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REGULAR MEETING AGENDA 

Date:   9/23/2019 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 

B. Roll Call 

C. Reports and Announcements 

Under “Reports and Announcements,” staff and Commission members may communicate general 
information of interest regarding matters within the jurisdiction of the Commission. No Commission 
discussion or action can occur on any of the presented items. 
 

D. Public Comment 

Under “Public Comment,” the public may address the Commission on any subject not listed on the 
agenda, and items listed under Consent Calendar. Each speaker may address the Commission 
once under Public Comment for a limit of three minutes. Please clearly state your name and 
address or political jurisdiction in which you live. The Commission cannot act on items not listed on 
the agenda and, therefore, the Commission cannot respond to non-agenda issues brought up 
under Public Comment other than to provide general information. 

E. Consent Calendar 

E1. Approval of minutes from the September 9, 2019, Planning Commission meeting. (Attachment) 

E2. Architectural Control/Kevin Levingston/485 Waverley Street: 
Request for architectural control for exterior modifications to an existing three-unit development on 
a parcel in the R-3 (Apartment) zoning district. The modifications include updates to the siding 
materials and windows. (Staff Report #19-070-PC) 

F. Public Hearing 

F1. Use Permit Revision/Sepi Agah/1655 Magnolia Court:  
Request for a use permit revision to modify a previously-approved new two-story residence on a 
substandard lot in the R-1-S (Single Family Suburban Residential) district. The requested 
modifications include changing the approved siding from a combination of stucco and wood siding 
to all wood siding, and removing a second-story window. (Staff Report #19-071-PC) 

F2. Use Permit Extension/Tim Hudson, Off the Grid/1100 Merrill Street:  
Request for an extension of a use permit for a recurring special event (weekly food truck market) 
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on a portion of the Caltrain parking lot, at the corner of Merrill Street and Ravenswood Avenue in 
the SP-ECR/D (El Camino Real/Downtown Specific Plan) zoning district. The event would continue 
to occur on Wednesday evenings between 5:00 p.m. and 9:00 p.m., with setup starting at 3:30 
p.m. and cleanup concluding at 10:00 p.m. The event would continue to include amplified live 
music (typically consisting of one to two musicians playing predominantly acoustic instruments) 
and generator use, which may exceed Noise Ordinance limits. The use permit term would be 
extended from its current expiration date of February 19, 2020, to February 19, 2025. (Staff Report 
#19-072-PC) 

G. Informational Items 

G1. Future Planning Commission Meeting Schedule – The upcoming Planning Commission meetings 
are listed here, for reference. No action will be taken on the meeting schedule, although individual 
Commissioners may notify staff of planned absences. 

• Regular Meeting: October 7, 2019 
• Regular Meeting: October 21, 2019 
• Regular Meeting: November 7, 2019 

 
H. Adjournment 

At every Regular Meeting of the Commission, in addition to the Public Comment period where the public shall have the 
right to address the Commission on any matters of public interest not listed on the agenda, members of the public have 
the right to directly address the Commission on any item listed on the agenda at a time designated by the Chair, either 
before or during the Commission’s consideration of the item.  
 
At every Special Meeting of the Commission, members of the public have the right to directly address the Commission on 
any item listed on the agenda at a time designated by the Chair, either before or during consideration of the item.  
 
For appeal hearings, appellant and applicant shall each have 10 minutes for presentations.  
 
If you challenge any of the items listed on this agenda in court, you may be limited to raising only those issues you or 
someone else raised at the public hearing described in this notice, or in written correspondence delivered to the City of 
Menlo Park at, or prior to, the public hearing. 
 
Any writing that is distributed to a majority of the Commission by any person in connection with an agenda item is a 
public record (subject to any exemption under the Public Records Act) and is available for inspection at the City Clerk’s 
Office, 701 Laurel St., Menlo Park, CA 94025 during regular business hours. 
 
Persons with disabilities, who require auxiliary aids or services in attending or participating in Commission meetings, may 
call the City Clerk’s Office at 650-330-6620. 
 
Agendas are posted in accordance with Government Code §54954.2(a) or §54956. Members of the public can view 
electronic agendas and staff reports by accessing the City website at menlopark.org/agenda and can receive email 
notification of agenda and staff report postings by subscribing to the “Notify Me” service at menlopark.org/notifyme. 
Agendas and staff reports may also be obtained by contacting City Clerk at 650-330-6620. (Posted: 09/18/2019) 
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REGULAR MEETING MINUTES - DRAFT 
Date:   9/9/2019 
Time:  7:00 p.m. 
City Council Chambers 
701 Laurel St., Menlo Park, CA 94025 

 

A. Call To Order 
 
 Chair Andrew Barnes called the meeting to order at 7:00 p.m. 
 
B. Roll Call 

Present: Andrew Barnes (Chair), Chris DeCardy, Michael Doran, Camille Kennedy, Henry Riggs 
(Vice Chair), Michele Tate 

Staff: Kyle Perata, Principal Planner; Matt Pruter, Associate Planner; Chris Turner, Assistant 
Planner 
 

C. Reports and Announcements 
 

Principal Planner Kyle Perata reported the City Council at its September 10, 2019 meeting would 
consider the first reading of the REACH Code Amendment and if adopted, the second reading 
would occur at the Council’s September 24, 2019 meeting. He said also on September 10, the 
Council would consider a request for a reconsideration of the resolution establishing a process for 
notifying the City Council of Planning Commission actions on potentially large or potentially 
impactful projects. He said if the reconsideration was approved, changes might be made to the 
referenced process. He said Council interviews with Planning Commission candidates would take 
place on September 24, 2019 with an anticipated appointment in October 2019. 

