or 
vehicle cleaning. 

74. DUST CONTROL: Blowing dust shall be reduced by timing construction activities so that 
paving and building construction begin as soon as possible after completion of grading, and 
by landscaping disturbed soils as soon as possible.  Further, water trucks shall be present 
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and in use at the construction site.  All portions of the site subject to blowing dust shall be 
watered as often as deemed necessary by the Town, or a minimum of three (3) times daily, 
or apply (non-toxic) soil stabilizers on all unpaved access roads, parking areas, and staging 
areas at construction sites in order to insure proper control of blowing dust for the 
duration of the project. Watering on public streets shall not occur.  Streets shall be cleaned 
by street sweepers or by hand as often as deemed necessary by the Town Engineer, or at 
least once a day.  Watering associated with on-site construction activity shall take place 
between the hours of 8 a.m. and 5 p.m. and shall include at least one (1) late-afternoon 
watering to minimize the effects of blowing dust.  All public streets soiled or littered due to 
this construction activity shall be cleaned and swept on a daily basis during the workweek 
to the satisfaction of the Town.  Demolition or earthwork activities shall be halted when 
wind speeds (instantaneous gusts) exceed twenty (20) miles per hour (MPH).  All trucks 
hauling soil, sand, or other loose debris shall be covered. 

75. AIR QUALITY: To limit the project’s construction-related dust and criteria pollutant 
emissions, the following the Bay Area Air Quality Management District (BAAQMD)-
recommended basic construction measures shall be included in the project’s grading plan, 
building plans, and contract specifications: 
a. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded areas, and 

unpaved access roads) shall be watered two times per day, or otherwise kept dust-free. 
b. All haul trucks designated for removal of excavated soil and demolition debris from site 

shall be staged off-site until materials are ready for immediate loading and removal from 
site. 

c. All haul trucks transporting soil, sand, debris, or other loose material off-site shall be 
covered. 

d. As practicable, all haul trucks and other large construction equipment shall be staged in 
areas away from the adjacent residential homes. 

e. All visible mud or dirt track-out onto adjacent public roads shall be removed using wet 
power vacuum street sweepers at least once per day, or as deemed appropriate by Town 
Engineer.  The use of dry power sweeping is prohibited.  An on-site track-out control 
device is also recommended to minimize mud and dirt-track-out onto adjacent public 
roads. 

f. All vehicle speeds on unpaved surfaces shall be limited to fifteen (15) miles per hour. 
g. All driveways and sidewalks to be paved shall be completed as soon as possible.  Building 

pads shall be laid as soon as possible after grading unless seeding or soil binders are used. 
h. Post a publicly visible sign with the telephone number and person to contact at the lead 

agency regarding dust complaints.  This person shall respond and take corrective action 
within forty-eight (48) hours.  The Air District’s phone number shall also be visible to 
ensure compliance with applicable regulations.  Please provide the BAAQMD’s complaint 
number on the sign: 24-hour toll-free hotline at 1-800-334-ODOR (6367). 

i. All excavation, grading, and/or demolition activities shall be suspended when average 
wind speeds exceed twenty (20) miles per hour. 

j. Vegetative ground cover (e.g., fast-germinating native grass seed) shall be planted in 
disturbed areas as soon as possible and watered appropriately until vegetation is 
established. 
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76. CONSTRUCTION ACTIVITIES: All construction shall conform to the latest requirements of 
the CASQA Stormwater Best Management Practices Handbooks for Construction Activities 
and New Development and Redevelopment, the Town's grading and erosion control 
ordinance, and other generally accepted engineering practices for erosion control as 
required by the Town Engineer when undertaking construction activities. 

77. SITE DRAINAGE: Rainwater leaders shall be discharged to splash blocks.  No through curb 
drains will be allowed.  Any storm drain inlets (public or private) directly connected to 
public storm system shall be stenciled/signed with appropriate “NO DUMPING - Flows to 
Bay” NPDES required language.  On-site drainage systems for all projects shall include one 
of the alternatives included in section C.3.i of the Municipal Regional NPDES Permit.  These 
include storm water reuse via cisterns or rain barrels, directing runoff from impervious 
surfaces to vegetated areas and use of permeable surfaces.  If stormwater treatment 
facilities are to be used they shall be placed a minimum of ten (10) feet from the adjacent 
property line and/or right-of-way.  Alternatively, the facility(ies) may be located with an 
offset between 5 and 10 feet from the adjacent property and/or right-of-way line(s) if the 
responsible engineer in charge provides a stamped and signed letter that addresses 
infiltration and states how facilities, improvements and infrastructure within the Town’s 
right-of-way (driveway approach, curb and gutter, etc.) and/or the adjacent property will 
not be adversely affected.  No improvements shall obstruct or divert runoff to the 
detriment of an adjacent, downstream or down slope property. 

