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Staff Report

Date: December L4,2OI7

To: Mayor Robbins and Council Members

From: HeidiScoble,PlanningManager

Subject: Little Residence at L8 Sylvan Lane

File No. 2017-O3O

Recommendation
Town Council approval of Resolution 2034 conditionally approving a Demolition Permit, Design
Review, a Nonconformity Permit, and a Tree Permit to allow the demolition and the new
construction of a 4,595 square-foot single-family residence, including a 405 square foot garage,
and landscape/hardscape improvements, such as a newly reconfigured swimming pool at 18

Sylvan Lane.

Project lnformation
Owner:
Applicant:
Location:
A.P. Number:
Zoning:
General Plan:

Flood Zone:

Dan Little and Elena Batalla

Barbara Chambers, Chambers + Chambers Architects
L8 Sylvan Lane

073-L6r-08
R-1:B-20 (Single Family Residence, 20,000 sq.ft. min. lot size)
Low Density (1-3 Units/Acre)
Zone AE (l-percent annual chance floodplain)

Project Summary
Lot Area 20,359 square feet
Existing Floor Area/Ratio 4,666 sq. ft. 23% (15% FAR permitted)

Proposed Floor Area/Ratio 4,595 sq. ft. 22.5%
Existing Lot Coverage 3,026 sq. ft. 15% (15% Permitted)
Proposed Lot Coverage 2,805 sq. ft. L4%
Existing lmpervious Surfaces 8,750 sq. ft. 43%
Proposed lmpervious Surfaces 5,930 sq. ft. 29o/o
***The applicont is requesting o Nonconformity Permitto allow floor sreo beyond the L5% permitted Floor
Areo Ratio. A Nonconformity Permit is olso being requested to ollow on existing legal nonconforming
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res¡dence thot is currently located within the side yard setbacks to be reconstructed within the existíng
side yard setbocks.

Project Description
The applicant is requesting a Demolition Permit, Design Review, a Nonconformity Permit, a Use

Permit, and a Tree Permit to allow the demolition and the new construction of a two-story 4,595
sqrrare-foot single-family residence which includes an attachecl 405 sqrrare foot garage. The

proposed residence is designed with a height of 29.25 feet. The proposed residence would also

be designed with a finished floor height of 36.5 feet, which would be L.5 feet above the base

flood elevation.

The proposed residence consists of a contemporary version of a classically designed two-story
pitched roof architectural vernacular. The proposed building materials would be as follows:

Roof: Metal Standing Seam

Siding: Painted Horizontal Siding- Grey Tone
Natural Cedar Vertical Board
Stone Fireplace

Trim/Doors/Windows: Painted Wood- Grev Tone

The project would also include a revised landscape and hardscape design. The driveway would
be relocated fronl the soutlr side of the property to the north side of the property adjacent to
the Sylvan Lane frontage. The existing driveway would revert back to a natural lawn area. Other
landscape features include the plantings of new trees, shrubs, bushes, and native groundcover
as shown on Sheet L1 of the project plans.

Prnno-ced hardscane features would inclrrde the use nf a nermeahle sra,-rel drivcwarrc ncrmcahlcv,¿, t vt

stone pavers, and a newly reconfigured swimming pool. Additionally, the project is designed
with a six-foot tall solid entry gate with two 6 foot tall stone columns. The solid gate and
proposed Laurel shrubs are intended to screen the driveway and parking areas. The Laurel shrubs
would grow to a maximum height of L2 feet tall at maturity.

Lastly, the applicant is requesting a Tree Removal Permit to allow the removal ol26 trees. The

trees to be removed consist of a hazardous Valley Oak, a Box Elder in fair condition, three cherry
trees in fair to poor condition, five birch trees in fair to poor condition, a plum tree in fair
conditions, a redwood in fair condition, and the remaining trees to be removed are overgrown
bay tree clusters in fair condition. As shown on the proposed landscape as shown on Sheet L1-,

the project wóuld include the plantingof 21,trees (Dogwood, Redwood, and japanese Maple), in
addition to a nrirrinrunr of 20 24" box Laurels, thus exceedirrg tlre Towrr's tree replacernerrt
requirements per Chapter 12.24 of the Ross Municipal Code

The proposed improvements require the following permits
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A Demolition Permit is required pursuant to Ross Municipal Code (RMC) Section 18.50.020
because the project would result in demolition of more than 25% of existing walls and exterior
wall coverings of the main residence.

Design Review is required pursuant to Ross Municipal Code (RMC) Section 18.41.020
because the proposed improvements would result in demolition of more than 25%of existing
walls and a six-foot tall gate to be constructed adjacent to the Sylvan Lane right-of-way.

a A Non-Conformity Permit is required pursuant to Ross Municipal Code (RMC) Section
18.52.030 to allow for structural alterations to a nonconforming residence that has
nonconforming floor area, lot coverage and side yard setbacks.

A Tree Removal Permit is required pursuant to Ross Municipal Code (RMC) Section 12-
24.080 to allow for the removal of 26 trees on improved land.

Background
The project site was established as a part of the Fern Hill Tract subdivision that was recorded with
the County of Marin. The Fern Hill Tract was further subdívided as shown on Parcel Map known
as Sylvan Acres that was recorded with Marin .County on October 5, L951. The project site
consists of a relatively flat west-to-east orientated lot that borders Corte Madera Creek along the
eastern property line. Access to the site is via Sylvan Lane.

The existing residence to be demolished was constructed in L95L and was considered to be legal
nonconforming relative to floor area, lot coverage, and both right and left side yard setbacks. The
applicant is requesting a Nonconformity Permit to be allowed to reconstruct the residence with
nonconforming floor area, lot coverage, and side yard setbacks. The proposed project would
reduce the nonconforming floor area by TL square feet and would increase the north facing síde
yard setback from 0 feet to 1-6 feet, as well as increase the south facing side yard setback from
L4 feet to 24 feet, where a 25-foot side yard setback is required.

Advisory Design Group Review
On June 27,2016, the Advisory Design Review (ADR) Group conducted Conceptual Design
Revíew. The ADR Group members unanimously supported the project based on the improved
design of the residence and designing a project that is in keeping with the mass and scale of the
site. The ADR Group provided a recommendation to approve the project and requested the
project applicants to consider the following:

L. Verify that the story poles have been ínstalled accurately
2. Determine if additional tree removal would be required as a result of the project. Consider

the requirements for "non-intrusion" zones.
3. Consider softening the appearance of the façade as it appears too austere and inrposing
4. Consider pushing the residence back further from the street
5. Consider reducing the pitch of the roof
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6. Consider stretching out the house so it appears more wider and shorter
7. Consider the architectural context of the streetscape relative to mass and scale
8. Consider a one-story element at the front and then a two-story element in back (e.g., consider

project in reverse)

On October 24,2OL7, the ADR Group conducted a formal review of a revisecl project submittal.
The project that was presented to the ADR Group was rcdcsigncd from thc Junc 201-7 proposal
as follows:

1". The building was stepped back 5 feet towards the east, resulting in a 30-foot front vard
^^¿L--1, .--L-.-^ ^ 1r f-^¡f--^.^r------l ^-rl---l- I I5ctudLK, wilef e d ¿J-tuut, tf unL ydf u SeLUdcK wils pf evtuusty profJosco.

2, The middle gable was modified to a cricket roof.
3. The roof piteh was modified from a !2:!2 to a 10:12
4. The residence was four feet into the north setback

The ADR Group generally supported the project and stated that the project has been improved
since the last proposal. The ADR Group especially supported that the residence was pushed back
farther from the street, that the building forms were staggered to províde additional articulation,
and liked the proposed materials and earth-tone colors.

The ADR Group sLrpportecl both the or"iginal hipped r"oof design presented at the October 2017
meeting and gabled roof design that was presented at the June 2017 meeting. The ADR Group,
suggested that if the gabled roof design was chosen, then the building should be stepped back a

minimum of L0 additional feet from Sylvan Lane. The ADR Group also suggested that the cars in
the driveway should be screened, that the driveway should be permeable with either gravel or
permeable pavers, that the front driveway gate should be reduced in size, and that a portion of
the front south-facing garden should be left open and have a manicured design aesthetic.

C:^-^+1.^ 
^^+^L^- ^t-\E¡ 
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Accordingly, the project has been redesigned to step the residence back an additional 10 feet
resulting in a 4O-foot front yard setback. The project also beerr designed [t¡ reduce the arnount
of impervious surfaces from 8,72O square feet to 5,824 square feet and would incorporate the
use of permeable gravel material for the driveway and permeable stone pavers for hardscaped
paths and patios.

Key lssues

Design Review
The overall purpose of Design Review is to provide excellence in design consistent with the same
quality of the existing development, to preserve and enhance the historical "small town," low-
density character and identity that is unique to the Town of Ross, to discourage the development
of individual buildings which dominate the townscape or attract attention through color, mass or
inappropriate architectural expression, and to upgrade the appearance, quality and condition of
existing improvements in conjunction with new development or remodeling of a site.
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Accordingly, pursuant to Section 18.41.100 of the Ross Municipal Code, a series of Design Review
criteria and standards have been developed to guide development.

ln reviewing the project, the following design review criteria and standards are most relevant to
the project:

1. Minimizing Bulk and Mass.

'/ New structures and additions should avoid monumental or excessively large size out of
character with their setting or with other dwellings in the neighborhood. Buildings should
be compatible with others in the neighborhood and not attract attention to themselves.
When nonconforming floor area is proposed to be retained with site redevelopment, the
Council may consider the volume and mass of the replacement floor area and limit the
volume and mass where necessary to meet the intent of these standards.

'/ To avoid monotony or an impression of bulk, large expanses of any one material on a

single plane should be avoided, and large single-plane retaining walls should be avoided.
Vertical and horizontal elements should be used to add architectural variety and to break
up building plans. The development of dwellings or dwelling groups should not create
excessive mass, bulk or repetition of design features.

2. Materials and Colors.

'/ Buildings should use materials and colors that minimize visual impacts, blend with the
existing land forms and vegetative cover, are compatible with structures in the
neighborhood and do not attract attention to the structures. Colors and materials should
be compatible with those in the surrounding area. High-quality building materials should
be used.

,/ Natural materials such as wood and stone are preferred, and manufactured materials
such as concrete, stucco or metal should be used in moderation to avoid visual conflicts
with the natural setting of the structure.

'/ Soft and muted colors in the earth-tone and wood-tone range are preferred and generally
should predominate.

3. Drives, Parking and Circulation.
'/ Access ways and parl<ing areas should be in scale with the design of buildings and

structures on the site. They should be sited to minimize physical impacts on adjacent
properties related to noise, light and emissions and be visually compatible with
development on the site and on neighboring properties. Off-street parking should be
screened from view. The area devoted to driveways, parking pads and parking facilities
should be minimized through careful site
planning.
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4. Fences and Screening.