 
D. Public Comment 

 
• Peter Edmonds, District 3, Menlo Park, thanked Commissioner Chris DeCardy for supporting 

his request to modify the August 12, 2019 Planning Commission minutes with regard to his 
(Edmonds) public comment and to acknowledge to staff that the modified wording in the 
minutes of the Commission’s August 26, 2019 meeting was accurate. He said he hoped his 
following comments would spark action by one or more Commissioners. He said earlier in the 
day the Planning Commission had received from him excerpts of the current staff report 
prepared by Sustainability Manager Lucky for the Heritage Tree Task Force that would meet 
September 12, 2019. He said on the back of the sheet of his handout to the Commission 
tonight he had summarized how the Planning Commission’s wishes expressed for a final 
motion had largely been ignored, and promises made to the Commission on August 12, 2019 
had been broken, nor was ending the moratorium satisfactorily addressed. He said tonight he 
wanted to address the newly available and incomplete draft of administrative guidelines, which 
were not provided to the Commission for review, particularly the highlighted clauses. He said 
those clauses invested total powers to administer the revised Heritage Tree Ordinance in the 
office of the City Arborist. He said those powers included, noting Clause 5, Permits, part “d,” 
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that the City Arborist might expedite dead or invasive tree processes and shall have authority to 
reasonably waive permit application requirements and fees. Mr. Edmonds said in his opinion 
that this guideline invested far too much power in a single City official, operating as a sole 
expert with no significant oversight (that he was aware of), and that official would be authorized 
to nullify the work and decisions of the Task Force, Planning Commission, Environmental 
Quality Commission, and the City Council. He said recalling that absolute power corrupted he 
thought this clause was a blatant invitation for corruption and urged the Commission to rebel 
against it. He said another clause in the revised ordinance administration guidelines invested 
the authority to adopt in the designee of the Public Works Director the City Arborist’s reports. 
He quoted: Adopt in this context means the designee can also amend. He said in Part C of that 
clause, under Decision Making Criteria, it stated: If requested alternative designs were more 
than 40% of the appraised value of the tree the request would be perceived as financially 
infeasible. If the requested alternative designs were less than 10% of the appraised value of 
the tree the request would be presumed to be financially feasible.  He noted his full set of 
comments had been provided to the Commission. 

 
E. Consent Calendar 
 
E1. Approval of minutes from the August 26, 2019 Planning Commission meeting. (Attachment) 

 
Commissioner DeCardy suggested modifications on pages 12 and 16 (outlined in the action 
below). He moved to approve the minutes with the modifications. Commissioner Camille Kennedy 
seconded the motion.  
 
ACTION: Motion and second (DeCardy/Kennedy) to approve the August 26, 2019 Planning 
Commission minutes with the following modifications; passes 6-0. 
 
• Page 12, third paragraph change “but the company did not a kitchen for staff” to “but the 

company did not have a kitchen for staff;” and 
 

• Page 16, second bullet, change “General support for the proposed open space...” to “Most 
Commissioners generally supported the proposed open space…” 
 

E2. Architectural Control/Deborah and Steven Levine/5 Alexis Court: 
Request for architectural control to conduct exterior modifications to an existing residence in the R-
1-S (X) (Single Family Suburban Residential, Conditional Development) zoning district. (Staff 
Report #19-067-PC) 
 
Chair Barnes pulled the item from the consent calendar. 
 
Staff Comment: Associate Planner Matt Pruter said staff had no additions to the staff report. 
 
Questions of Staff: Commissioner Henry Riggs said he noticed that the architectural control 
request although simple in form and concept had 19 architectural sheets, which in his estimate was 
20 hours of work. He asked why a Floor Area Limit analysis was needed for changing windows. 
Planner Pruter said his understanding of the application was they had a larger set of plans than 
was necessary but having made some clarifications and iterations over time, they decided to keep 
the plan set as-is. 
 

https://www.menlopark.org/DocumentCenter/View/22808
https://www.menlopark.org/DocumentCenter/View/22805
https://www.menlopark.org/DocumentCenter/View/22805


Draft Minutes Page 3 

 

   City of Menlo Park   701 Laurel St., Menlo Park, CA 94025  tel 650-330-6600  www.menlopark.org 
 

Commissioner Riggs said it was not a significant amount of changes that had occurred from the 
original submittal. He said staff might internally discuss whether some requirements could be 
pulled back if the request was simple in form and concept and did not change the footprint. He said 
also an arborist report was required but he did not understand the need for that, and it was a  
burden in terms of time. He said he thought the four sheets showing the elevations were only 
needed for this request. He asked what the window material frame was. Planner Pruter said  
Attachment C12 of the staff report called out the window materials. Commissioner Riggs after 
looking at the referenced sheet noted that Anderson 100 and 200 windows in his recollection were 
not vinyl windows, which had been his only concern. He moved to approve as recommended in the 
staff report. Commissioner Kennedy seconded the motion. 
 
ACTION: Motion and second (Riggs/Kennedy) to approve the item as recommended in the staff 
report; passes 6-0. 
 
1. Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing 

Facilities”) of the current California Environmental Quality Act (CEQA) Guidelines. 
 

2. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to 
architectural control approval: 

 
a. The general appearance of the structure is in keeping with the character of the  

neighborhood. 
 

b. The development will not be detrimental to the harmonious and orderly growth of the City. 
 
c. The development will not impair the desirability of investment or occupation in the 

neighborhood. 
 

d. The development provides adequate parking as required in all applicable City Ordinances 
and has made adequate provisions for access to such parking. 
 

e. The property is not within any Specific Plan area, and as such no finding regarding  
consistency is required to be made. 
 

3. Approve the architectural control subject to the following standard conditions: 
 

a. Development of the project shall be substantially in conformance with the plans prepared by  
Katja Rimmi Interiors, consisting of 19 plan sheets, dated received August 29, 2019, and 
approved by the Planning Commission on September 9, 2019, except as modified by the 
conditions contained herein, subject to review and approval of the Planning Division. 

 
b. Prior to building permit issuance, the applicants shall comply with all Sanitary District,  

Menlo Park Fire Protection District, and utility companies’ regulations that are directly 
applicable to the project. 
 

c. Prior to building permit issuance, the applicants shall comply with all requirements of the 
Building Division, Engineering Division, and Transportation Division that are directly 
applicable to the project. 

d. Simultaneous with the submittal of a complete building permit application, the applicant  
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shall submit plans indicating that the applicant shall remove and replace any damaged and 
significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 

 
e. Heritage trees in the vicinity of the construction project shall be protected pursuant to the  

Heritage Tree Ordinance and the arborist report prepared by A Plus, dated received August 
29, 2019. 