78. SILT AND MUD IN PUBLIC RIGHT-OF-WAY: It is the responsibility of Contractor and 
homeowner to make sure that all dirt tracked into the public right-of-way is cleaned up on 
a daily basis.  Mud, silt, concrete and other construction debris SHALL NOT be washed into 
the Town’s storm drains. 

79. GOOD HOUSEKEEPING: Good housekeeping practices shall be observed at all times during 
the course of construction.  All construction shall be diligently supervised by a person or 
persons authorized to do so at all times during working hours.  The Owner’s representative 
in charge shall be at the job site during all working hours.  Failure to maintain the public 
right-of-way according to this condition may result in penalties and/or the Town 
performing the required maintenance at the Owner’s expense. 

80. COVERED TRUCKS: All trucks transporting materials to and from the site shall be covered. 
 

TO THE SATISFACTION OF THE SANTA CLARA COUNTY FIRE DEPARTMENT: 
 

81. GENERAL: Review of this Developmental proposal is limited to acceptability of site access, 
water supply and may include specific additional requirements as they pertain to fire 
department operations, and shall not be construed as a substitute for formal plan review 
to determine compliance with adopted model codes.  Prior to performing any work, the 
applicant shall make application to, and receive from, the Building Department all 
applicable construction permits. 

82. FIRE SPRINKLERS REQUIRED: (As Noted on Sheet CVR1): An automatic residential fire 
sprinkler system shall be installed in one- and two-family dwellings as follows:  1) In all new 
one- and two-family dwellings and in existing one- and two-family dwellings when 
additions are made that increase the building area to more than 3,600 SF whether by 
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increasing the area of the primary residence or by creation of an attached Accessory 
Dwelling Unit.  2) In all new basements and in existing basements that are expanded by 
more than 50%.  3) In all attached ADUs, additions or alterations to an existing one- and 
two-family dwelling that have an existing fire sprinkler system.  Exceptions:  1) One or 
more additions made to a building after January 1, 2011, that does not total more than 
1,000 square feet of building area and meets all access and water supply requirements of 
Chapter 5 and Appendix B and C of the 2019 California Fire Code. 

83. REQUIRED FIRE FLOW: (Letter received) The minimum require fireflow for this project is 
1000 Gallons Per Minute (GPM) at 20 psi residual pressure.  This fireflow assumes 
installation of automatic fire sprinklers per CFC [903.3.1.3]. 

84. WATER SUPPLY REQUIREMENTS: 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 as having been met by the 
applicant(s).  2019 CFC Sec. 903.3.5 and Health and Safety Code 13114.7. 

85. ADDRESS IDENTIFICATION: 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. 

86. 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. 

87. GENERAL: This review shall not be construed to be an approval of a violation of the 
provisions of the California Fire Code or of other laws or regulations of the jurisdiction.  A 
permit presuming to give authority to violate or cancel the provisions of the fire code or 
other such laws or regulations shall not be valid.  Any addition to or alteration of approved 
construction documents shall be approved in advance. [CFC, Ch.1, 105.3.6] 
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TOWN OF LOS GATOS
 COMMUNITY DEVELOPMENT DEPARTMENT 

PLANNING DIVISION 
(408) 354-6872   Fax (408) 354-7593

February 5, 2021 

Alvaro Anzoategui 
114 Wilder Avenue  
Los Gatos, CA 95030 
Via email 

RE: 114 Wilder Avenue 

Consider a Request for a Determination Regarding the Contributing Status of an 
Existing Single-Family Residence Located in the Almond Grove Historic District on 
Property Zoned R-1D:LHP.  APN 510-17-072 

PROPERTY OWNER:/APPLICANT: Alvaro Anzoategui 
PROJECT PLANNER: Sean Mullin 

On January 27, 2021, the Los Gatos Historic Preservation Committee made the determination 
that the structure is not historically or architecturally significant, with the required findings, and 
noting that the Sanborn Fire Insurance Maps indicate that the existing residence was likely 
constructed after 1944.  

If you have any questions, I can be contacted by email at smullin@losgatosca.gov.   

Sincerely, 

Sean Mullin, AICP 
Associate Planner 

N:\DEV\HISTORIC PRESERVATION\HPC Action Letters\2021\114 Wilder - 01-27-21 [approved].docx 

CIVIC CENTER 
110 E. MAIN STREET 

LOS GATOS, CA 95030 
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TOWN OF LOS GATOS
 COMMUNITY DEVELOPMENT DEPARTMENT 

  PLANNING DIVISION 
(408) 354-6872   Fax (408) 354-7593

July 28, 2022 

David Kuoppamaki 
3141 Stevens Creek Blvd #104 
San Jose, CA 95117 
Via email 

RE: 114 Wilder Avenue 
Request for Review PHST-22-014 

Preliminary Review for Demolition of an Existing Non-Contributing Single-Family 
Residence and Construction of a New Single-Family Residence to Exceed Floor Area Ratio 
(FAR) Standards and a Variance to Front Yard Setbacks Requirements on Property Located 
in the Almond Grove Historic District Zoned R-1D:LHP.   