'/ Fences and walls should be designed and located to be architecturally compatible with
the design of the building. They should be aesthetically attractive and not create a

"walled-in" feeling or a harsh, solid expanse when viewed from adjacent vantage points.
Front yard fences and walls should be set back sufficient distance from the property line
to allow for installation of a lanclscape br¡ffer to soften the visual appearance. Transparent
front yard fcnccs and gates over four feet tall may be permitted if the design and
landscaping is compatible and consistent with the design, height and character of fences
and landscaping in the neighborhood. Front yard vehicular gates should be transparent
to let light and lines of sight through the gate.

5. Landscaping.

'/ Landscaping should include appropriate plantings to soften o!' screen the appearance of
structures as seen from off-site locatíons and to screen architectural and mechanical
elements such as foundations, retaining walls, condensers and transformers.

Upon review of the project, staff suggests the project is designed to be consistent with the Town's
Design review criteria and standards of Section 18.4L.100 of the Ross Municipal Code and
generally supports the size, location, and materials of the project, with the exception of the
proposed fence. Staff recommends as a condition of approval that rivould require the front entry
gate to be redesignecl to l-re semi-transparent so not to ha'-re a "walled-in" feeling or a harsh, solid
expanse when viewed from the Sylvan Lane right-of-way. The condition would require the
applicant to submit a revised fence design to be approved by the Planning Manager, in
consultation with the ADR Group, prior to issuance of a building permit.

With the above condition of approval, staff suggests the project is consistent with the Design
review criteria and standards as follows:
1. As conditioned, the project would maintain the bucolic appearance of the grounds and

î^^^^r^ñ-^ +n naiahhatin a n¡a*a¡+i a¿qyprur ur ruu rv r rLrór tvvt il t6 pt upEt LtcJ.

2. As conditioned, the mass and scale of the project would be more in keeping with character
of the setting and the surrounding neighboring properties.

3. As conditioned, the project wouid be in keeping with the architectural style and materials of
the existing residence.

4. The project is designed within high quality, long lasting materials and earth-tone colors.
5. The project would provide adequate driveway access and circulation consistent with the

requirements of the Town's Department of Public Works and the Ross Valley Fire
Department.

6. The project would not impact any creeks and drainage ways to ensure protection of any
natural resource area of the riparian area.

7. The project would not reduce the Town's housing stock.

ln summary and as supported above, staff suggests the project is consistent with the intent of
the Town's Design Review criteria, standards, findings, and conditions of approval.
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Nonconformity Permit
The applicant ¡s requesting a Nonconformity permit to allow the continuance of the legal
nonconforming floor area, lot coverage, and side yard setbacks. ln order for a Nonconformity
Permit to be approved, to project must be determined to be consistent with the findings in
Section 18.52.040(f).

Staff suggests the Nonconformity Permit findings can be achieved as the project would meet the
intent and purpose of the regulations as follows:

1,. The demolition of the existing residence would not impact a buildingthat has any historical,
architectural, cultural and/or aôsthetic value to the Town of Ross or the context of the
neighborhood.

2. The project would result in a project that would bring the residence into greater conformity
than the existing residence by reducing floor area and increasing both the north and south
side yard setbacks.

3. The project would be in keeping with the Design review criteria and standards as described
in the Design Review section of the staff report.

4. The project would be required to comply with the Town's Municipal Code and California
Building Code to ensure the public health, safety, and welfare to properties or improvements
in the vicinity.

5. The project is located within a flood zone and is designed to comply with the Town's Flood
Damage Prevention regulations of Chapter 15.36. Specifically, the residence is designed to
be 1.5 feet about the base flood elevation.

6. The project is designed with adequate on-site parking.

Public Comment
Public Notices were mailed to property owners within 500 feet of the project site. Apart from
four Neighbor Acknowledgement Forms supporting the project, staff has not received comments
as of the distribution of this report.

Fiscal, resource and timeline impacts
lf approved, the project would be subject to one-time fees for a building permit, and associated
impact fees, which are based the reasonable expected cost of providing the associated services
and facilities related to the development. The improved project site may be reassessed at a

higher value by the Marin County Assessor, leading to an increase in the Town's property tax
revenues. Lastly, there would be no operating or funding impacts associated with the project as

the project applicant would be required to pay the necessary fees for Town staff's review of
future building permit plan check and inspection fees.

Alternative actions
1,. Continue the project for modifications; or
2. Make findings to deny the application.
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Environmental review (if applicable)
The project is categorically exempt from the requirement for the preparation of environmental
documents under the California Environmental Quality Act (CEQA) under CEQA Guideline Section
L5303(e), Class 3 - New construction or Conversion of Small Structures, because the pr:oject

consists of the new construction of a single-family residence and related improvements. No
exception set forth in Section L530L.2 of the CEQA Guidelines applies to the project including,
but not limited to, Subsection (a), which relates to impacts on environnrental resources; (b),

which relates to cumulative impacts; Subsection (c), which relates to unusual circumstances; or
Subsection (f), which relates to historical resources

Attachments
1. Resolution 2034
2. Project Plans

3. Project Description prepared by Chambers and Chambers
4. Project History
5. Neighborhood Outreach
6. Advisory Design Review Group Minutes dated June 27,2017 and October 24,20t7
7. Arborist Report prepared by Urban ForestryAssociates, lnc. dated July !0,2017
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TOWN OF ROSS

RESOLUTION NO. 2034
A RESOLUTION OF THE TOWN OF ROSS APPROVING A DEMOLITION

PERMIT, DESIGN REVEW, A NONCONFORMITY PERMIT, AND A TRËE REMOVAL
PERMIT TO ALLOW THE NEW CONSTRUCTION OF A SINGLE FAMILY RESIDENCE

AND A SWIMMING POOL

AT 18 SYLVAN LANE, APN 073.161.08

WHEREAS, project arch¡tect Chambers and Chambers, on behalf of property owners Dan Little
and Elena Batalla, have submitted an application for a Demolition Permit, Design Review, and a
Nonconformity Permit from FAR to allow the demolition and the new construction of a 4,595
square-foot single-family residence, including a 405 square foot garage, and
landscape/hardscape improvements, such as a newly reconfigured swimming pool at 18 Sylvan

Lane (herein referred to as the "project); and

WHEREAS, the project was determined to be categorically exempt from further environmental
review pursuant tó the California Environmental Quality Act (CEQA) Guideline Section 15303 -
New Constructiont, because it involves construction of new single familv residence with no
potential for impacts as proposed and as outlined in the staff report and no exception set forth
in Section 15300.2 of the CEQA Guidelines (including but not limited to subsection (a) which
relates to impacts on environmental resources; subsection (b,) which relates to cumulative
impacts, subsection (c) which relates to unusual circumstances; or subsection (f) which relates to
historical resources) was found to apply to the project; and

WHEREAS, on December 14,2017, the Town Council held a duly noticed public hearing to
consider the proposed project; and

WHEREAS, the Town Council has carefully reviewed and considered the staff reports,
correspondence, and other information contained in the project file, and has receiveci public
comment; and

NOW, THEREFORE, BE lT RESOLVED the Town Council of the Town of Ross hereby incorporates
the recitals above; makes the findings set forth in Exhibit "4" approving the Project described
herein, subject to the Conditions of Approval attached as Exhibit "8" at 18 Sylvan Lane.

The foregoing resolution was duly and regularly adopted by the Ross Town Council at its regular
meeting held on the 14th day of December 2O!7, by the following vote:

AYES:

L

NOES:



ABSENT

ABSTAIN:

ATTEST:

Elizabeth Robbins, Mayor Pro Tempore

Linda Lopez, Town Clerk
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EXHIBIT "A,
FINDINGS TO APPROVE

18 SYLVAN LANE

APN 073-161-08

A. Findings

l. Demolition Permit (RMC I 18.50.060) - Approval of a Demolition Permit for removat of
existing single family residence is based on the findings outlined in Ross Municipal Code

Section 18.50.060 as described below:
a) The demolition woutd not remove from the neighborhood or town, nor adversely affect, a

building of historical, architectural, cultural or aesthetic value. The demolition will not
adversely affect nor d!m!nish the character or qua!ltles of the s!te, the nelghborhood or the
community

The project will not remove from the neighborhood or town, nor adversely affect, a building
of historical, architectural, cultural or aesthetic value. The demolition will not adversely affect
nor diminish the character or qualities of the site, the neighborhood or the community.

b! The proposed redevelopment of the site protects the attributes, integrity, historical
cha:"acter and deslgn scale of the neighborhood and preserves the "smal! tovJn" qualitles
and feeling of the town.

As supported in the December L4,2Ot7 Staff Report, the project would meet the purpose of
the Design Review chapter through its design and landscaping. Additionally, the project
would retain a similar, but updated design character, mass and bulk, and materials of the
existing residence, therefore preserving the small town quality and feeling of the town.

--l 
-L- 
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With the exception of the existing legal nonconforming floor area, lot coverage, and both
north and south facing side yard setback, the scope of the project is consistent with the
allowed structures and uses that may be permitted within the low density land use

designation of the General Plan and the R-l-:B-20 zoning district.

d) The project will not, under the circumstances of the particular case, be detrimental to the
health, safety or general welfare of persons residing or working in the neighborhood and
will not be detrimental to the public welfare or injurious to property or improvements in
the neighborhood.

The project would be required to comply with the Town's Building Code and Fire Code
requirements, therefore ensuring the health, safety, and general welfare of the residence
residing or working in the neighborhood.
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ll. ln accordance with Ross Municipal Code Section t8.4t,070, Design Review is approved
based on the following findings:
al The project is consistent with the purpose of the Design Review chapter as outlined in

Ross Municipal Code Section 18.41.010:

As supported in the December t4,2Ot7 staff report and as conditioned, the project would
meet the purpose of the Design Review chapter through its high quality design and materials.
The project is designed with a similar architectural style and materials of the existing
residence. The project would not impact the "small town" character of the Town because the
project is designed to maintain the overall mass, bulk, and style of the existing residence and
garage. As conditioned, the project would also mínimize visibility with landscaping to soften
the appearance of the residence. Additionally, the project would not impact any unique
environmental resources due to the location of the project site relative to any sensitive
wildlife habitat, species, and/or creeks. Lastly, the project would be required to address
drainage and stormwater prior to issuance of any building permit to allow for the
construction of the project.

b) The project is in substantial compliance with the design criteria of Ross Municipal Code
Section 18.41.100.

As summarized in the staff report dated December L4,20!7,the project would be consistent
with the design review criteria and standards relative to architectural design, materials,
colors, and landscaping. Lastly, the project would address health and safety through the
issuance of a building permit to ensure compliance with the building, public works, and fire
code regulations.

c) The project is consistent with the Ross General Plan and zoning ordinance.
The scope of the project is consistent with the allowed structures and uses that may be
permitted within the Low Dênsity land use designation of the General Plan and the single
family residence chapter of the zoning ordinance.

lll. Non-conformity Permit (RMC 5 18.52.040) - Approval of a non-conformity Permit to allow
reconstruction of the existing residence in its existing nonconforming location is based on
the following findings:

a) The nonconforming structure was in existencei at the time the ordinance that now prohibits
the structure was passed. The structure must have been lawful when constructed.