 
F. Public Hearing 
 
F1. Use Permit/Jing Quan/223 Laurel Avenue: 

Request for a use permit to demolish an existing two-story single-family residence and detached 
garage, and construct a new two-story residence on a substandard lot with regard to minimum lot 
width in the R-1-U (Single Family Urban Residential) district. One heritage size English walnut tree 
is proposed to be removed as part of the project. (Staff Report #19-068-PC) 
 
Staff Comment: Assistant Planner Chris Turner said a last minute revision to the plans omitted the 
note for the heritage tree replacement on site plan sheet A2.2. He said that note would be required 
in the approved final plan set.  
 
Applicant Presentation: Jing Quan, project architect, said the lot was relatively narrow but quite 
deep with one side running to 240 feet and the other side to 220 feet in length. She said the garage 
was proposed in the front but turned so the garage door faced the site and was not visible from the 
street. She said the required front setback was 20 feet and they were proposing a 45-foot front 
setback. She said the front of the property curved so they pushed the building back, so it aligned 
with the existing left hand side neighboring two-story residence. She said the proposed second 
floor front setback was approximately 73 ½ feet. She said the proposed style was Craftsman with 
typical details including wood siding, composite roof with 4 to 12 pitch and an overhang of 18-
inches, and decorative wood columns at the front and rear porches. She said the overall height of 
the proposed building was 27-feet, four-inches.  
 
Commissioner DeCardy said the proposed replacement for the heritage tree was not on sheet A2.2 
but he thought it was shown on sheet A2.1. He confirmed with the applicant that the location of the 
replacement tree was in the rear left, facing the property from the street.  
 
Chair Barnes opened the public hearing and closed it as there were no speakers.  
 
Commission Comment: Commissioner Riggs asked if the replacement Brisbane tree was shown as 
a five-gallon tree. Ms. Quan said it was a 15-gallon tree. 
 
Commissioner Riggs said the project overall was handsome and he thought the second-floor roof 
showed deference to neighbors. He moved to approve as recommended in the staff report. 
Commissioner Kennedy seconded the motion. 
 
ACTION: Motion and second (Riggs/Kennedy) to approve the item as recommended in the staff 
report; passes 6-0. 

 

https://www.menlopark.org/DocumentCenter/View/22806
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1. Make a finding that the project is categorically exempt under Class 3 (Section 15303, “New 
Construction or Conversion of Small Structures”) of the current California Environmental 
Quality Act (CEQA) Guidelines. 
 

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of 
use permits, that the proposed use will not be detrimental to the health, safety, morals, comfort 
and general welfare of the persons residing or working in the neighborhood of such proposed 
use, and will not be detrimental to property and improvements in the neighborhood or the 
general welfare of the City. 

 
3. Approve the use permit subject to the following standard conditions: 

 
a. Development of the project shall be substantially in conformance with the plans prepared by 

WEC & Associates, consisting of 13 plan sheets, dated received August 27, 2019, and 
approved by the Planning Commission on September 9, 2019, except as modified by the 
conditions contained herein, subject to review and approval of the Planning Division. 
 

b. Prior to building permit issuance, the applicants shall comply with all Sanitary District, 
Menlo Park Fire Protection District, and utility companies’ regulations that are directly 
applicable to the project. 

 
c. Prior to building permit issuance, the applicants shall comply with all requirements of the 

Building Division, Engineering Division, and Transportation Division that are directly 
applicable to the project. 

 
d. Prior to building permit issuance, the applicant shall submit a plan for any new utility 

installations or upgrades for review and approval by the Planning, Engineering and Building 
Divisions. All utility equipment that is installed outside of a building and that cannot be 
placed underground shall be properly screened by landscaping. The plan shall show exact 
locations of all meters, back flow prevention devices, transformers, junction boxes, relay 
boxes, and other equipment boxes. 

 
e. Simultaneous with the submittal of a complete building permit application, the applicant 

shall submit plans indicating that the applicant shall remove and replace any damaged and 
significantly worn sections of frontage improvements. The plans shall be submitted for 
review and approval of the Engineering Division. 

 
f. Simultaneous with the submittal of a complete building permit application, the applicant 

shall submit a Grading and Drainage Plan for review and approval of the Engineering 
Division. The Grading and Drainage Plan shall be approved prior to the issuance of 
grading, demolition or building permits.  

 
g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the 

Heritage Tree Ordinance and the arborist report prepared by Kielty Arborist Services LLC, 
dated received August 15, 2019. 

G. Regular Business 

G1. Review of substantial conformance review process and possible Planning Commission direction on 
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criteria for substantial conformance determinations. (Staff Report #19-069-PC) 
 
Principal Planner Perata referred to the staff report that outlined the three tiers of substantial 
conformance review related to modifications to a use permit. He said the Commission might 
provide direction to staff on any updates to the criteria used by staff to determine when changes to 
a project were considered in conformance with its discretionary action, required a substantial 
conformance memo to the Planning Commission or required a revision to the approved permit. 
 
At Chair Barnes’ request, Planner Perata highlighted what triggered use permits and that the 
substantial conformance review process might apply to any projects having a use permit. Chair 
Barnes clarified with staff that the review this evening was potentially to improve that process.  
 

 Chair Barnes opened public comment. 
 
 Public Comment: 
 

• Nicholas and Jennifer Bott, Menlo Park, expressed their support of a review of the substantial 
conformance review process and potential revision to it. Mr. Bott said they were currently doing 
a remodel of their home and wanted to increase the height of their project from the use permit 
allowed height by 12-inches. He said currently that change would require full Planning 
Commission review. He said their neighbors were fine with the proposed change and the 
change was still within the daylight plane requirements. Ms. Bott said also reducing the backlog 
of projects with some changes that had to go through Planning Commission review was 
important.  