PROPERTY OWNER: Alvaro Anzoategui 
APPLICANT: David Kuoppamaki 
PROJECT PLANNER: Sean Mullin 

On July 27, 2022, the Los Gatos Historic Preservation Committee discussed the item and 
recommended that the applicant: 

• Consider ways to break up the massing at the front of the residence;

• Consider a garage door finish/color that is less contrasting with the balance of the
residence;

• Explore finishes for the brick that are more consistent with the Historic District; and

• Minimize the view of the guard rails around the front light well as it interrupts the flow of
the porch.

If you have any questions, I can be contacted by phone at (408) 354-6823 or by email at 
smullin@losgatosca.gov.    

Sincerely, 

Sean Mullin, AICP 
Senior Planner 

CC: Alvaro Anzoategui, via email 

N:\DEV\HISTORIC PRESERVATION\HPC Action Letters\2022\Wilder Avenue, 114 - 07-27-22 Action Letter - HPC.docx 
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TOWN OF LOS GATOS
 COMMUNITY DEVELOPMENT DEPARTMENT 

 PLANNING DIVISION 
(408) 354-6872   Fax (408) 354-7593

September 28, 2022 

David Kuoppamaki 
3141 Stevens Creek Blvd #104 
San Jose, CA 95117 
Via email 

RE: 114 Wilder Avenue 
Architecture and Site Application S-22-030 
Variance Application V-22-002 

Forward a Recommendation to the Community Development Director on a Request for 
Demolition of an Existing Non-Contributing Single-Family Residence and Construction of a 
New Single-Family Residence to Exceed the Floor Area Ratio Standards, and a Variance to the 
Front Yard Setback Requirements and the Parking Requirements on Property Located in the 
Almond Grove Historic District Zoned R-1D:LHP. 

PROPERTY OWNER: Alvaro Anzoategui 
APPLICANT: David Kuoppamaki 
PROJECT PLANNER: Jocelyn Shoopman 

On September 28, 2022, the Los Gatos Historic Preservation Committee discussed the item and 
continued the matter to the October 26, 2022, meeting with the following recommendations to the 
applicant: 

• Consider ways to break up the massing at the front of the residence;
• Consider a less modern garage door, stylistically; and
• Consider another finish besides a whitewash for the brick that is more consistent with the Historic

District.

If you have any questions, I can be contacted by phone at (408) 354-6875 or by email at 
JShoopman@losgatosca.gov.    

Sincerely, 

Jocelyn Shoopman 
Associate Planner 

cc: Alvaro Anzoategui, via email 

N:\DEV\HISTORIC PRESERVATION\HPC Action Letters\2022\Letter has been sent\Wilder Avenue, 114 - 09-28-22 Action Letter - HPC.docx 

CIVIC CENTER 
110 E. MAIN STREET 

LOS GATOS, CA 95030 
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TOWN OF LOS GATOS
 COMMUNITY DEVELOPMENT DEPARTMENT 

 PLANNING DIVISION 
(408) 354-6872   Fax (408) 354-7593

October 27, 2022 

David Kuoppamaki 
3141 Stevens Creek Blvd #104 
San Jose, CA 95117 
Via email 

RE: 114 Wilder Avenue 
Architecture and Site Application S-22-030 
Variance Application V-22-002 

Forward a Recommendation to the Community Development Director on a Request for 
Demolition of an Existing Non-Contributing Single-Family Residence and Construction of a 
New Single-Family Residence to Exceed the Floor Area Ratio Standards, and a Variance to the 
Front Yard Setback Requirements and the Parking Requirements on Property Located in the 
Almond Grove Historic District Zoned R-1D:LHP. 

PROPERTY OWNER: Alvaro Anzoategui 
APPLICANT: David Kuoppamaki 
PROJECT PLANNER: Jocelyn Shoopman 

On October 26, 2022, the Los Gatos Historic Preservation Committee recommended approval of the 
above request to the Community Development Director with the recommendation that the garage door 
include 12 window lites.  

If you have any questions, I can be contacted by phone at (408) 354-6875 or by email at 
JShoopman@losgatosca.gov.    