The existing structures were originally constructed circa L95L, pr¡or to the Town's zoning
regulations, therefore the project is consistent with this finding.

b) The town council can make the findings required to approve any required demolition
permit for the structure.

These findings have been made under the demolition findings above.
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c) The project substantially conforms to relevant design review criteria and standards in
Section 18.41.100.

See Design Review Findings above

d) Total floor area does not exceed the greater of: a) the total floor area of the existing
conforming andlor legal nonconforming structure(s); or b) the maximum floor area
permitted for the lot under current zoning regulations.

ÎL^ .^.-^:^^r.,-^--l., ..^^-.1¿:.^ l-^^ 1l. ^.- --^- ¡L-- ¿L^ ^.-:^¡:.^ -ll^^- --^- c.^^-:¡:^-11., ¡L^ .^-^:^^rrile plujeut wuuru ¡csult ilr le5s lruul drcd Lf ldlr Ure Eril5LilrË, iluul d¡ed. JfJ.cLilrLdily, ule pruJcLr

would result in a reduction in floor area from 4,666 square feet to 4,595 square feet.
Therefore, the projeet would be eonsistent with this finding.

e) Granting the permit will not be detrimental to the public health, safety or welfare, or
materially injurious to properties or improvements in the vicinity.

As stated in the December t4,2OI7 staff report, the project would be required to comply
with the Town's Building Code and Fire Code requirements, therefore ensuring the health,
safety, and general welfare of the residence residing or working in the neighborhood.

f) The project will comply with the Flood Damage Prevention regulations in Chapter 15.36.

The project site is designed to comply with the base flood elevation requirements of FEMA.

Specifically, the finished floor of the residence would be 1-.5 feet above the base flood
elevation.

g) The fire chief has confirmed that the site has adequate access and water supply for
Gi-^ßi^L+i^^ ^- lL^+ +L^ ^-^:^-+ i^-1..J^- ^l*^--^*^ s^^-.¡ ^l L., +L^ f:-^rrrtrrE,rrrar16r PurPvJrJ, vr rrrqr rrrE lJrvJrLt rl¡Lrut¡rJ o¡ttrrlgtç rrttq¡ulçJ G¡Pl,rrrvçt¡ sy !rrs rrr

chief.

The project has been reviewed by the Ross Valley Fire Department (RVFD). The RVFD has

provided stated that the project can be approved subject to the installation of fire sprinklers,
smoke detectors, and carbon monoxide detectors.

h) The applicant has agreed in writing to the indemnification provision in Section 18.40.1.80.

lndemnification requirements have been included as conditions of approval

¡) The site has adequate parking.

The project would provide the required four on-site parking spaces, one of which would
be covered consistent with the R1:B-20 zoning district regulations.
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lV. ln accordance with Ross Municipal Code Section L2,24.O8O, a Tree Removal permit is
approved based on the following findings:

t. The alteration or removal is necessary to allow the economic enjoyment of the property,
such as construction of improvements because some of the trees are located over the
most feasible developrnent area;

2. The alteration or removal would not adversely impact the subject property or neighboring
properties because a large number of trees will.remain;

3. Tree removal would not result in significant erosion or the diversion of increased flows of
surface water because engineered fill would be placed where stumps are removed;

4. The alteration or removalis necessary to removal diseased and/or hazardous trees.
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EXH¡BIT,,B"

CONDITIONS OF APPROVAL

18 SYLVAN LANE

APN 073-161-08

L. This approval authorizes a Demolition Permit, Design Review, and a Nonconformity Permit
from FAR to allow the demolition and the new construction of a 4,595 square-foot single-
family residence, inclucling a 405 square foot garage, and landscape/har"dscape
improvements, such as a newly reconfigured swimming pool at 18 Sylvan Lane.

2. The building permit shall substantially conform to the plans entitled, "Little Residence"
consisting of 21 sheets prepared by Ann Bool Design and Planning, date stamped received
November 20,2017.

3. PRIOR TO ISSUANCE OF ANY GRADING OR BUILDING PERMIT, the following conditions of
approval shall be reproduced on the cover sheet of the plans submitted for a building permit;
The property owner shall certify on the building permit plans that they have read and agree
to the followine conditions.

4. The Tree Removal Permit cannot be issued until issuance of any grading or building permit
for tlre project.

5. Except as otherwíse provided in these conditions, the project shall comply with the plans
submitted for Town Council approval. Plans submitted for the building permit shall reflect
any modifications required by the Town Council and these conditions.

6. No changes from the approved plans, before or after project final, including changes to the
materials and material colors, shall be permitted without prior Town approval. Red-lined
plans showing any proposed changes shall be submitted to the Town for review and approval
prior to any change. The applicant is advised that changes made to the design during
construction may delay the completion of the project and will not extend the permitted
construction period.

7. Prior to Building Permit lssuance, the applicant shall submit proposed exterior lighting
fixtures if any new lighting will be installed as a result of the project. All lighting shall be
shielded (no bare bulb light fixtures or down lights that may be visible from down-slope sites).
Exterior lighting of landscaping by any means shall not be permitted if it creates glare, hazard
or annoyance for adjacent property owners. Lighting expressly designed to light exterior walls
or fences that is visible from adjacent properties or public right-of-ways is prohibited. No up
lighting is permitted. lnterior and exterior lighting fixtures shall be selected to enable
maximum "cut-off" appropriate for the light source so as to strictly control the direction and
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pattern of light and eliminate spill light to neighboring properties or a glowing night time
character.

8. The project shall comply with the following conditions of the Town of Ross Building
Department and Public Wor.ks De.partment:

a. Any person engaging in business within the Town of Ross must first obtain a business
license from the Town and pay the business license fee. Applicant shall provide the names
of the owner, architects, engineers and any other people providing project services within
the Town, including names, addresses, e-mail, and phone numbers. All such people shall
file for a business license. A final list shall be submitted to the Town prior to project final.

b. A registered Architect or Engineer's stamp and signature must be placed on all plan pages.

c. The building department may require the applicant to submit a deposit prior to building
permít issuance to cover the anticipated cost for any Town consultants, such as the town
hydrologist, review of the project. Any additional costs incurred by the Town, including
costs to inspect or review the project, shall be paid as incurred and prior to project final.

d. The applicant shall submít an erosion control plan with the building permit application for
review by the buílding official/director of public works. The Plan shall include signed
statement by the soils engineer that erosion control is in accordance with Marin County
Stormwater Pollution Prevention Program (MCSTOPP) standards. The erosion control
plan shall demonstrate protection of disturbed soil from rain and surface runoff and
demonstrate sediment controls as a "back-up" system (e.g. temporary seeding and
mulching or straw matting).

e. No grading shall be permitted during the rainy season between October 15 and April 15

unless permitted in writing by the Building Official/Director of Public Works. Grading is

considered to be any movement of earthen materials necessary for the completion of the
project. This includes, but is not limited to cutting, filling, excavation for foundations, and

the drilling of pier holes. lt does not include the boring or test excavations necessary for
a soils engíneering investigation. All temporary and permanent erosion control measures
shall be in place prior to October L.

f. The drainage design shall comply with the Town's stormwater ordinance (Ross Municipal
Code Chapter 15.54). A drainage plan and hydrologic/hydraulic analysis shall be

submitted with the building permit application for review and approval by the building
official/public works director, who may consult with the town hydrologist at the
applicants' expense (a deposit may be required). The plan shall be designed, at a

minimum, to produce no net increase in peak runoff from the site compared to pre-
project conditions (no net increase standard). As far as practically feasible, the plan shall
be designed to produce a net decrease in peak runoff from the site compared to pre-
project conditions. Applicants are encouraged to submit a drainage plan designed to

8



produce peak runoff from the site that is the same or less than estimated natural,
predevelopment conditions which existed at the site prior to installation of impermeable
surfaces and other landscape changes (natural predevelopment rate standard).
Construction of the drainage system shall be supervised, inspected and accepted by a

professional engineer and certified as-built drawings of the constructed facilities and a

letter of certification shall be provicled to the Town building department prior to project
final.

g. An encroachment permit is required from the Department of Public Works prior to any
work within a public right-of-wav.

h. The plans submitted for a building permit shall include a detailed construction and traffic
managernent plan for re..,iew and appro',,alof the bui!ding officia!, in consultation with the
town planner and police chief. The plan shall include as a minimum: tree protection,
management of worker vehicle parking, location of portable toilets, areas for material
storage, traffic control, method of hauling and haul routes, size of vehicles, and washout
areas.

The applicant shall submit a schedule that outlínes the scheduling of the site development
to the building official. The schedule should clearly show completion of all site grading
acti..,ities prior to the ln,inter storm seeson and !nclude irnpler"nentation of an ercsion
control plan. The construction schedule shall detail how the project will be completed
within the construction completion date provided for in the construction completion
chapter of the Ross Municipal Code (Chapter 15.50).

j. A Final construction management plan shall be submitted in time to be incorporated into
the job.

k. A pr ecoirstr uction iteetirrg witil the pi'opei'ty owner, pi-oject contractor, project arciriiect,
project arborist, representatives of the Town Planning, Building/Public Works and Ross

Valley Fire Department and the Town building inspector is required prior to issuance of
the building permit to review conditions of approval for the project and the construction
management plan.

l. A copy of the building permit shall be posted at the site and emergency contact
information shall be up to date at alltimes.

m. The Building Official and other Town staff shall have the right to enter the property at all
times during construction to review or inspect construction, progress, compliance with
the approved plans and applicable codes.

lnspections shall not be provided unless the Town-approved building permit plans are
available on site.

9
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o. Working Hours are limited to Monday to Friday 8:00 a.m. to 5:00 p.m. Construction is not
permitted at any time on Saturday and Sunday or the following holidays: New Year's Day,

Martin Luther King Day, President's Day, Memorial Day, lndependence Day, Labor Day,

Veteran's Day, Thanksgiving Day, and Christmas Day. lf the holidayfalls on a Sunday, the
following Monday shall be considered the holiday. lf the holiday falls on a Saturday, the
Friday immediately preceding shall be considered the holiday. Exceptions: L.) Work done
solely in the interior of a building or structure which does not create any noise which is
audible from the exterior; or 2.) Work actually physically performed solely by the owner
of the property, on Saturday between the hours of L0:00 a.m. and 4:00 p.m. and not at
any time on Sundays or the holidays listed above. (RMC Sec. 9.20.035 and 9.20.060).

p. Failure to comply in any respect with the conditions or approved plans constitutes
grounds for Town staff to immediately stop work related to the noncompliance untilthe
matter is resolved. (Ross Municipal Code Section 18;39.1-00). The violations may be

subject to additional penalties ai provided in the Ross Municipal Code and State law. lf a

stop work order is issued, the Town may retain an independent site monitor at the
expense of the property owner prior to allowing any further grading and/or construction
activities at the site.

q. Materials shall not be stored in the public right-of-way. The project owners and

contractors shall be responsible for maintaining all roadways and right-of-ways free of
their construction-related debris. All construction debris, including dirt and mud, shall be
cleaned and cleared immediately. All loads carried to and from the site shall be securely

. covered, and the public right-of-way must be kept free of dirt and debris at all times. Dust

control using reclaimed water shall be required as necessary on the site or apply (non-

toxic) soil stabilizers on all unpaved acceÀs roads, parking areas and staging areas at site.
Cover stockpiles of debris, soil, sand or other materials that can be blown by the wind.