 
Chair Barnes closed public comment. 
 
Commission Comment: Commissioner DeCardy asked approximately how much staff time and 
calendar time was associated with each tier of substantial conformance review. Planner Perata 
said for more recent memos staff had tracked its time and could report that as a future 
informational item. He said staff’s review of proposed changes was similar, if truncated, to a plan 
set review. He said preparing a memo would take a couple of hours and staff tried to plan those 
around Planning Commission agendas. He said these change reviews varied depending on the 
project and could take from one month to a few months.   
 
Replying to Chair Barnes, Planner Perata said he did not know the reason why certain numbers 
were made the standard in the zoning ordinance for lot sizes. He said a decision was made in the 
zoning ordinance at some point that lots not meeting the minimum width, depth or area and were 
building a new, two-story development required review and approval of the Planning Commission. 
He said the determined substandard lot sizes might mean development could have potentially 
more impact to neighbors. 
 
Commissioner Riggs thanked staff for the information noting thought had been given over the 
years to the three tiers of approval process for use permit revisions and findings of substantial 
conformance. He referred to topic 2 in the staff report under Commission Considerations and the 
question of whether landscape changes might be found in substantial conformance. He said he 
agreed as long as the changes did not involve the privacy between buildings. He said if there was 
a privacy issue, and generally for residential two-story development, that such change should go 
through staff review and circulated as a memo to the Commission. He said topic 3 asked whether 

https://www.menlopark.org/DocumentCenter/View/22807
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the Commission believed that the construction of accessory buildings should be allowed without a 
permit revision and/or substantial conformance memo. He said he was a supporter of accessory 
buildings for both their practical use for the landowner and a potential renter. He said particularly if 
there were no objections from neighbors that made sense to him. He referred to topic 4 and said 
he liked the idea that certain modifications might have a sunset. He said the Commission had seen 
use permit revisions that really had no reason for a public hearing except historically there had 
been a use permit. He said he would like that considered and discussed. He referred to topic 5 in 
the staff report: Does the Planning Commission believe that documentation of adjacent neighbor 
approval of a change should affect the review tier? He said it should where neighbor approval did 
not seem to be significantly out of line with what you would expect to be within the range of a 
neighbor. He said sometimes a neighbor was not in the best position to make an approval of 
proposed plan changes. 

 
Commissioner Michael Doran said he thought the existing process worked well overall. He referred 
to topic 2 and landscaping improvements. He said he thought those should be in substantial 
conformance and not require Commission review. He said related to topic 5 that he shared 
Commissioner Riggs’ skepticism about neighbor approval of permit change requests as he did not 
think neighbor approval should be a determining factor in whether a review was required. He said 
Commissioner Riggs used the example of a person who was shut in and never opened their blinds. 
He said he could think of other reasons that a neighbor might not object to something that was 
generally objectionable. He said the neighbor might not use a particular room in the house, was 
planning on moving in three months, or was friends with their neighbors. He said they were dealing 
with buildings that were durable and lasted a long time. He said if oversized windows were put in 
that looked over a neighbor’s backyard or into one of their rooms, those windows were likely to be 
there for 50 years, and a number of people would live next door during those 50 years. He said he 
did not see any practical way to differentiate between neighbor approvals for revisions that you 
would expect to get approved and neighbor approvals that were based on some unusual 
circumstances related to those neighbors. He said he did not think neighbor approval should be a 
factor. 

 
Chair Barnes referred to his personal experience with the use permit and revision process. He said 
he found it onerous and costly, and in his view prejudicial unfairly toward smaller lots in the City. 
He said the staff report alluded to it and he had experienced it that when embarking on a 
construction project there were a number of unknowns particularly in the current building 
environment wherein you were lucky to get an architect to take your project and a contractor to 
make a bid on it. He said once you were in the use permit approval process and had inevitable 
changes you were in a difficult situation because there was no margin of error. He said a project in 
his neighborhood because the lot size was designated substandard meant a much greater burden 
on the applicant in terms of plan check, Planning Division review, and Building Department review, 
which far exceeded what was required for the same project for other parcels in the City. He said 
changing the siding on his home from stucco to cedar siding and the roof from asphalt to cedar 
shingles required him to get a use permit revision that involved significant  paperwork, submittals 
and reviews but a home being developed in West Menlo on a 7000 square foot lot could have done 
that without any level of discretionary review. He said the City did not have design guidelines. He 
said if staff were given the ability to make decisions on changes within a greater framework, he 
thought that what was natural in this process would be accommodated. 

 
Chair Barnes referred to topic 1 in the staff report: Are there specific items (e.g., changes to the 
size, number or placement of window(s), height increases, color changes, etc.) that the 
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Commission does not need to review for substantial conformance determination? He said he would 
like a nuanced discussion on this as there were degrees of change. He said now the ordinance 
was skewed towards the question of whether it was different from what was approved and if it was 
different it had to come back for review. He said nuances that could be applied was whether the 
change was within the original spirit of the project approval, what the change was and the degree 
of the change from the original approval. He said that would trigger either substantial conformance 
review or returning for a use permit revision. He said the staff report asked if staff should develop a 
written substantial conformance review policy for adoption by the Planning Commission. He said 
that was a yes for him to include use permit revision and substantial conformance review. He said 
all the issues were issues of degree and he thought they should empower staff to make these 
decisions within a broader framework. He asked about the items listed in topic 2 related to 
landscaping changes. Planner Perata said this was skewed more towards residential development 
as those applications often did not have highly developed landscape plans. He said often building 
permits come in later after use permit approval for new structures such as trellises, arbors, and 
built in gas barbecues that required Planning staff review for compliance with project approvals. He 
said absent with the plans identifying such features those typically would need use permit revisions 
or if smaller a memo to the Commission. 

 
Chair Barnes said landscaping and features would come last in the process for single-family 
residential development noting budgetary constraints as a project was being constructed. He said 
that area should have an allowance for substantial conformance review. He said scale mattered 
and confirmed with staff that there were development standards for such things as trellises and 
arbors. He said he was fine with those having substantial conformance review as long as they 
were within the development standards including setbacks and for staff to call for a permit use 
revision if those features were out of scale with the development standards or out of context with 
the site and neighborhood. 