Sincerely, 

Jocelyn Shoopman 
Associate Planner 

cc: Alvaro Anzoategui, via email 

\\tlg-file\data\DEV\HISTORIC PRESERVATION\HPC Action Letters\2022\Letter has been sent\Wilder Avenue, 114 - 10-26-22 Action Letter - 
HPC.docx 
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110 E. MAIN STREET 
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3141 Stevens Creek Blvd #104 

San Jose, CA 95117 

408.357.0818 Office 

530.919.2921 Cell 
DATE: JANUARY 5, 2023 

TO: LOS GATOS BUILDING DEPARTMENT  PROJECT OWNER/ADDRESS:  

Alvaro Anzoategui 

114 Wilder Ave 

Los Gatos, CA 95030 

Written Description of Proposed Project/ Letter of Justification 

This project consists of the demolition of an existing 1,000 SF residence with 178 SF attached garage. We are proposing a new 

two story 2,129 SF residence with attached 513 SF tandem garage and 2,202 SF basement. We are proposing a 2,202 SF 

basement. 211 SF of this basement is under the rear covered porch and is to be added to the total FAR. Total house FAR = 2,340 

SF. The house is designed to follow Los Gatos Residential Design Guidelines 

R‐1D: LHP W/ Historic Preservation 

The house is located in R‐1D: LHP w/ Historic Preservation. We have designed the house to conform to the neighborhood 

setbacks, residence and garage neighborhood FAR regulations and Los Gatos building height regulations. On October 26, 2022, 

the Los Gatos Historic Preservation Committee recommended approval of our project to the Community Development Director 

with the recommendation that the garage door include 12 window lites per door. 

Neighborhood Context 

The neighborhood has many different Architectural styles of homes and many 1 and 2 story homes. There are Craftsman, 

Ranch, Tudor, Cottage, Colonial, Cape Code and Bungalow style homes in the neighborhood. Our proposed design of California 

Cottage residence will fit in with this eclectic neighborhood Architectural styles. The neighbors to the right and left are both 2 

stories residences. 

Increasing FAR and Neighborhood Compatibility 

FAR ‐Per planning the max FAR for this lot is 1,862 SF Residence with 531 SF garage. We are proposing a 2,340 SF residence with 

a 513 SF garage. Our proposed house is 2,340 SF, bringing us over the max FAR by 477.61 SF. Our house comparison chart 

shows 7 residences on this block over FAR with the lowest being 35.58 SF over and the highest 558.15 SF over with an average 

of 272 SF over max FAR. 

Garage – The neighborhood has garages mostly in the rear of the property with access from road/alleys behind. 114 Wilder has 

no access to a rear road/alley due to an existing commercial parking lot. Instead of providing a 2 car wide garage, we are 

proposing a single car tandem garage at the front of the residence. This is to keep the neighborhood context similar. 

Variance Requests: 
1. Setbacks – The main residence complies with zoning setback requirements. The front setback requirement is 15’‐0”.

The proposed front porch does setback 11’‐8 ¾” from the property line. If you look at the neighborhood context map,

multiple homes front porches are also within the front setback.

2. Parking – tandem parking may not be utilized to fulfill the two required parking spaces. We are asking for a variance

in this instance to keep with neighborhood and historic compatibility

Town Code Variance Findings: 

The deciding body, on the basis of the evidence submitted at the hearing, may grant a variance if it finds that: 

A. Because of special circumstances applicable to the property, including size, shape, topography, location or
surroundings, the strict application of this ordinance deprives such property of privileges enjoyed by other property
in the vicinity and under identical zone; and

Variance request of ‘setbacks’ as mentioned above, many other homes in the neighborhood have 
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porches within the front setback. 
Variance request of ‘Parking’, due to the special shape of the lot, it is not possible to have a detached 
garage in the rear ally like most homes in the neighborhood. We are required to have a garage facing 
Wilder Ave and to keep consistent with the appearance of the neighborhood front facades we propose a 
single wide garage with tandem parking 

 
B. The granting of a variance would not constitute a grant of special privileges inconsistent with the limitations upon 

other properties in the vicinity and zone in which such property is situated. 
 

Variance request of ‘setbacks’ again, the front porch setback variance we are asking for is consistent within 

the neighborhood. Variance request of ‘parking’ again we are not asking for special privileges, just to be 

consistent with the historic design in the neighborhood. 

 

Neighborhood Outreach: 

The owner talked with the neighbors about the demolition of the existing house and construction of the new 2 story house with 

basement. Below are their comments. 

 

   Wilder – Sharon Macken‐ Looked great and wished us luck 

   Wilder – Daisy Pereira – (Mom) Good luck, let me know what you need help with. 

   &   Wilder – Brett Sisney and Carolyn daughter Kelly – all in favor and wished us good luck on the project. 

   Wilder – on vacation when we contacted them. 

   Wilder – Left info with tenant and she was going to pass on info to the owner. 
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114 Wilder Avenue, Los Gatos Tree Inventory, Assessment 

and Protection Report

July 11, 2022

Summary 
The applicant is requesting approval for the demolition of an 
existing non-contributing single-family residence and 
construction of a new single-family residence to exceed floor 
area ratio (FAR) standards and a variance to the front yard 
setbacks requirements on a property located in the Almond 
Grove Historic District Zoned R-1D:LHP. APN 510-17-072.  