Applicants shall comply with all requirements of all utilities including, the Marin Municipal
Water District, Ross Valley Sanitary District, and PG&E prior to project final. Letters
confirming compliance shall be submitted to the building department prior to project
final.

All electric, communication and television service laterals shall be placed underground
unless otherwise approved by the director of public works pursuant to Ross Municipal
Cod e Sectio n L5.25.L20.

t. The project shall comply with building permit submittal requirements as determined by
the Building Department and identify such in the plans submitted for building permit.

u. Final inspection and written approval of the applicable work by Town Building, Planning
and Fire Department staff shall mark the date of construction completion.

r
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v. The Pubiic Works Department may require submittal of a grading security in the form of
a Certificate of Depos¡t (CD) or cash to cover grading, drainage, and erosion control.
Contact the Department of Public Works for details.

w. The Soils Engineer shall provide a letter to the Department of Public Works ccrtifying that
all grading and drainage has been constructed according to plans filed with the grading
permit and his/her recommendations. Any changes in the approved grading and drainage
plans shall be certified by the Soils Engineer and approved by the Department of Public

Works. No modifications to the approved plans shall be made without approval of the
Soils Engineer and the Department of Public Works.

The existing vegetation shall not be disturbed until landscaping is installed or erosion
eontrol me-asures, sueh as straw matting, hvdroseeding, ete, are imBlemented.

Allconstruction materials, debris and equipment shall be stored on site. lf that is not
physically possible, an encroachment permit shall be obtained from the Department
of Public Works prior to placing any construction materials, debris, debris boxes or
unlicensed equipment in the right-of-way.

ilt The applicant shall provide a hard copy and a CD of an as-built set of drawings, and a

certification from a!! the design professionals to the building departnnent certifyring
that all construction was in accordance with the as-built plans and his/her
recom mendations.

9. The applicants and/or owners shall defend, indemnify, and hold the Town harmless along
with the Town Council and Town boards, commissions, agents, officers, employees, and
consultants from any claim, action, or proceeding ("action") against the Town, its boards,
commissions, agents, officers, employees, and consultants attacking or seeking to set aside,
l^^l^-^ .,^:-l ^- ^^^..1 +L^ ^^^-^.,-l/-\ ^f ¡L^ --^:^^+ ^- ^ll^-:^- ^-., ^¿L^- l:^L:l:¿., ^- l^-^-^-LrcLrorc vvru, \,r dilrlul LllE dPP¡LrvortJ/ rJr LilE PtUJELL Lrr ciltEË,il1Ë, dily LrLilct ilútuiltLy ut ucilttdË,e5

based upon, caused by, or related to the approval of the project. The Town shall promptly notify
tlre applicants and/or owrìers of any actiorr. The Towrr, irr its sole discretiorr, rlay tender tlre
defense of the action to the applicants andlor owners or the Town may defend the action with
its attorneys with all attorneys fees and litigation costs incurred by the Town in either case paid
for by the applicant and/or owners.
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TOWN OF ROSS

RESOLUTION NO. 2034
A RESOLUTION OF THE TOWN OF ROSS APPROVING A DEMOLITION

PERMIT, DESIGN REVEW, A NONCONFORMITY PERMIT, AND A TREE REMOVAL
PERMIT TO ALLOW THE NEW CONSTRUCTION OF A SINGLE FAMILY RESIDENCE

AND A SWIMMING POOL

AT 18 SYLVAN LANE, APN 073.161-08

WHEREAS, project architect Chambers and Chambers, on behalf of property owners Dan Little
and Elena Batalla, have submitted an application for a Demolition Permit, Design Review, and a
Nonconformity Permit from FAR to allow the demolition and the new construction of a 4,595
square-foot single-family residence, including a 405 square foot garage, and
landscape/hardscape improvements, such as a newly reconfigured swimming pool at L8 Sylvan

Lane (herein referred to as the "project); and

WHEREAS, the project was determined to be categorically exempt from further environmental
review pursuant to the California Environmental Quality Act (CEQA) Guideline Section 15303 -
New Construction, because it involves construction of new single family residence with no
potential for impacts as proposed and as outlined in the staff report and no exception set forth
in Section 15300.2 of the CEQA Guidelines (including but not limited to subsection (a) which
relates to impacts on environmental resources; subsection (b) which relates to cumulative
impacts, subsection (c) which relates to unusual circumstances; or subsection (f) which relates to
historical resources) was found to apply to the project; and

WHEREAS, on December L4,2017, the Town Council held a duly noticed public hearing to
consider the proposed project; and

WHEREAS, the Town Council has carefully reviewed and considered the staff reports,
correspondence, and other information contained in the project file, and has received public

comment; and

NOW, THEREFORE, BE lT RESOLVED the Town Council of the Town of Ross hereby incorporates
the recitals above; makes the findings set forth in Exhibit "4" approving the Project described
herein, subject to the Conditions of Approval attached as Exhibit "8" at 18 Sylvan Lane.

The foregoing resolution was duly and regularly adopted by the Ross Town Council at its regular
meeting held on the L4th day of December 2Ot7 , by the following vote:

AYES:

L

NOES



ABSENT:

ABSTAIN:

.A.TTEST:

Elizabeth Robbins, Mayor Pro Tempore

Linda Lopez, Town Clerk
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EXHIBIT'A"
FINDINGS TO APPROVE

18 SYLVAN LANE

APN 073-161-08

A. Findings

l. Demolition Perm¡t (RMC S 18.50.060) - Approval of a Demotition Permit for removal of
existing singte family residence is based on the findings outlined in Ross Municipal Code

Section 18.50.060 as described below:
a) The demolition would not remove from the neighborhood or town, nor adversely affect, a

building of historical, architectural, cultural or aesthetic value. The demolition will not
adversely affect nor diminish the character or qualities of the site, the neighborhood or the
community.

The project will not remove from the neighborhood or town, nor adversely affect, a building
of historical, architectural, cultural or aesthetic value. The demolition will not adversely affect
nor diminish the character or qualities of the site, the neighborhood.or the community.

b) The proposed redevelopment of the site protects the attributes, integrity, historical
character and design scale of the neighborhood and preserves the "small town" qualities
and feeling of the town.

As supported in the December L4,2Ot7 Staff Report, the project would meet the purpose of
the Design Review chapter through its design and landscaping. Additionally, the project
would retain a similar, but updated design character, mass and bulk, and materials of the
existing residence, therefore preserving the small town quality and feeling of the town.

c) The project is consistent with the Ross general plan and zoning ordinance.

With the exception of the existing legal nonconformingfloorarea, lot coverage, and leftside
yard setback, the scope of the project is consistent with the allowed structures and uses that
may be permitted within the low density land use designation of the General Plan and the R-

t:B-20 zon i n g d istrict.

d) The project will not, under the circumstances of the particular case, be detrimental to the
health, safety or general welfare of persons residing or working in the neighborhood and
will not be detrimental to the public welfare or injurious to property or improvements in
the neighborhood.

The project would be required to comply with the Town's Building Code and Fire Code

requirements, therefore ensuring the health, safety, and general welfare of the residence
residing or working in the neighborhood.

3



f l. ln accordance with Ross Municipal Code Section L8.4L.O7O, Design Review is approved
based on the following findings:
a) The project is consistent w¡th the purpose of the Design Review chapter as outlined in

Ross Municipal Code Section 18.41.010:

As sr.rpported in the December L4,20t7 staff report and as conditioned, the project would
meet the purpose of the Design Review chapter through its high quality design and materials.
The project is designed with a similar architectural style and mateiials of the existing
residence. The project would not impact the "smalltown" character of the Town because the
project is designed to maintain the overall mass, bulk, and strTle of the existing residence and
garage. As conditioned, the project would also minimize visibility with landscaping to soften
the appearance of the residence. Additionally, the project would not impact any unique
enr-rironmental resources due to the location of the project slte relati.,,e to an,y sensitlve
wildlife habitat, species, and/or creeks. Lastly, the project would be required to address
drainage and stormwater prior to issuance of any building permit to allow for the
construction of the project.

b) The project is in substantial compliance with the design criteria of Ross Municipal Code
Section 18.41.100.

As summarized in the staff report dated December L4,201,7,the project would be consistent
with the design review criter,ia and standards relative to architectural design, materials,
colors, and landscaping. Lastly, the project would address health and safety through the
issuance of a building permit to ensure compliance with the building, public works, and fire
code regulations.

c) The project is consistent with the Ross General Plan and zoning ordinance.
The scope of the project is consistent with the allowed structures and uses that may be
permitted within the Low Density land use designation of the General Plan and the single
family residence chapter of the zoning ordinance.

lll. Non-conformity Permit (RMC S 18.52.040) - Approval of a non-eonformity Permit to allow
reconstruction of the existing residence in its existing nonconforming location is based on
the following findings:

a) The nonconforming structure was in existence at the time the ordinance that now prohibits
the structure was passed. The structure must have been lawful when constructed.

The existing structures were originally constructed circa 195L, prior to the Town's zoning
regulations, therefore the project is consistent with this finding.

b) The town council can make the findings required to approve any required demolition
permit for the structure.

These findings have been made under the demolition findings above
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cl The project substantially conforms to relevant design review criteria and standards in
Section 18.41.100.

See Design Review Findings above

d) Total floor area does not exceed the greater of: a) the total floor area of the existing
conforming andlor legal nonconforming structure(sl; or bl the maximum floor area
permitted for the lot under current zoning regulations.

The project would result in less floor area than the existing floor area. Specifically, the project

would result in a reduction in floor area from 4,666 square feet to 4,595 square feet.
Therefore, the project would be consistent with this finding

e) Granting the permit will not be detrimental to the public health, safety or welfare, or
materially injurious to properties or improvements in the vicinity.

As stated in the December L4,2017 staff report, the project would be required to comply
with the Town's Building Code and Fire Code requirements, therefore ensuring the health,
safety, and general welfare of the residence residing or working in the neighborhood.

f) The project will comply with the Flood Damage Prevention regulations in Chapter 15.36.

The project site is designed to comply with the base flood elevation requirements of FEMA.

Specifically, the finished floor of the residence would be 1.5 feet above the base flood
elevation.

g) The fire chief has confirmed that the site has adequate access and water supply for
firefighting purposes, or that the project includes alternate measures approved by the fire
chief.

The project has been reviewed by the Ross Valley Fire Department (RVFD). The RVFD has

provided stated that the project can be approved subject to the installation of fire sprinklers,
smoke detectors, and carbon monoxide detectors.

h| The applicant has agreed in writing to the indemnification provision in Section 18.40.180.

lndemnification requirements have been included as conditions of approvàl

i) The site has adequate parking.