 
Chair Barnes confirmed with staff that accessory buildings noted in topic 3 were not secondary 
dwelling units. Planner Perata said state law required the City to allow secondary dwelling units 
when all development regulations were met regardless of a use permit approval for the main 
residence. Replying further to Chair Barnes, Planner Perata said an accessory building could have 
plumbing and electrical. He said they were differentiating these from the more open structures 
such as trellises and arbors. He said an accessory building was enclosed noting a shed was an 
example of an accessory building. 

 
Chair Barnes asked about topic 4: Currently discretionary actions by the Planning Commission run 
with the land and staff evaluates all projects, regardless of year approved, for consistency with the 
plans approved by the Planning Commission. Does the Planning Commission believe that after a 
defined amount of time any proposed modifications to the completed development should be 
reviewed for compliance with the Zoning Ordinance instead of for conformance with the approved 
project and compliance with the Zoning Ordinance? If so, what does the Planning Commission 
believe would be the appropriate amount of time (e.g. three years, five years, and ten years from 
completion)?  
 
Planner Perata said this was asking if the use permit running with the land in perpetuity should be 
revisited potentially. He said this might require additional review by the community and the Council 
in terms of direction as it was not strictly a conformance question and might modify the underlying 
ordinance. He said staff would need to look into that further but wanted to prompt the Commission 
to consider. He said right now staff was looking at items that could have been approved through a 
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use permit in the 1980s, 1990s, 2000s and the question was whether or not that evaluation of 
compliance with original plans was still desirable after a certain date. 

 
After comments by Commissioner Riggs on use permit approvals and future modifications, Planner 
Perata said he believed they mentioned in the report that whether the project was under 
construction or seven or eight years complete, part of staff’s deliberation on requested changes 
was to see whether the requested change was in the Planning Commission meeting minutes as 
discussion or an important topic of conversation at the meeting when approval was granted or not 
discussed at all.   

 
Chair Barnes said he supported a sunset on use permits. He referred to topic 5: Does the Planning 
Commission believe that documentation of adjacent neighbor approval of a change should affect 
the review tier? For example, if upper-floor side windows are proposed to be enlarged and/or 
added, which would normally be a use permit revision, could written approval of the adjacent 
neighbor allow it to be processed through a conformance memo or administrative approval? He 
said he agreed with this heartily. He said regarding the use permit approval the Planning 
Commission weighed in on development standards that were met and reviewed for aesthetics. He 
said when an aesthetic, a material change or color change was sought this was something that 
affected neighbors and he thought did not need Planning Commission review. He referred to topic 
6: Should staff develop a written substantial conformance review policy for adoption by the 
Planning Commission? That policy could be updated by the Planning Commission from time to 
time when priorities or preferences change. He said that was a yes for him. He referred to topic 7: 
Is there any additional information that the Commission would like included in the substantial 
conformance memos? He said he had nothing for that topic. 
 
Chair Barnes returned to topic 1: Are there specific items (e.g., changes to the size, number or 
placement of window(s), height increases, color changes, etc.) that the Commission does not need 
to review for substantial conformance determination? He said his idea on that was having a level of 
degree, which would come into play, other than just a binary change or no change but a degree 
that would trigger and be part of the substantial conformance process as to tiering. He asked if that 
would be manageable for staff to determine degree of change. Planner Perata said staff could look 
at ways to address the type of changes in that gray area but it would be helpful to have some input 
and guidance. He said perhaps they should start with the substantial conformance review memo 
process for those changes rather than strict use permit revisions subject potentially to neighbor 
input. He said there were mixed opinions about neighbor input, but that could be what staff leaned 
on in the beginning. He said there was a judgment call that staff would have to make especially 
without strict direction in those gray areas. He said staff would probably lean on being conservative 
in its interpretations. He said they could certainly look at ways to move some of those modifications 
into a memo format by looking at the overall project to make sure it met the intent of the project 
approval and would not impact neighbors unduly. 

 
Chair Barnes said if the process was fair across the City it was fair on everyone. He said there was 
an inordinate burden on people whose properties were subject to the use permit process and none 
of the burdens on others in the City whose properties were not subject to the use permit process. 
He said that also applied to the use permit revision process and he supported addressing that 
economic injustice. 

 
Commissioner Doran said the issue with substandard lots was citywide and not restricted to the 
Willows. He noted his own lot although greater in size than the typical Willows’ sized lots was a 
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substandard lot and none of the three properties adjoining his were standard lots. He said he 
thought the use permit process had value and that the reason Menlo Park did not have the political 
issue with McMansion building was because of the review process. He said the very detailed 
review that the Planning Commission conducted of every application had resulted in a political 
environment where people were able to build two-story houses in one-story neighborhoods without 
a lot of public outcry.  

 
Commissioner Michele Tate said she would be very interested to see by district what the 
substandard lot size was and how many properties were considered substandard. (Chair Barnes 
had asked this question earlier and staff had indicated that it could be researched; however, Chair 
Barnes indicated it was not necessary.) Commissioner Tate said she believed that the Willows and 
Belle Haven were the hardest hit with substandard lots. She said many Belle Haven residents felt 
the use permit process was a very discriminatory process. Planner Perata said staff could get that 
information and distribute it to the Planning Commissioners. He said regarding timing they would 
need to look at resources to run the GIS analysis. He said he would update the Commission once 
he found out how long that might take. Commissioner Tate said that a lot of people in Belle Haven 
were not able to do anything with their properties because they felt like the process was too 
laborious and expensive. She said they did not want people to get discouraged before they even 
tried to improve their homes or for them to do unpermitted additions.  