The inventory contains five trees comprised of two different 
species. One coast redwood (Sequoia sempervirens) #813 is 
considered Large Protected and one olive (Olea europaea) 
#812 is an Exempt fruit tree. All the trees except the olive 
originate on adjacent sites. All the trees are in good overall 
condition. The coast redwood #813 will be moderate to highly 
impacted depending on limits of excavation and construction 
techniques, the olive #812 will be highly impacted and need to 
be removed, and the remaining three coast redwoods #811, 
#810 and #809 will not be affected. 

Tree protection will include fence at sixteen feet for the coast 
redwoods in the back of the site (#811, #810, and #809) or 
maintaining the existing fence would likely be adequate. Coast 
redwood #813 could require exploratory trenching along the 
proposed foundation or excavation limits on the side where the 
tree originates along with selective root removal if any 
significant roots are encountered. There were five trees 
appraised for a rounded depreciated value of $129,000.00 using 
the Trunk Formula Technique. 

Introduction 

Background 

The Town of Los Gatos asked me to assess the site, trees, and 
proposed footprint plan, and to provide a report with my 
findings and recommendations to help satisfy planning 
requirements. 

Assignment 

• Provide an arborist’s report including an assessment of the 
trees within the project area and on the adjacent sites. The 
assessment is to include the species, size (trunk diameter), 
condition (health, structure, and form), and suitability for 
preservation ratings. Affix number tags on the trees for 
reference on site and on plans. 

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

• Provide appraised values using the Trunk Formula Technique. 

Limits of the assignment 

• The information in this report is limited to the condition of 
the trees during my inspection on June 27, 2022. No tree risk 
assessments were performed. 

• Tree heights and canopy diameters are estimates. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 1 26
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114 Wilder Avenue, Los Gatos Tree Inventory, Assessment 

and Protection Report

July 11, 2022

• The plans reviewed for this assignment were as follows 
(Table 1) 

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 Town of Los Gatos and the property owners as a 
reference for existing tree conditions to help satisfy planning 
requirements. 

Observations 

Tree Inventory 

The inventory consists of trees protected by the Town of Los 
Gatos located on site and those in close proximity on 
neighboring properties. Sec. 29.10.0960. - Scope of protected 
trees. All trees which have a four-inch or greater diameter 
(twelve and one half-inch circumference) of any trunk, when 
removal relates to any review for which zoning approval or 
subdivision approval is required. (Appendix A and B). Los 
Gatos Town Ordinance 29.10.0970 Exceptions (1) states the 
following: “A fruit or nut tree that is less than eighteen (18) 
inches in diameter (fifty-seven-inch circumference).  

Table 1: Plans Reviewed Checklist

Plan Date Sheet Reviewed Source

Existing Site 
Topographic

Proposed Site 
Plan

5/6/22 A0.1 Yes Kuop Designs

Erosion 
Control

Grading and 
Drainage

Utility Plan 
and Hook-up 
locations

Exterior 
Elevations

5/6/22 A3.1, 
A3.2

Yes Kuop Designs

Landscape 
Plan

Irrigation Plan

T-1 Tree 
Protection 
Plan
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Plans 

The applicant is requesting approval for the demolition of an existing non-contributing single-family residence and construction of a 
new single-family residence to exceed floor area ratio (FAR) standards and a variance to the front yard setbacks requirements on a 
property located in the Almond Grove Historic District Zoned R-1D:LHP. APN 510-17-072.  

Tree Inventory 

The inventory contains five trees comprised of two different species (Table 2). One coast redwood #813 is considered Large Protected  1

and one olive #812 is Exempt . Except for the olive all the remaining coast redwoods all originate on adjacent sites with #813 on 112 2

Wilder Avenue and the rest in the back along the alley. 

Table 2: Tree Inventory

Tree Species I.D. # Trunk 
Diameter (in.)

~ Height (ft.) ~ Canopy 
Diameter (ft.)

Health Structure Form Status

coast redwood (Sequoia 
sempervirens)

813 72 85 45 Good Good Good Large 
Protected

olive (Olea europaea) 812 12 25 20 Good Fair Good Exempt

coast redwood (Sequoia 
sempervirens)

811 20 65 20 Good Good Good Protected

coast redwood (Sequoia 
sempervirens)

810 24 65 20 Good Good Good Protected

coast redwood (Sequoia 
sempervirens)

809 24 65 20 Good Good Good Protected

 Large protected tree means any oak (Quercus spp.), California buckeye (Aesculus californica), or Pacific madrone (Arbutus menziesii) which has a 24-inch or 1

greater diameter (75-inch circumference); or any other species of tree with a 48-inch or greater diameter (150-inch circumference).

 A fruit or nut tree that is less than eighteen (18) inches in diameter (fifty-seven-inch circumference).2

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 3 26

Page 118

mailto:rick@monarcharborist.com


114 Wilder Avenue, Los Gatos Tree Inventory, Assessment 

and Protection Report

July 11, 2022

Analysis 
Tree appraisal was performed according to the Council of Tree & Landscape Appraisers Guide for Plant Appraisal 10th Edition, 2019 
(CLTA) along with Western Chapter International Society of Arboriculture Species Classification and Group Assignment, 2004. The 
trees were appraised using the “Cost Approach” and more specifically the “Trunk Formula Technique” (Appendix B). 