The project would provide the required four on-site parking spaces, one of which would
be covered consistent with the R1:B-20 zoning district regulations.

5



lV. ln accordance with Ross Municipal Code Section t2.24.O8O, a Tree Removal permit is

approved based on the following findings:

t. The alteration or removal is necessary to allow the economic enjoyment of the property,
such as construction of improvcmcnts because some of the trees are located over the
most feasible development areâ;

2. The alteration or removalwould not adversely impact the subject property or neighboring
properties because a large number of trees will remain;

3. Tree removal would not result in significant erosion or the diversion of increased flows of
surface water because engineered fil! would be placed where stumps are removed;

4. The alteration or removal is necessary to removal diseased and/or hazardous trees.

6



EXHIBIT'8"
CONDITIONS OF APPROVAL

18 SYLVAN LANE

APN 073-161-08

1. This approval authorizes a Demolition Permit, Design Review, and a Nonconformity Permit
from FAR to allow the.demolition and the new construction of a 4,595 square-foot single-
family residence, including a 405 square foot garage, and landscape/hardscape
improvements, such as a newly reconfigured swimming pool at L8 Sylvan Lane.

2. The building permit shall substantially conform to the plans entitled, "Little Residence"

consisting of 2L sheets prepared by Ann Bool Design and Planning, date stamped received

November 20,20t7.

3. PRIOR TO ISSUANCE OF ANY GRADING OR BUILDING PERMIT, the following conditions of
approvalshall be reproduced on the cover sheet of the plans submitted for a building permit.

The property owner shall certify on the building permit plans that they have read and agree

to the following conditions

4. The Tree Removal Permit cannot be issued until issuance of any grading or building permit

for the project.

5. Except as otherwise provided in these conditions, the project shall comply with the plans

submitted for Town Council approval. Plans submitted for the building permit shall reflect
any modifications required by the Town Council and these conditions.

6. No changes from the approved plans, before or after project final, including changes to the
materials and material colors, shall be permitted without prior Town approval. Red-lined
plans showing any proposed changes shall be submitted to the Town for review and approval
prior to any change. The applicant is advised that changes made to the design 

.during

construction may delay the completion of the project and will not extend the permitted

construction period.

7. Prior to Building Permit lssuance, the applicant shall submit proposed exterior lighting
fixtures if any new lighting will be installed as a result of the project. All lighting shall be

shielded (no bare bulb light fixtures or down lights that may be visible from down-slope sites).

Exterior lighting of landscaping by any means shall not be permitted if it creates glare, hazard
or annoyance for adjacent property owners. Lighting expressly designed to light exterior walls

or fences that is visible from adjacent properties or public right-of-ways is prohibited. No up

lighting is permitted. lnterior and exterior lighting fixtures shall be selected to enable
maximum "cut-off" appropriate for the light source so as to strictly control the direction and
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pattern of light and eliminate spill light to neighboring properties or a glowing night time
character.

8. The oroject shall compl-v with the following conditions of the Town of Ross Building
Department and Public Works Department:

Any person errgagíng in business witlrin the Town of Ross nlust first obtailr a business
license from th.e Town and pay the business license fee. Applicant shall provide the names
of the owner, architects, engineers and any other people providing project services within
the Town includino nâmêç addrpcçec p-mail and nhnne nnmharç All crrrh nonnla chall---'-""o - "'"",

file for a business liceltse. A final list shall be subrnitted tt¡ the Tt-¡wn ¡rrior to project final.

h Â raoictararl Âr¡hi+àî+ 
^t 
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The building department may require the applicant to submit a deposit prior to building
permit issuance to cover the anticipated cost for any Town consultants, such as the town
hydrologist, review of the project. Any additional costs incurred by the Town, including
costs to inspect or review the project, shall be paid as incurred and prior to project final.

d. The applicant shallsubmit an erosion control plan with the building permit application for
rnrrinr¡r h., +h^ h',¡l'Ji^- ^ff¡^¡^l l.li.^^+^- ^ç ^,.L1:^ ,^,^-1,- 'l-L^ nl^^ -L^ll :^^1,.1^ ^:--^ltçv¡çvv vy Ltrç wvrtvil16 vrrrçrqr,/urçL(vt ut yuuilt vvvt^J. tttE rldtt Jttcilt iltlluuç )tËrllEL¡

state¡netrt by the soils engineer that erosion control is in accordance with Marin County
Stormwater Pollution Prevention Program (MCSTOPP) standards. The erosion control
plan shall demonstrate protection of disturbed soil from rain and surface runoff and
demonstrate sediment controls as a "back-up" system (e.9. temporary seeding and
mulching or straw matting).

e. No grading shall be permitted during the rainy season between October L5 and April L5
uniess permitteci in writing by the Buiiciing OfiiciaiiDirector of Pubiic Works. Graciing is

considered to be any movement of earthen materials necessary for the completion of the
project. This includes, but is not limited to cutting, filling, excavation forfoundations, and
the drilling of pier holes. lt does not include the boring or test excavations necessary for
a soils engineering investigation. Alltemporary and permanent erosion control measures
shall be in place prior to October L.

f . The drainage design shall comply with the Town's stormwater ordinance (Ross Municipal
Code Chapter 15.54). A drainage plan and hydrologic/hydraulic analysis shall be
submitted with the building permit application for review and approval by the building
official/public worl<s director, who may consult with the town hydrologist at the
applicants' expense (a deposit may be required). The plan shall be designed, at a

minimum, to produce no net increase in peak runoff from the site compared to pre-
project conditions (no net increase standard). As far as practically feasible, the plan shall
be designed to produce a net decrease in peak runoff from the site compared to pre-
project conditions. Applicants are encouraged to submit a drainage plan designed to

a

c
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produce peak runoff from the site that is the same or less than estimated natural,
predevelopment conditions which existed at the site prior to installation of impermeable
surfaces and other landscape changes (natural predevelopment rate standard).
Construction of the drainage system shall be supervised, inspected and accepted by a
professional engineer and certified as-built drawings of the constructed facilities and a

letter of certification shall be provided to the Town building department prior to project
final.

g. An encroachment permit ís required from the Department of Public Works prior to any

work within a public right-of-way.

h. The plans submitted for a building permit shall include a detailed construction and traffic
management plan for review and approval of the building official, in consultation with the
town planner and police chief. The plan shall include as a minimum: tree protection,
management of worker vehicle parking, location of portable toilets, areas for material

. storage, traffic control, method of hauling and haul routes, size of vehicles, and washout
areas.

The applicant shall submit a schedule that outlines the scheduling of the site development
to the building official. The schedule should clearly show completion of all site grading
activities prior to the winter storm season and include implementation of an erosion
control plan. The construction schedule shall detail how the project will be completed
within the construction completion date provided for in the construction completion
chapter of the Ross Municipal Code (Chapter L5.50).

j. A Final construction management plan shall be submitted in time to be incorporated into
the job.

k. A preconstruction meeting with the property owner, project contractor, project architect,
project arborist, representatives of the Town Planning, Building/Public Works and Ross

Valley Fire Department and the Town building inspector is required prior to issuance of
the building permit to review conditions of approval for the project and the construction
management plan.

L A copy of the building permit shall be posted at the site and emergency contact
information shall be up to date at all times.

m. The Building Official and other Town staff shall have the right to enter the property at all
times during construction to review or inspect construction, progress, compliance with
the approved plans and applicable codes.

n lnspections shall not be provided unless the Town-approved building permit plans are
available on site.
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o. Working Hours are limited to Monday to Friday 8:00 a.m. to 5:00 p.m. Construction is not
permitted at any time on Saturday and Sunday or the following holidays: New Year's Day,
Martin Luther King Day, President's Day, Memorial Day, lndependence Day, Labor Day,
Veteran's Dav, Thanksgiving Dav, and Christmas Dav. lf the holidav falls on a Sundav, the
following Monday shall be considered the holiday. lf tlre lroliday falls on a Saturday, the
Friday immediately preceding shall be considered the holiday. Exceptions: L.) Work done
solely in the interior of a building or structure which does not create any noise whiclr is
audiblefromtheexterior; or2.l Workactuallyphysicallyperformedsolelybytheowner
of the property, on Saturday between the hours of L0:00 a.m. and 4:00 p.m. and not at
any time on Sundays or the holidays listed above. (RMC See. 9.20.035 and 9.20.060).

p. Failure to comply in any respect with the conditions or approved plans constitutes
ornrrnrlc fnr Tnrrrn ctrff tn immodirfalrr clnn rrrarlz ralrta¡l +n +ho nnn¡nmnli¡n¡a rrnfil tharrrrrrrsurs!vr)¡ Jlvy Yvvr r\ r srqLsv rv !rrv rrvrrvvrrryrrqrrvL urrLrr r¡rL

matter is resolved. (Ross Municipal Code Section 18.39.100). The violations may be
subject to additional penalties as provided in the Ross Municipal Code and State law. lf a
stop work order is issued, the Town may retain an independent site monitor at the
expense of the property owner prior to allowing any further grading and/or construction
activities at the site.

q. Materials shall not be stored in the public right-of-way. The project owners and
contractors shall bc rcsponsiblc for maintaining all road'"vays and right-of-v;a'¡;s fi'ee of
their construction-related debris. All construction debris, including dirt and nrud, shall be
cleaned and cleared immediately. All loads carried to and from the site shall be securely
covered, and the public right-of-way must be kept free of dirt and debris at all times. Dust
control using reclaimed water shall be required as necessary on the site or apply (non-
toxic)soil stabilizers on all unpaved access roads, parking areas and staging areas at site.
Cover stockpiles of debris, soil, sand or other materials that can be blown by the wind.

Appiicants shaíi compiy with aii requirements of aii utiiities inciuciing, the ivîarin îviunicipai
Water District, Ross Valley Sanitary District, and PG&E prior to project final. Letters
confirming compliance shall be submitted to the building department prior to project
final.

All electric, communicat¡on and television service laterals shall be placed underground
unless otherwise approved by the director of public works pursuant to Ross Municipal
Code Section L5.25.L20

t. The project shall comply with building permit submittal requirements as determined by
the Building Department and identify such in the plans submittcd for building permit.

Final inspection and written approval of the applicable work by Town Building, Planning
and Fire Department staff shall mark the date of construction completion.

r
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v. The Public Works Department may require submittal of a grading security in the form of
a Certificate of Deposit (CD) or cash to cover grading, drainage, and erosion control.
Contact the Department of Public Works for details.

w. The Soils Engineer shall provide a letter to the Department of Public Works certifying that
all grading and drainage has been constructed according to plans filed with the grading
permit and his/her recommendations. Any changes in the approved grading and drainage
plans shall be certified by the Soils Engineer and approved by the Department of Public

Works. No modifications to the approved plans shall be made without approval of the
Soils Engineer and the Department of Fublic Works.

The existing vegetation shall not be disturbed until landscaping is installed or erosion
control measures, such as straw matting, hydroseeding, etc, are implemented.