 
Commissioner Riggs said in 2002 the Council received an analysis of substandard lots in the City. 
He said approximately 50% of the lots in the City were substandard. He said the majority of the 
Willows’ lots were substandard, virtually all of Belle Haven’s lots were substandard, and all of 
Lorelei Manor’s were (he noted they solved that with an overlay). He said substandard lots were 
throughout the City and the majority of his City projects had been on substandard lots. He said he 
heartily agreed with Commissioner Tate that this was not helpful for the City as a whole to have 
these higher hurdles for some to do improvements to their properties. He said those obstacles and 
California building code drove people to simply avoid applications. He said as a possibly good 
bottom line that for some changes staff would make a determination and then circulate a memo to 
the Planning Commission. He said for example paint color, noting that they were not dealing solely 
with single-family residences. He referenced a commercial building that was painted a different 
color than what was approved and it had not served the owner or neighborhood well. He said 
regarding design standards that he did not think the City would have those until some members of 
the public had the interest and the time to take it on as he did not see Council approving staff time 
to work on that. He said it was needed. He said other cities on the peninsula had design guidelines 
and he believed that the City of Redwood City had hired a consultant recently to develop design 
guidelines for it. He said having design guidelines would solve a number of the issues that the 
Planning Commission saw. He said staff probably agreed but could not do anything about it nor 
could he or Chair Barnes, but it was worth noting for the record. He thanked staff for putting the 
report together. 

 
Commissioner DeCardy referred to topic 6: Should staff develop a written substantial conformance 
review policy for adoption by the Planning Commission? That policy could be updated by the 
Planning Commission from time to time when priorities or preferences change. He said that was a 
good idea and the review that made sense to him was to check in every four years to assure 
everyone serving a full term on the Commission would have the chance to participate in that 
discussion while they were representing the voice in the community that they were appointed to 
represent. He said in addition to laying out some of the tactical pieces in the substantial 
conformance memo he thought getting to the level of some principles would be of value. He said 
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they were trying to balance a lot of things including time and cost for owners and applicants and 
City staff, fairness across applications on all types of uses, and some sense of community 
aesthetics that the Commission was supposed to represent absent any design standards with 
individual freedom for people to do what they wanted to do with a recognition that influences, 
needs, and demands on the community changed over time. He said the community in which they 
now lived did not look anything like the community of 10 years earlier. He said to check back in on 
that made sense, so he was in favor of topic 6 for those reasons. He said he was also in favor of 
sunsetting use permits for those same reasons. He said generally he thought the process worked 
and he gave staff a lot of credit. He said sometimes when informal systems worked well you should 
not mess with them as a formal system created bureaucracy and other things to take care of over 
time. He said topics 1, 2 and 3 were essentially the same in his thinking. He said the distinction 
going from Tier 2 to Tier 3 was kind of elegant in that staff wrote the memo, sent it to the 
Commission and if one of the Commissioners has an issue with it the item could be pulled to come 
to the Commission. He said he understood staff’s conservative position but wondered whether staff 
might do a checklist for Tier 1 and share that with the Commission as what staff intended to do. He 
said upon review of the checklist, the Commission might indicate that a memo was needed. He 
said right now when staff wrote a memo and it was not pulled by the Commission that meant staff 
had done the right thing. He suggested finding a gating element between Tier 1 and 2 without a lot 
of work for staff that might push things back from Tier 2 to Tier 1. He said in general he was in 
favor of going that way and in answering questions on topics 1, 2, and 3, in general, he would err 
on the side of trusting staff more as opposed to coming back to the Commission. 

 
Chair Barnes said he thought more latitude was needed related to Tier 2 to Tier 3 including 
neighbors’ input as ostensibly they were the ones impacted and he thought their agreement to 
changes should weigh heavily on whether Tier 2 was to be triggered to Tier 3. He remarked on 
levels of plan specificity that the Commission saw that he thought lent to greater and lesser review. 
Planner Perata said that was beyond the agenda topic discussion but he could answer generally. 
He said staff reviewed every project against the City’s application submittal guidelines and they 
had internal checklists they used to help implement those guidelines even further in terms of what 
was required in the application submittals as to the types of information and what level of detail the 
plans need. He said certainly some applications had more detail than others, but they strived for a 
minimum level of detail. He said they did their best to ensure that minimum level of detail was met 
prior to bringing the project forward to the Planning Commission so it had a clear understanding of 
what it was reviewing and acting upon. He said they required for exterior elevations to show door 
and windows materials on the plans so staff could provide that to the Planning Commission as part 
of its deliberations on the project. He said later staff would look at the building permit plans for 
consistency with that approval. He said certainly plans had different levels of detail and different 
ways of showing those materials whether as a door schedule or a note in the plan. He said staff 
strove to provide a minimum level of detail to be fair to applications going through the process as 
well as to the Planning Commission so there was a standard amount of information provided. 

 
Replying to Chair Barnes, Planner Perata said staff had a number of items to move forward from 
the discussion this evening. He said they would take the Planning Commission’s individual 
comments and try to work those into future evaluations for substantial conformance reviews in 
terms of the tiers. He said a few of the items that staff had incorporated as comments might 
warrant additional review and potentially input and direction from the Council as well as community 
discussion such as time periods for a use permit in terms of sunsetting for revisions. He said 
potentially a Planning Commission policy on substantial conformance review might also need input 
from the Council. He said staff would look into those two items further. He said other comments 
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were things staff would consider. He said there were differing opinions but in general similar 
comments were made in terms of levels of review and how to look at certain changes differently 
going forward. 

 
Staff Summary of Commission Feedback:  
• General support to allow modifications to paint color, height, and windows size/placement at a 

staff level (through the building permit process) if the modifications were within the spirit of the 
Planning Commission’s discretionary review and approval and would meet all Zoning 
Ordinance requirements (e.g. daylight plane, height, setbacks, etc.). Continue to review 
meeting minutes and project components to determine if changes would be out of character 
with the approved project or potentially result in a greater impact to a neighbor and adjust level 
of substantial conformance review accordingly. 
 