“Trunk Formula Technique” is calculated as follows: Basic Tree Cost = (Unit tree cost x Appraised trunk area), Appraised Value = 
(Basic tree cost X functional Limitations (percentage) X Condition (percentage) X External Limitations (percentage)). 

The trunk formula valuations are based on four tree factors; size (trunk cross sectional area), condition, functional limitations, and 
external limitations. There are two steps to determine the overall value. The first step is to determine the “Basic Tree Cost” based on 
size and unit tree cost. Unit tree cost is calculated by dividing the nursery wholesale cost of a 24 inch box specimen and its 
replacement size (cost per square inch trunk caliper) which is determined by the Species Classification and Group Assignment, 2004 
Western Chapter Regional Supplement. The cost of the 24 inch box wholesale specimen was determined through personal 
communications with BrightView and Normans nurseries in Farmington and Central Wholesale in San Jose for an average of $214.00. 

The second part is to depreciate the tree’s Basic Cost through an assessment of condition, functional limitations, and external 
limitations. The condition assessment guidelines and percentages are defined in the “Condition Rating” section of this report. 
Functional limitations are based on factors associated with the tree’s interaction to its planting site that would affect condition, limit 
development, or reduce the utility in the future and include genetics, placement, and site conditions for the individual tree. External 
limitations are outside the property, out of control of the owner and also affect condition, limit development, or reduce the utility in the 
future (i.e power lines, municipal restrictions, drought adaptations, or species susceptibility to pests). 

There were five trees appraised for a rounded depreciated value of $129,000.00 using the Trunk Formula Technique. 

Appraisal worksheets are available upon request 
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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 criteria 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. 

All the trees are in good overall condition with normal foliar color, size and density. The cost redwoods have single trunks and no 
descendable leans. The olive is multi-trunk but the growth habit of the tree is normal while somewhat suppressed under the coast 
redwoods in back. 
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Expected Impact Level

Impact level defines how a tree may be affected 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. 

It is not possible or practical to obtain a radius of 48 feet (8 times the trunk diameter distance). The proposed resident is close to the 
tree and any over-excavation could be problematic. The existing resident is also close to the tree and would act a a “place holder” to 
some extent because it is unlikely there are significant roots under the structure.  

The olive #812 will need to be removed but the tree is Exempt. The remaining coast redwoods in the back of the site #811, #810, and 
#809 along the alleyway will not likely be affected but neither the redwoods or the olive are not located on the plans. 

The coast redwood #813 will be moderate to highly impacted depending on limits of excavation and construction techniques, the olive 
#812 will be highly impacted and need to be removed, and the remaining three coast redwoods #811, #810 and #809 will not be 
affected. 
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Tree Protection 

Typically there are three different tree protection schemes which are called Type I (Appendix D1), Type II and Type III (Appendix D2) 
trunk protection only. Tree protection focuses on avoiding damage to the roots, trunk, or scaffold branches (Appendix D). The most 
current accepted method for determining the TPZ is to use a formula based on species tolerance, tree age/vigor, and trunk diameter 
(Matheny, N. and Clark, J. 1998) (Fite, K, and Smiley, E. T., 2016). Preventing mechanical damage to the trunk from equipment or 
hand tools can be accomplished by wrapping the main stem with straw wattle or using vertical timbers (Appendix D). 

Tree protection will include fence at sixteen feet for the coast redwoods in the back of the site (#811, #810, and #809) or maintaining 
the existing fence would likely be adequate. The olive will be removed so no protection is necessary. 

Coast redwood #813 will potentially require exploratory trenching along the proposed foundation or excavation limits on the side 
where the tree originates to remove roots if necessary. Due to the size of the tree and the close proximity it is not possible to obtain the 
typical tree protection zones of eight times the trunk diameter distance 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 could include exploratory trenching around the building/limits of 
excavation perimeter adjacent to #813, selective root removal may be required if necessary.  
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Conclusion  
The applicant is requesting approval for the demolition of an existing non-contributing single-family residence and construction of a 
new single-family residence to exceed floor area ratio (FAR) standards and a variance to the front yard setbacks requirements on a 
property located in the Almond Grove Historic District Zoned R-1D:LHP. APN 510-17-072.  

The inventory contains five trees comprised of two different species. One coast redwood #813 is considered Large Protected and one 
olive #812 is Exempt. All the trees except the olive originate on adjacent sites. All the trees are in good overall condition. The coast 
redwood #813 will be moderate to highly impacted depending on limits of excavation and construction techniques, the olive #812 will 
be highly impacted and need to be removed, and the remaining three coast redwoods #811, #810 and #809 will not be affected. 