¡i Allconstruction materials, debris and equipment shall be stored on site. lf that is not
physically possible, an encroachment permit shall be obtained from the Department
of Public Works pr.ior to placing any construction materials, debris, debris boxes or
unlicensed equipment in the right-of-way.

The applicant shall provide a hard copy and a CD of an as-built set of drawings, and a

certification from all the design professionals to the building department certifying
that all construction was in accordance with the as-built plans and his/her
recommendations.

9. The applicants and/or owners shall defend, indemnify, and hold the Town harmless along
with the Town Council and Town boards, commissions, agents, officers, employees, and
consultants from any claim, action, or proceeding ("action") against the Town, its boards,
commissions, agents, officers, employees, and consultants attacking or seeking to set aside,
declare void, or annul the approval(s) of the project or alleging any other liability or damages
based upon, caused by, or related to the approvalof the project. The Town shallpromptly notify
the applicants and/or owners of any action. The Town, in its sole discretion, may tender the
defense of the action to the applicants and/or owners orthe Town may defend the action with
its attorneys with all attorneys fees and litigation costs incurred by the Town in either case paid

for by the applicant and/or owners.

11,
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CHAMBERS + CHAMBERS
ARC HITECT S

18 Sylvan Lane
Design Review

Proiect Descrþtion

Architect and desþerBarbara Chambers weds classical modern language with gacious modern
Iiving in this newly proposed tesidence located at 18 Sylvan Lane in Ross, Califomia. The shapes

and forms of this home are well proportioned and resonâte a súong sense of place. The matenal
paiette of nat:ural wood and metal toof is simple and pure; it is harmonious with the neighborhood.
Details of this home reflect strong symmetry and simplicity in plan and exteriot elevations.

This elegant home sits on a long narrou¡ site. The proposed home reflects this simplicity - long and
nârro.w. The proposed home including g rz'ge is 4,595 SF; it teplaces an out of date residence of
approximately the same size without historical ptecedence. The massing on the proposed home is
held to the front of the property with a longer nârrow one-story extension to the rear yard. The nvo-
story volume at the sÚeet side contains the majority of the home and the one story volume at the
rear of the house contains the great room - kitchen, dining and living. The rear side of the home
opens to the south-facing portion of the yard cteating a magnificent place for family and füends to
gather. The front yard is formal whjle the tear yard is less formal.

The stylistically contempotary vocabulary proposed for this property is also timeless in quality. It has

modern details, but recalls classical gable forms and volumes very typical of Ross.

Changes that were made since the Advisory Desþ Review meeting 
^re 

a.s follows:
1.. Building moved 5' east. Ftont setback is now 30'.

2. Middle gable changed to a cricket
3. Roof pitch changed fuom'1.2:'1.2 to 10:72. Ridge height reduced by approxim^tely 1'.

4. Flat toof over north side bay changed to sloping roof *ith a 4:1,2 pítch
5. Proposed house moved 4'into north setback

Non-Conformity Permit Requested

The existing house has an FAR that exceeds the currendy allowable FAR of 3,054 SF and is also
within the side yard setbacks. The submission requests a non-conforming permit to construct â new
4,595 SF single fam)ly residence of equal or less FÂR than the existing house. A small single story
portion of the proposed house is 4' within the north side yard setback wheteas the existing 2-story
house is within 7'-8" of the same setback. The proposed house will lessen the non-confotmity along
the north side yatd setback.

MILLER AVENUE MILL VALLEY CA 94941 4I5 38I 8350 W'WW.CHAMBERSANDCHAMBERS.COM



CHAMBERS + CHAMBERS
ARCHITECTS

Sustainable Ptactices

The project desþ wiü inciude features that foster tenewabie energy andf or resource conservadon,

and the overall ptoject (i.e., site desþ, building constructiori! energy efficiency, and waste

teduction) will meet or exceed the applicable compliance threshold for green building as set forth by

the Califrrrnia Green Building Stanclards (CALGreen) Cocle andf or Chaptet 1,5.17 LMC. (Orcl. 977

S 1(9), 2011,; Ord. 956 S 2(4), 2007;Oñ.953 S 1(76),2007; Ord. 945 $ 5, 2004; Ord. 933 $ 4,2004;

oñ.929 S 65, 2004)

T'lre ntnnncerl hntrcc rr¡ill fcatrrrc 4rrrt nnf limito.l tn\ thc f^ll^*tri-- (-ol(1toon cfa¡rl¿+¡{c.^ -^- r^'r'"
1 . Water consen ing plumbing fi-xtures (i.e. 1.28 gal/flush for water closets)

2. Irrigation system with weather or soil-based conftollers

3. Rodentprooûng
4. Construction ìØaste Management Plan to be submitted

5. Covering of duct openings and ptotection of mechanical equipment during construction

6. Install a rlitect-venq sealed combustion type gas fueplace or EPA Phase II fireplace

7. Low VOC paints, adhesivçs, sealants and caulks to be used

B. Install EnetgyStat exhaust fans and appliances

9. lJse environmentally ptefetable matedals for interior finish (teclaimed or FSC-certifi.ed

wood)

MILLER AVENUE MILL VALLEY CA 94941 4I5 38I 8350 Vr'Vr'\il.CHAMBERSANDCHAMBERS.COM
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July 12, ¡.9e0

On motíon !.V Counci_lman Brekhus, seconded by councilmancood¡ran, ordinance No. 485 r¡a" unanino"sfy pã.=,íA, -'
23. Use Fernits.a' Dan ohr-eon and Jaûes Hovey, r-€gat ouners and Gi¡a andÊarla- Fartr, poi:entiaL tenJnts. 23 Ross Connon, Ap ñ_27}-Lo, C-& District. nequåLt is Èo allovestabrishuent of office gor ¡arrðting ano real estateconsulling and bankíng eonsurtanr in it" -ãr"ã"*årus' Pn'¡{rr Federsl cårpüã"c" cuonunrty Rer.nvesruent Àct¡ sso sq.No. r3åf rt. rentarrrå s-quãre r""aãse; i;;;;;;;;';"-:iL:";oi1"r of operarion s a.¡._ Io s p.u., üõd.t' rh;;ü;'-;riä;,approxinately tvo cr"ients io ¡e iéeerv.a on site eachdayi on gtreet ¡nrlring.Ms. .Farr _ 

explained that she and her sister wor¡rd besharing the offices. There r¿as sone-di""-o"rioïìïtñ"possibirity af renting the otri-ces f,or retair andcouncir¡nan Brekhus remLnded tr¡e oouncil ana 
-åuoiei¡,

that two of the councir¡re¡nb"-"-LJiet wittr staff andÈhe-c-L-properry owners and it was aet"rmináo tü¿ ñ"Landlords had extrausted, the ,"iX"t trying to findreÈair tenants. Mr. ohrson =uia 
-ñi', 

office had beenvacant f,or five nonths. Mayor aarry stated thai ¡re'---r¡ad r,o pay raxes in sqn ¡nsèl¡no eoi'r¡¡.s 
"riiðää1"ã u".Elias nas directed to r"ã¡. --i"io gån Ànsels¡o I sordinances

Àfter discussion, Councilman ne_id moved approval,seconcled. by Councilu¡an LiLt ancr passed sith fouraffirnative voÈes. councirnan è-oo¿nãn 
-""t"á--ãäuinsr,

he felt the area st¡ould ¡e u"èA for 
"etail.Dan ohlson and J-anes. H_ovlyr legal Orners and F. Haynes

lildllv, 91.,_?otenrial råñu"tl-ã3 Ross cor¡non. A¡, 73_. t r-Lv, {,j-¡J ¡J].st.r_Lct,- Request is to alloy - g.rr._albusiness offic¡ .for Johñ -n"-ña"fprr uaynes--anä- DoraHaynes Foundation, adninistering ã trG;- fundbenefiting research óf sociat i"¡.ãrr""; 380 sg. ft. plus70 sq. ft. storage net rentable sç[uare footage; oneperson on site. Hours of operation 9 a.m. to É 'p,n.,
tlonday through Friday,. ,,o cii.nt"-iiir;;';;"írãa o'site; on street parkiig.Ìfs. Susan ¡ow¡nan represented the applicant. She said
IL'-.-1"91-"I .*. plg?ättrv in iãs Ànseres but, wour.d bemovrng into the offices shortlv.Àfter consideration,. Councilnän Reid noved approval,seconded by Councilman Líl_]. end bâêÈê.ì úi *h €^,.-affir¡native votes. 

- 
councilnan Good¡nan-;;;;ä .äåi""t, -Ëå

felt the area should be used for ietail
{"!." .Ievinsohn, Ieqa} Owner anã 

-ricirerfe 
Benjanin,Potential Tenant, lZ Ross cou¡ron, ÀIl lt_zzi-ld, C_tDistrict- nequèst is to ar-rd establishuent of acof-fee ilrop, possible future luncheon cafe, serrring onbac! patior 5oo net. renr,abte squara6"ãõ; ãiã'ãi .rostaff.persons o¡! site. Hours óf operatioñ:- O-a,n. toCounciLman Good¡ûan ¡noved approval and that it bereviewed Ín one year. He --asked the "àula""lã topatronize the new caf,e. This h/as seconded byCouncil¡nan Reid and passed unaninously.Public worlÉs Director Elias retnir,¿ea'¡ø=. Benjanin thatdue to the new sncking orainanðã, smoking wõúia-not ¡.allowed in the cof,fee ifrop.$

b.

USE PERMIT

NO. tå6 _

\9<

'c.

uru ,u*r* o

no. url

\r,l¡S 
.-=

aì
AE

PERMTT

NO.43

Êo]-aF Pe:mit Àpp.Licltion.
Charles ancl Eileen KinSl 18 Sylvan Lane, 73_16I_O8, ZOTOO0sq. ft- vo,ne- Rêque't is to ãttos a sotar pemit for theinstalration of ten ¿ ft, x r0 ia, aorar p"tr"fr, î inches ontop of the south pafr of, the nain roof.upon notion by councirnan Lilr., seconded Þy councir¡ran Reid,
!h" .s_olar perrnit, was granted uith four alfirúti;u vores,Councihnan Goodnan absÈáined.
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6. No

g s
Pance

(rr

o on -o
Cenyon Ro¡ût
31-11 Acre Zone

Saraples of exterlon matertele, botlr prefenned anô
rltännates, hlore preqented a¡¡d eppnOvcü by the Cou¡rcLI.
ùhr. .Poore moved, gianttng the hlllslde Lot appllcablon'
subJact üo ttre sltlng &s.preoånted, the plantlng
pro[rartr, cuts e¡ra ffi]"s aã shown and use of tire a¡"rproved
ãxtãrlor naterlelg. Mt. $cales geCooded tlre moülon,
whlch t{as unenlmous).y passecl.