• General support to allow landscaping and site improvements, including accessory structures 
and buildings at the staff level or through substantial conformance review, depending on the 
proposed site layout, building/structure design and location, amount of proposed changes, and 
provided the proposed improvements would comply with the Zoning Ordinance. General 
support to allow these modifications without a use permit revision, unless unique aspects of the 
Planning Commission’s review and approval warranted a use permit revision. Staff should 
continue to evaluate if changes are consistent with the spirit of the Planning Commission’s 
deliberation and approval of the project (i.e. review meeting minutes). 
 

• Most Commissioners expressed support for staff to further evaluate the possibility of 
establishing a sunset date for an approved use permit, architectural control permit, or other 
discretionary action to be reviewed against the approved plans and instead review 
modifications for compliance with the Zoning Ordinance and related requirements. 
 

• Some support to have staff consider neighbor review and approval of proposed changes when 
determining the appropriate level of conformance review. Some Commissioners also cautioned 
against using neighbor approval, especially if approval is given for a change that was not 
consistent with what a neighbor would typically support. 
 

• A number of Commissioners supported a written formal policy and asked staff to further 
investigate the process to develop a policy for substantial conformance. 
 

• A Commissioner recommended that staff evaluate proposed changes to projects against 
whether the Commission would vote the same way on the project with the incorporated 
changes. If staff did not believe the changes would affect the outcome, consider a lower level of 
review (i.e. building permit or substantial conformance memo). 
 

• General Commission support for current substantial conformance review process but 
recognition of possible improvements. 
 

• Most Commissioners expressed support for staff to evaluate and potentially approve more 
modifications through the building permit and substantial conformance review memo process 
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instead of as revisions to allow for more flexibility for changes that were typical of development 
projects (general discussion around changes to single family residential projects) and to reduce 
the length of review time and associated cost for changes through the use permit (or similar 
discretionary permit) review process, provided staff implements the guidance provided by the 
Planning Commission on this topic. 

 
H. Informational Items 
 
H1. Future Planning Commission Meeting Schedule  

 
• Regular Meeting: September 23, 2019 
 
Planner Perata said the September 23 agenda would have a couple of single-family residential 
development projects and an extension of the use permit time limit for the Off the Grid food trucks. 
He said they had a five-year use permit and were requesting to extend it.  
 
• Regular Meeting: October 7, 2019 
• Regular Meeting: October 21, 2019 

 
I. Adjournment 

 
Chair Barnes adjourned the meeting at 8:51 p.m. 
 
 
 
Staff Liaison: Kyle Perata, Principal Planner 
 
Recording Secretary: Brenda Bennett 
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STAFF REPORT 

Planning Commission    
Meeting Date:   9/23/2019 
Staff Report Number:  19-070-PC 
 
Consent Calendar:  Architectural Control/Kevin Levingston/485 

Waverley Street  
 
Recommendation 
Staff recommends that the Planning Commission approve the architectural control request to modify the 
exterior of an existing triplex in the R-3 (Apartment) zoning district. The proposal consists of replacing the 
existing board and batten siding with Hardieplank lap siding and adding new patio areas for the 
residences. The recommended actions are included as Attachment A. 

 
Policy Issues 
Each architectural control request is considered individually. The Planning Commission should consider 
whether the required architectural control findings can be made for the proposal.  

 
Background 
Site location 
The subject property is located in the Linfield Oaks neighborhood, near the intersection of Waverley Street 
and Alma Street. The property is located in the R-3 (Apartment) district, however the immediate vicinity is 
comprised of properties in the R-3, R-1-U (Single Family Urban Residential), and C-1-A (Administrative 
and Professional) districts. The properties along Waverley Street consist of a mixture of one and two story 
multi-family residential buildings, mostly constructed in the ranch or craftsman architectural styles. A 
location map is included as Attachment B. 
 

Analysis 
Project description 
The existing triplex is constructed in the ranch architectural style with board and batten siding and brick 
accents. The proposed project consists of updating the exterior siding materials to give the structure a 
more modern look and to add additional private patio space. The proposed project includes removal and 
replacement of existing windows. Several of the smaller windows are proposed to be replaced like for like. 
The larger windows on the front and right side elevations that currently extend to the floor are proposed to 
be replaced with windows that do not extend to the floor, and instead have a proposed sill height of two 
feet, seven inches. New patio walls are proposed to be constructed at the entrance to each of the two 
residences at the front of the triplex, which are intended to give residents more private space. The project 
plans and project description letter are included as attachments C and D, respectively.  
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Interior renovations are also being conducted, but are not subject to architectural control review by the 
Planning Commission. Although the structure is nonconforming with regard to the left side and rear 
setbacks, the nonconforming new work value does not exceed 50 percent of the value of the existing 
structure. Therefore the project does not require a use permit and the interior modifications have already 
commenced.    
 

Design and materials 
The existing structure consists of light gray board and batten siding with a brick veneer base accent on the 
front and right elevations, and asphalt shingle roofing. The proposed modifications to the facades would 
have the following characteristics:  
 

• Change from gray board and batten siding to Hardieplank lap siding painted in a beige tone 
(Naturel SW). 

• Reface the brick veneer with lace textured stucco painted in a brown tone (Meadow Trail SW). 
• Repaint the white window and door trims in a dark grey tone (Manor House SW).   
• Asphalt shingle roofing and existing doors would remain.  

 
In addition to the modifications to the siding and trims, the applicant proposes to construct two new private 
patios. The patio walls would be visible from the street and would be Hardieplank lap siding with wood trim 
painted to match the proposed siding for the structure. 
 

Correspondence  
Staff has not received any comment letters on the proposed project.     
 

Conclusion 
Staff believes that the materials and proposed design would be compatible with the existing surrounding 
multi-family buildings. The proposed design elements would maintain the overall architectural character of 
the development while improving the visual appeal of the existing structure. Staff recommends that the 
Planning Commission approve the proposed project. 

 
Impact on City Resources 
The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 
City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. 

 
Environmental Review 
The project is categorically exempt under Class 1 (Section 15301, “Existing Facilities”) of the current 
California Environmental Quality Act (CEQA) Guidelines. 
 
Public Notice 
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 
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hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 
and notification by mail of owners and occupants within a 300-foot radius of the subject property. 
 