Tree protection will include fence at sixteen feet for the coast redwoods in the back of the site (#811, #810, and #809) or maintaining 
the existing fence would likely be adequate. Coast redwood #813 could require exploratory trenching along the proposed foundation 
or excavation limits on the side where the tree originates. Due to the size of the tree and the close proximity it is not possible to obtain 
the typical tree protection zone of eight times the trunk diameter distance or more in radius. Exploratory trenching around the 
building/limits of excavation perimeter adjacent to #813 may be required along with selective root removal if any significant roots are 
encountered. 

There were five trees appraised for a rounded depreciated value of $129,000.00 using the Trunk Formula Technique. 
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Recommendations 
1. Place tree numbers on all the plans. Locate trees #812 through #809 on the plans. Once civil drawings are available have them 

reviewed by the project arborist. 

2. Place tree protection around between #811, #810, and #809 at a distance of 16 feet or maintain the existing privacy fence. 

3. Coast redwood #813 will require exploratory trenching along the proposed foundation or excavation limits on the side where the 
tree originates to selectively remove roots if necessary. Use shoring techniques to avoid over-excavation as best as possible. 
Temporarily fence can be placed in the setback from the sidewalk along the edfe of the property.  

4. Install temporary irrigation or soaker hoses in all tree protection zones and provide supplemental watering during construction 
within all TPZ areas. Infrequent deeper watering is preferred. 

5. 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. 

6. 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 or designated TPZ/CRZ. 

7. Place all the tree protection fence locations and guidelines on the plans including the grading, drainage, and utility plans. Create a 
separate plan sheet that includes all three protection measures labeled “T-1 Tree Protection Plan.” 

8. 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. 

9. Arrange a pre-construction meeting with the project arborist or landscape architect to verify tree protection is in place, with the 
correct materials, and at the proper distances. 
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Glossary of Terms 
Basic Tree Cost: The cost of replacement for a perfect specimen of a particular species and cross sectional area prior to location and 
condition depreciation. 

Cost Approach: An indication of value by adding the land value to the depreciated value of improvements. 

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. The outer extent of the tree crown. 

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. 
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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. 

Trunk Formula Technique: Method to appraise the monetary value of trees considered too large to be replaced with nursery or field 
grown stock. Based on developing a representative unit cost for replacement with the same or comparable species of the same size and 
in the same place, subject to depreciation for various factors. Contrast with replacement cost method. 

Volunteer: A tree, not planted by human hands, that begins to grow on residential or commercial property. Unlike trees that are 
brought in and installed on property, volunteer trees usually spring up on their own from seeds placed onto the ground by natural 
causes or accidental transport by people. Normally, volunteer trees are considered weeds and removed, but many desirable and 
attractive specimens have gone on to become permanent residents on many public and private grounds. 
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Appendix A: Tree Inventory Map and Site Plan 
A1: Existing and Proposed Site Plan 
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Appendix B: Tree Inventory and Assessment Tables 
Table 3: Inventory and Assessment Summary

Tree Species I.D. # Trunk 
Diameter 

(in.)

~ Canopy 
Diameter 

(ft.)

Condition Expected 
Impact

Protection 
Status

Rounded 
Depreciated 

Value

Ideal Tree 
Protection 
Radii (ft.)

coast redwood (Sequoia 
sempervirens)

813 72 45 Good Moderate-High Large 
Protected

$89,800.00 48

olive (Olea europaea) 812 12 20 Good High Exempt $12,300.00 14

coast redwood (Sequoia 
sempervirens)

811 20 20 Good Low Protected $6,900.00 13

coast redwood (Sequoia 
sempervirens)

810 24 20 Good Low Protected $10,000.00 16

coast redwood (Sequoia 
sempervirens)

809 24 20 Good Low Protected $10,000.00 16
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Appendix C: Photographs 
C1:Coast redwood #813 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C2: Olive #812  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C3: Coast redwoods #811, #810, and #809 
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Appendix D: Tree Protection Guidelines 

D1: Plan Sheet Detail S-X (Type I)  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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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D2: Plan Sheet Detail S-Y (Type III)  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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.

DEMOLITION AND 
TREE PROTECTION PLAN
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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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114 Wilder Avenue, Los Gatos Tree Inventory, Assessment 

and Protection Report

July 11, 2022

D3: Section 29.10.1005. - Protection of Trees During Construction

Tree Protection Zones and Fence Specifications
 
1. Size and materials: Six (6) foot high chain link fencing, mounted on two-inch diameter galvanized iron posts, shall be driven into 

the ground to a depth of at least two (2) feet at no more than ten-foot spacing. For paving area that will not be demolished and 
when stipulated in a tree preservation plan, posts may be supported by a concrete base. 