,,
fr Vnn alî'ce a

Requosb to add 312 s
and lst floon llvlng
from sld.cllnes (¿Ot

{r ft. fon add,ltton¿I kltahen cPace-room. Non-oonfor¡ßlng house 161
requlrad).
Lot ¡::Ea 23'121+ sq. fü'

fffi:::.rot eov*rso iÊ:lift
Þrcäont floor lrâ¡ r¿ülo 18.10Í
Propoeeð É n L?.tfr

' (L5í rll,orcd)

, 6 Forr¡hlll Ave.
. ZOîê
üo ?r¡d, story of non-conforarln¡g

I

I sQ.
Flequo.rü to sdd ùuo Poomst
houa€.
At tha appllca.ntts nequest, thle vgrlance r¡as contlnued
üo ths August meetlng.

2.
r8 våJ\ ,0 EQ. . zollg

I
D¡:. CherLcr Krrg c¡plclncô tbrt by rquarlng out prrt of
tho bouse, bc. roulrJ bo ¡blc to oo'rroEü tha kltab'cn
tnad,cquealcs end provld,c a f,lr¡t fl'oon J.lvlng loon
uhleh -ls necûcd nca¡ thc pet!.o a¡ð pool.
0n motlon by !{r. Sc¡}es, oocondcð by l{r. Poorc, thc
veria¡rcs was u¡åJrlËo1rsly granted.

Venl

sge
år V€r pÊoã

omp ax 3-273- 0 & L}) toaal Servlcs
Comner:cLaL A¡ce,
Bequest to aLl,or outdoor ltghtlng for: lcetlng area
anA llLr¡nlnaüed. exlrülng proJccttng i18n.
I'Iancy Brooub.ead,, presldentof, lour Ploagurer -InÛ.,tntrðduced llax Sebeahcn" the chef rt le0oqrrellcot'
and explalncd that thc rcstar¡r5r¡t c111 .be open evcnlngs
atartlãg August lst. She displaycd -n1¡41-luntn¿tor:¡whlch t¿ltt provld,e llght on botb, gldc¡ of the unev6n
brlck raLks- for e afety. Tabies r1l'1 bc 116hted' by
candles. The gnall lligfrts wlll aLoo dcflns tho south
porlmete:: llght üo bc Éleccd epprgxlnrdtely þi on
õontsr. Ehe-L1ght ovsr ths cx:.sting BroJcetlng stgn
r¡lLt haye a colór statflar to sod,!r.¡n -vtpoll rtrect Llgi3ta
and rllLl rash rlor¡a on the ¡lqn,. If t'bc Ll€ht
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I'flNUTnS 0F 'InÌì ?rl(ÌillAl ì,1:'ATlt:G cF ,TIíl; 3r,i5'to'¡ll,t r:flt''p0tL

Ì:i'lI.,I¡ e ll 3l:I-"1i;:¡{ilhlR 1.O, 196tr.

1. Roll CaIì

2.

{

Mãyor Al1en oneni:rJ ¿þ¿ ¡rcretinff '¡J th a c:'l I for Lhr' :"o11 ar,
8:05 F .l.i,
'Fres.enti Mâv,:,r Al.l en, i-ìquncl lmen Brleca, Jones , FreAnttrrew,
ScotL and T ow', ÉrL[ornev Ë].Ilott.
Absent: No:'re,

úLnttteg.
Mlnutes of lh
apr'roved as m

Dernand s .
fü, 5ñ&drew ânn.ounced tha,t l)emnn¿ìs ?171-2202 ancì FR 2?8-
2gl, viLli the exceptlon at #2195 [i' Stale C.o¡np, Ins. ln the
anount of fì:1r530.80, l:ad been exa¡rined enrl approveri a.nd the
wa''r.ant.s si gned,

Variance.
Varlåtìee #4f. Dr. ancl l",!rs. Cherles D. K1ng, Sylv'an
Lane. (73-1é.1-09,.) . A.drl1[: or of Co¡m1tory, trath. ancl
dressl':g room to seeontì. f loo:' ol non-eon "ornJ ng house,
0n a ¡noLlo'r b¡r l{r, Jones, secondeC by l"Ír. Brleea, the
varJ r¡nce htâs trnananously granted..

a

Mr.'Wlf:-iam e . McDuffie, Woodslde Way, (73-231-Portlon
of l-ots 17 & 1B), Jolnt Or*ner, Mr. Bórls Sllverman.
ConstructLon or house on lot havinq an averagÊ slope
f n axeess of 30Í, Mr, Baelres¡ prerenbec! p1nns, wlth
letter flrom A.J, Lang, elvll englrreer and topographlc
survey from Roemer ancl Esbes, Town llnglneer 0g1c-sby
reaf llrned hls letter of A.ugust 77t.h to the Councll
that a drajnage plan shoukl be made showing a gut,ter
abo.¡e arid nl.ong the toF of bhe cutback of the house
e.,,.1 ¡rovi¡ j on made for r*ater along tlrroCslrle. Mr.
Seo|t ¡noved that, the natter t:e püt over untJl tl'e
Oetober neeilng, I'lr. Jones snecln<lerì and li-'e notlon
we s unåne-otìsl;r earrl ecl .

SJ r Fr¿rnel s Ðrake BIvd.
1o'¡n Engineer 0glesby adr¡i sed Lli;,[ ilr. II¡rrcrrs r¡i tl'e
AsphalL Inscltu.te recommenCed ad rlng quart'r lnch rock
or sand lo the resurfaclng. Ile ancl Þír. E1y are
experlrnent,lng anrl he felt þs wsulrì be 1n a poslljon to
submi b specl lleetlons to Mr. Ely on l4onc1;y, Sept. Ltrth.
þfr. Ely sald he r,roulri do up to STO0 on eorrrellve work.

e ACJourrreC I'leetf ng of' Jul¡r 1ì7, 19ol+, vere
ailed.

d
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#
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No.

APPITCATTON FOB VARTANCE
UIVÐER ORÐTNANCE NO¡ 22O - TM ZONII\TG ORDINANCE

oF Ít{E Toi,tN 0¡,R0ss

.3 ts-l

DATE ri-ãq-Ãa

PEONE 4t;5-25¡6

$AME 0F APPT,ICANT thar"Les D- I{1n¡..

A¡DBESS S¡¡'ì r, si: f .n a o

To the fown Councl-r,
RosÕ, Ca].lfornia

Appltcation ls hereby natte for a VARI¡$ICE from tbe strlct application of Sectfon].D 11-x of the Zoning orôinaace of tbe Eo¡En of Ross to pernxlt the following3ent of 9. no}l'-coaforulng struetiåre ae sirot¡n 1:r the acc
ilae t¡]ð håuso eir. 'b:,/ a ar:f' Iìr s

on property situateal at: Assessoxrs Map No. ?i*iö1-08 _

Ad.d.ress Sv i Lsr-re. i,ci iió Subd ivision ,q¡Lþ¡a,g_l&gg s
f,egal -ormer: of parcel råD ElLeen B

Status of applicant lf not 1egal owner

The fo11o¡¡"ing stateüents and' attacbed. plaas are offered. ¿n subÉtantia.bion of, ny request:

2' The grantlng of the aBpllcatlon ls necessary for the preservatlon aad" enjoyrent ofsubstantlal- property rights of the Betltioner beeause:

.'É

22(

prlanl te J lrrf lra e for. the úenber.s ùf
\

$t
lhe fan:Llv^

3. The granting of this varfance und.er the clrcu.nstances of thi$ case lrili not ad.verse-ly affect the health, safety or !¡eLfare of persons reslding j.n the neJ"ghbo::hoor!. cr bed.etrlmental to
borhood- because

xaryrovemen

flufreüents f()
yarû. end

1n affect Ln *,he arc¿a. ,Ihr:r propôsed eddibLon elflo
ex a the Soui¡r r,'¡here there '7s $a\'r

& Ð,noulì &
Lo the fron t,'r t he î tor e et&Ece of

T
na na:j po

und.er tr)ena].ty of perjury that I have nad.e every 
"eas

onabl.e effort toascertaln the aacuracy of the d.ata contained- in tbe state¡oents 2 fla,pÊ, öratrings, plansancl specifícatLons subnltted. uith this appUcation and. that said. lufornatl-on Ls trueand. correct to tlre best of ny knovled.ge and. belief, I further consent to any pernitissued- in re].lance thereon being d.eclared. by the Tov¿ Councll to be nu].l ancl voic! inthe event that anybhing contalned. thereÍn ie foì.rad. to erroneous because of an in-tentional or neg].igent nissta te¡cent of fact"

Appllcation (Granted.) {Ðcaricd) Date

to other propel,ty or
to tt)e f5 t slde

ts in sald nelgh-
a1l ¡ther ne-

s e

outh.

Read. carefu]-].y i;he lnstructions on tbe revez,se õid.e
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CHAMBERS + CHAMBERS
ARCHITECTS

18 Sylvan Lane
Neighbothood Outteach

,t copy of the r\DR submission wâs sent to Lee Carson at 16 Sylvan Lane and to Chades Goodman
at20 Sylvzn Lane for their review in mid-May. Mr. Carson wrote an email to Dan Little exptessing

his support for the project on May 11ù.

Chambers and Chambers Ârchitects serrt out invitations fot an open house to all the neighbots of 18

Sylvan Lane on Mlay 31,201,7. The list of addtesses u/âs provided by the Planning Department. The
open house was scheduled forJune 16ú, ftom noon to 4pm, at the office of Ch¿mbets and
Chambers Architects in Mill Valley. Mr. Goodman contacted Chambers and Chambers the week of
June 5ù to let us know he would be unable to attend the open house and wanted to schedule a

meeting onJune 20ú. He asked that Mr. Carson also be invited to the meeting. No other neþhbors
contacted Chambers and Chambers.

Chambers and Chambers met with the Goodman's onJune 20ú at their home at 20 Sylvan Lane, but
Mr. Carson was unable to attend. Plans, materials board, and a model wete presented to the
Goodman's for their review. The meeting wentwell and the project was well received. They had no
negative cornments about the desþ and most of their comments were concerning construction

þarking, road blockage, construction times, etc). Mr. Camon wrote a lettet of support and sent it to
the Planning Department the week ofJune 72ú.

MILLER AVENUE MILL VALLEY CA 94941 4I5 38I 8350 WWWCHAMBERSANDCHAMBERS.COM
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MINUTES

Meeting of the
Ross Advisory Design Review Group

'l"l"l'18 Sylvan Lane Excerpt***

Tuesday, June 27,20L7

L. 6:05 p.m. Commencement
Mark Frítts, called the meetingto order. Joey Buckingham, Mark Kruttschnitt, and Stephen Sutro
were present. DA Winey was absent. Heidi Scoble representing staff was also present.

2. New Business

a. Little and Batalla Residence- 18 Sylvan Lane

Planning Manager Heidi Scoble briefly introduced the project in place of contract planner
Brett Bollinger. The project architect Barbara Chambers described the project. Property
owners Dan Little and Elena Batalla introduced themselves.

As the project was submitted for conceptual advisory design review, the ADR Group provided

the following comments:

,/ Verify that the story poles have been installed accurately
./ Determine if additional tree removal would be required as a result of the project,

Consider the requirements for "non-intrusion" zones.
,/ Soften the appearance of the façade as it appears too austere and imposing
,/ Consider pushing the residence back further from the street
,/ Consider reducing the pitch of the roof
./ Consider stretching out the house so it appears more wider and shorter
,/ Consider the architectural context of the streetscape relative to mass and scale
,/ Consider a one-story element at the front and then a two-story element in back (e.g.,

consider project in reverse)
./ Overall like the design, but not consistent with the site and street

t



MINUTES
Meeting of the

Ross Advisory Design Review Group
***18 Sylvan Lane Excerpt***

Tuesday, Octobe r 24, 20L7

t. 7:00 p.m. Commencement
Mark Fritts, called the meeting to order, Stephen Sutro, Joey Buckingham, and Mark Kruttschnitt
were present. l-ieidi Seobie representing staff was also present.

2. Old Business
a. Batalla-Little Residence- 18 Sylvan Lane
ADR Group members Joey Buckingham and Stephen Sutro disclosed that they had met with
the applicants prior to the meeting. Planning Manager Scoble provided a brief introduction
of the project. Project architects Jason Yee and Barbara Chambers also provided a

presentation on the project revisions since the June 27,20L7 meeting. Property owner Dan

Ltrue srareo rnar ne orq nor ilKe rne proposeo nlppeo rooï ano wouto preïer a gaþtes rooï, þtjt
was willing to compromise if it meant the ADR Group would provide a positive
recommendation.

The ADR Group stated that the project has been improved since the last proposal and liked
that the residence was pushed back farther from the street, that the building forms were
staggered to provide additional articulation, and that the proposed materials and colors could
be supported. The ADR Group also supported both the hipped and gabled roof design, but
suggested that if the gabled roof design was chosen, that the building should be stepped back
a minimum of L0 additional feet from Sylvan Lane and that the steep roof pitch should
remain. The ADR Group also suggested that the cars in the driveway should be screened, that
the driveway should be permeable with either gravel or permeable pavers, that the front
driveway gate should be reduced in size, and that a portion of the fr,ont south-facing garden
should be left open and have a manicured design aesthetic.

T
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URBAN FO ATES, INC.
I WillowStreetSan Rafael, CA 94901

(4 1 5) 454-421 2 info@urbanforestryassociates.com

TREE PRESERVATION / PROTECTION PLAN
for

1B Sytvan Lane
Ross, CA94957

Prepared for:
Daniel Little

Prepared by:

Urban Forestry Associates
I Willow St.
San Rafael, CA
415.454.4212
info@urbanforestryassociates.com
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U rb a n Foresfqy Ass oci ates, I n c. July 10,2017

Traaa ¡^^l',¡^r.l in in.,an+anrr rvgo rrrvrvvgv ilr rlrY9rrtvry

Trees to be removed with poor health or structure...
Trees to be removed with fair health or structure.....

'l.ì,.................. tv
,.................... 2

......'.,'..'....4

Total trees to be removed 6

Photos of all the subject treês can be made available upon request.
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U rb a n Foresfiy Ass oci ate s, I n c. July 10, 2017

PURPOSE

Urban Forestry Associates (UFA) was hired by Daniel Little to inspect the trees at 18 Sylvan Lane in the town
of Ross. The purpose was to assess the condition of the trees and provide a prognosis on tree health, vigor,
structural stability and potential impacts to the trees resulting from the proposed development of the property.
The inspection occurred on July 1Q,2017. This report documents the health and structural condition of the
trees and provides conclusions and recommendation in accordance with the Town of Ross MunicipalCode,
regarding protection of trees during construction.

TREE SURVEY

A full tree inventory, including a tree by tree description can be found on the supplementalArborist's Map,
dated July10, 2017, that is to accompany this report.

OBSERVATIONS
. No grading or utility plans were assessed for this report. These may or may not pose additional impacts to

the subject trees.
¡ Tree 2 was the subject of a previous risk assessment and found to have High to Extreme risk of whole-tree

failure and impact with surrounding homes due to subterranean decay consistent with Armillaria root rot.
r The trees east of the existing wood boarder east of the pool were not included in this survey as they are

outside the footprint of the proposed development with the exception of Tree 17, whose canopy extends
into the development area. All these trees are to be retaíned and protected with fencing and all demolition
work is to be performed by hand.

. Tree 19 was not included in the survey and so not accommodated in the proposed plans evaluated for this
report. lt was brought to the attention of the development team and accommodation should not be a
problem.

NON.INTRUS¡ON ZONE

ln determining the size of the non-intrusion zone (NlZ) for the subject trees, both existing and proposed site
conditions were considered. Given these restrictions, none of the subject trees will have NlZs in compliance
with the table in the Ross Municipal Code, however, if they are respected and installed as described, the
indicated zones should be adequate to preserve the health and stability of the subject trees.

SCOPE OF WORK / L¡MITATIONS
lnformation regarding property boundaries, land ownership, and tree ownership was evident from a land
survey, property fencing and/or provided by the client. UFA has no personal or monetary interest in the
outcome of this matter. All determinations reflected in this report are objective and to the best of our ability. All
observations regarding the sites and trees were made by UFA personnel, independently, based on our
education and experience. Determinations of the health and hazard potential of the subject treeS are through
visual inspection only and of our best professionaljudgment.

The health and hazard assessments in this report are limited by the visual nature of the assessment. Defects
may be obscured by soil, brush, vines, aerialfolia$e, branches, multiple trunks or other trees. None of the
subject trees were examined using invasive techniques such as increment coring or Resistograph@ tests. The
probability of tree failure is dependent on a number of factors including: topography, geology, soil
characteristics, wind patterns, species characteristics (both visually evident and concealed), structural defects,
and the characteristics of a specific storm. Structurally sound, healthy trees are wind thrown during severe
storms. Consequently, a conclusion that a tree does not require corrective surgery or removal is not a
guarantee of no risk, hazard, or sound health.

TREE WORK STANDARDS AND QUALIFICATION
All tree work, removal, pruning, planting, shall be performed using industry standards as established by the
lnternational Society of Arboriculture. Contractor rnust have a State of California Contractors License for Tree
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Service (C61-D49) or Landscaping (C-27) with general liability, worker's compensation, and commerc¡al
a uto/eq ur pmentjnsuranee-
Contractor standards of workmanship shall adhere to cunent Best Management Practices of the lnternational
Society of Arboriculture (lSA) and the American National Standards lnstitute (ANSI) for tree pruning,
fertilization and safety (ANSI 4300 and 2133.1).

INSPECTION SCHEDULE

lnspection of site: Prior to Equipment and Materials Move ln. Site Work. Demolition and Tree Removal: The
Project Arborist will meet with the General Contractor, Architect / Engineer, and Owner or their representative
to review tree preservation measures, designate tree removals, delineate the location of tree protection / non-
intrusion zone fencing, specify equipment access routes and materials storage areas, review the existing
condition of trees and provide any necessary recommendations.

lnspection of site: After installation of NIZ fencino: lnspect site for the adequate installation of tree
preservation measures. Review any requests by contractor for access, soil disturbance or excavation areas
within root zones of protected trees. Assess any changes in the health of trees since last inspection.

lnspection of site: Durinq excavation or anv activities that could affect trees: lnspect site during any activity
within the Non-lntrusion Zones of preserved trees and any recommendations implemented. Assess any
changes in the health of trees since last inspection.

Final lnspection of Site: lnspection of site followinq completion of construction: lnspect for tree health and
make any necessary recommendations.
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ARBORIST'S CHECKLIST

o An urban forester, certified or consulting arborist shall establish the Tree Protection Zone (TPZ) prior to
starting the demolition work. Four-foot-high wire deer fencing will be erected by the contractor and
inspected by the arborist to limit access to the TPZ. This will protect the trunk and root zone throughout
construction.

o The Arborist shall have a pre-demolition meeting with contractor or responsible party and all other
foremen or crew managers on site prior to any work to review all work procedures, access and haul
routes, and tree protection. The contractor must notify the Arborist if roots are exposed or if trunk or
branches are wounded.

Any trunk and root crown that is not protected by a TPZ where heavy equipment operation is likely to
wound the trunk, install a barrel stave-like trunk wrap out of 2 X 4 studs connected together with metal
straps, attached to the 2X 4's with driver screws or 1" nails. The arborist shall oversee the installation of
the trunk protection.

Storage of equipment shall be on asphalt or ground protected by mulch / plywood in an area specified by
the arborist in conjunction with the contractor or responsible party prior to the initiation of any demolition or
construction activity.

Heavy equipment use should be limited around trees and the roots. No equipment may be transported or
used on bare ground within the root zone. A 6" layer of mulch and plywood must be placed under the
path for access and egress. The protective "bridge' shall be maintained by the contractor and regularly
inspected by the arborist.

Any damage to trees due to demolition or construction activities shall be reported to the arborist within 6
hours, so that remedial action can be taken. Any damage done to the trees in violation of the contract
agreement shall be appraised as a casualty loss by the arborist and provided to the tree owner.

All trenching within the critical root zone shall be done pneumatically or by hand.

An arborist shall over-see all grading, trenching, tunneling or other excavation within the root zones of
trees.

No chemicals or other waste materials shall be dumped in the root zone of this tree. There shall be no
material storage in the.

Pier and at-grade beam foundation construction should be used around the tree to avoid root damage.
The soils shall be probed by the Arborist prior to drilling for piers to avoid major roots. Any minor roots
(<3.5") encountered should be cut cleanly with a saw after excavation.

Patios and walks shall be constructed out of permeable materials on a well-aerated base, such as "Cornell
Mix". Radiating, horizontal perforated pipes shall be placed at the pavement base/native soil interface
with vertical air outlets, if the above mix cannot be used.

Chimneys and other heat vents shall be screened and terminated or provided a trimmed clearance at least
l0 feet from branches and foliage (See local fire codes).

Any tree pruning will be done in accordance with ISA standards.

The soil and drainage shall be rehabilitated and all debris removed after construction

The arborist must perform a final inspection to ensure that no unmitigated damage has occurred and to
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spec¡fy any pest, disease or other health care. The arborist shall specify and oversee any necessary
restorative actions.

o A suoolementary irriqation svstem clesisnecl bv the Arborist sha!! be installed where necessary.-_r-r- - ' " ¿ v--_ -¿'--"'---v -- -J -'

The arborist shall advise the homeowner on landscaping. Landscaping shall conform to arboricultural
guidelines.

Any suspected omissions or conflict between various elements of the plan shall be brought to the
attention of the arborist and resolved before proceeding with the work.

Benjamin Anderson, Urban Forester
ISA Certified Arborist & TRAQ
WE:10160A
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SOURCES
. Field lnspection performed by Ben Anderson of Urban Forestry Associates on July 10,2017.
. Little Residence Plan set dated 512312017 containing Sheets 40.0, 1 .1, 2.1, 2.2, 2.3, 3.1, 3.2,3.3, 3.4,

4.1,5.1,5.2,5.3 & 5.4.
. The Town of ,Ross Code, Chapter 12.24, Planting, Alteration, Removal, or maintenance of trees (2002).

,
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