2. Area type to be fenced: Type I: Enclosure with chain link fencing of either the entire dripline area or at the tree protection zone 
(TPZ), when specified by a certified or consulting arborist. Type II: Enclosure for street trees located in a planter strip: chain link 
fence around the entire planter strip to the outer branches. Type III: Protection for a tree located in a small planter cutout only 
(such as downtown): orange plastic fencing shall be wrapped around the trunk from the ground to the first branch with two-inch 
wooden boards bound securely on the outside. Caution shall be used to avoid damaging any bark or branches. 

3. Duration of Type I, II, III fencing: Fencing shall be erected before demolition, grading or construction permits are issued and 
remain in place until the work is completed. Contractor shall first obtain the approval of the project arborist on record prior to 
removing a tree protection fence. 

4. Warning Sign: Each tree fence shall have prominently displayed an eight and one-half-inch by eleven-inch sign stating: "Warning
—Tree Protection Zone—This fence shall not be removed and is subject to penalty according to Town Code 29.10.1025.” Text on 
the signs should be in both English and Spanish (Appendix E). 

 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 20 26
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July 11, 2022

All persons, shall comply with the following precautions

1. Prior to the commencement of construction, install the fence at the dripline, or tree protection zone (TPZ) when specified in an 
approved arborist report, around any tree and/or vegetation to be retained which could be affected by the construction and prohibit 
any storage of construction materials or other materials, equipment cleaning, or parking of vehicles within the TPZ. The dripline 
shall not be altered in any way so as to increase the encroachment of the construction. 

2. Prohibit all construction activities within the TPZ, including but not limited to: excavation, grading, drainage and leveling within 
the dripline of the tree unless approved by the Director. 

3. Prohibit disposal or depositing of oil, gasoline, chemicals or other harmful materials within the dripline of or in drainage channels, 
swales or areas that may lead to the dripline of a protected tree. 

4. Prohibit the attachment of wires, signs or ropes to any protected tree. 
5. Design utility services and irrigation lines to be located outside of the dripline when feasible. 
6. Retain the services of a certified or consulting arborist who shall serve as the project arborist for periodic monitoring of the project 

site and the health of those trees to be preserved. The project arborist shall be present whenever activities occur which may pose a 
potential threat to the health of the trees to be preserved and shall document all site visits. 

7. The Director and project arborist shall be notified of any damage that occurs to a protected tree during construction so that proper 
treatment may be administered. 

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. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 21 26
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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. 

Root Pruning

Roots greater than two inches in diameter shall not be cut. When roots over two inches in diameter are encountered and are authorized 
to be cut or removed, 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. 

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.  

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. Treatment, 
including pruning, shall be specified in writing according to the most recent ANSI A-300A Standards and Limitations and performed 
according to ISA Best Management Practices while adhering to ANSI Z133.1 safety standards. Trees that need to be removed or 
pruned should be identified in the pre-construction walk through. 

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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Warning
Tree Protection Zone

This Fence Shall Not Be Removed 
And Is Subject To Penalty According To

Town Code 29.10.1025
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E2: Spanish
 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Cuidado
Zona De Arbol Pretejido

Esta valla no podrán ser sacados 
Y está sujeta a sanción en función de 

Código Ciudad del 29.101025
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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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114 Wilder Avenue, Los Gatos Redwood Root Assessment March 14, 2023

March 14, 2023 

Jocelyn Shoopman 
Associate Planner 
110 E. Main Street 
Los Gatos, CA 95030 

The assignment was to inspect the exposed roots adjacent to the existing structure where the 
propose new residence will encroach. I visited the site on February 1, 2023. 

The area is adjacent toe coast redwood (Sequoia sempervirens) #813 which originates not the 
neighboring property. The area of excavation is directly adjacent to the existing residence in a 
planting bed (Images 1 and 2). The soil has been carefully removed to expose the roots in this 
area. There is a significant mat of smaller roots occupying the space. The root proliferation in 
this area is likely from the roof drainage over time creating a moist environment for root growth. 

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
831.331.8982 - rick@monarcharborist.com Page  of 1 2

IMAGE 1: AREA OF EXCAVATION IMAGE 2: EXPOSED ROOTS

EXHIBIT 10
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114 Wilder Avenue, Los Gatos Redwood Root Assessment March 14, 2023

The roots in the area of the proposed new residence are not of a significant size or quantity to 
cause unreasonable harm to the adjacent tree, and can be removed by cutting them clean. 

I recommend removing them and 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 root wounds should be backfilled. 
 
Richard J. Gessner 

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

Monarch Consulting Arborists LLC - P.O Box 1010, Felton, CA 95018
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Jessica and Alvaro,  
 
We are very excited for you to join Wilder! We are new members to the street ourselves but have already enjoyed the 
sense of community and welcoming environment. We believe you both will be great additions.  
 
The plans look amazing and we are very excited to see them come to life! We believe the new house will both 
enhance the beauty and fit in seamlessly with this historic street. 
 
Best, 
 

nd Chris Clark 
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