Appeal Period 
The Planning Commission action will be effective after 15 days unless the action is appealed to the City 
Council, in which case the outcome of the application shall be determined by the City Council. 

 
Attachments 
A. Recommended Actions 
B. Location Map 
C. Project Plans 
D. Project Description Letter 

 
Disclaimer 
Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the 
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City 
Staff is not always possible. The original full-scale maps, drawings, and exhibits are available for public 
viewing at the Community Development Department. 

 
Exhibits to Be Provided at Meeting 
Color and Materials Board 

 

Report prepared by: 
Chris Turner, Assistant Planner 
 
Report reviewed by: 
Kyle Perata, Principal Planner 
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485 Waverley Street – Attachment A: Recommended Actions 

PAGE: 1 of 1 

LOCATION: 485 
Waverley Street 

PROJECT NUMBER: 
PLN2019-000067 

APPLICANT: Kevin 
Levingston 

OWNER: R. Tod 
Spieker 

PROPOSAL: Request for architectural control for exterior modifications to an existing three-unit 
development on a parcel in the R-3 (Apartment) zoning district. The modifications include updates to the 
siding materials and windows. 

DECISION ENTITY: Planning 
Commission 

DATE: September 23, 2019 ACTION: TBD 

VOTE: TBD (Barnes, Doran, Tate, Kennedy, Riggs, DeCardy) 

ACTION: 

1. Make a finding that the project is categorically exempt under Class 1 (Section 15301, “Existing
Facilities”) of the current California Environmental Quality Act (CEQA) Guidelines.

2. Adopt the following findings, as per Section 16.68.020 of the Zoning Ordinance, pertaining to
architectural control approval:

a. The general appearance of the structure is in keeping with the character of the
neighborhood.

b. The development will not be detrimental to the harmonious and orderly growth of the City.

c. The development will not impair the desirability of investment or occupation in the
neighborhood.

d. The development provides adequate parking as required in all applicable City Ordinances
and has made adequate provisions for access to such parking.

e. The property is not within any Specific Plan area, and as such no finding regarding
consistency is required to be made.

3. Approve the architectural control subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by
Edwin Bruce Associates, consisting of 6 plan sheets, dated received September 18, 2019,
and approved by the Planning Commission on September 23, 2019, except as modified by
the conditions contained herein, subject to review and approval of the Planning Division.

b. Prior to building permit issuance, the applicants shall comply with all Sanitary District, Menlo
Park Fire Protection District, and utility companies’ regulations that are directly applicable to
the project.

c. Prior to building permit issuance, the applicants shall comply with all requirements of the
Building Division, Engineering Division, and Transportation Division that are directly
applicable to the project.

d. Simultaneous with the submittal of a complete building permit application, the applicant
shall submit plans indicating that the applicant shall remove and replace any damaged and
significantly worn sections of frontage improvements. The plans shall be submitted for
review and approval of the Engineering Division.

e. Heritage trees in the vicinity of the construction project shall be protected pursuant to the
Heritage Tree Ordinance.
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ZONING: R3

LOT AREA: 7366 S.F.

LAND COVERED BY STRUCTURES: 
(E)APARTMENT UNITS + (E)GARAGE = 42%
(E)LANDSCAPING: 39.0%
(E) PAVED SURFACES: 19.0%
(E)PARKING SPACES: 3 COVERED 

NO CHANGES PROPOSED TO FLOOR AREA, 
PAVED AREA AND PARKING.

ALL GRADES TO REMAIN NATURAL.

CODES:   

2016 CALIFORNIA FIRE CODE 
2016 CALIFORNIA BUILDING CODE 
2016 CALIFORNIA EXISTING BUILDING CODE
2016 CALIFORNIA ELECTRICAL CODE 
2016 CALIFORNIA MECHANICAL CODE 
2016 CALIFORNIA PLUMBING CODE 
2016 CALIFORNIA GREEN BUILDING CODE 
2016 CALIFORNIA RESIDENTIAL CODE
2016 BUILDING ENERGY EFFICIENCY CODE 

INCLUDING AMENDMENTS BY THE CITY OF MENLO PARK

PROJECT NAME:     485 WAVERLEY STREET 
   EXTERIOR IMPROVEMENTS

ADDRESS:     485 WAVERLEY STREET
   MENLO PARK, CA - 94025

APN:     062404130

ZONING:  R3 - RESIDENTIAL MEDIUM DENSITY

OCCUPANCY GROUP:     R-2

TYPE OF CONSTRUCTION: V-B

NO CHANGE TO AREA SQ.FTG

: 
EDWIN BRUCE ASSOCIATES ARCHITECTS 
TEL: 408.995.5701
1625 THE ALAMEDA, SUITE 610, SAN JOSE, CA 95126

LOCATION MAP
SCALE = N.T.S.

AERIAL VIEW
SCALE = N.T.S.

N N

LANDSCAPE: 
NO TREE REMOVAL PROPOSED.

TOTAL BUILDING AREA: 
UNCHANGED

SITE LOCATION 

SITE LOCATION 

THE PROJECT SCOPE IS TO ATTAIN A PERMIT FOR WINDOW REPLACEMENTS WITH NEW RETROFIT 
DOUBLE GLAZED WINDOWS, NEW PATIOS FOR TWO UNITS, INSTALLING STUCCO WAINSCOTING 
OVER EXISTING BRICK VENEER SIDING AND TO REMOVE EXISTING BATTENS ON THE EXTERIOR 
WALLS AND REPLACE WITH HARDIEPLANK LAP SIDING .

ARCHITECTURAL

A-1.0 PROJECT INFORMATION, 
AREA PLAN, STREETSCAPE

A-2.0 SITE PLANS
A-3.0 EXISTING/DEMO ELEVATIONS
A-4.0 PROPOSED ELEVATIONS
A-5.0 NON-CONFORMING STRUCTURE NEW WORK VALUE CALCULATION

A-6.0 BMP CONSTRUCTION FACTSHEET
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NOTES ABOUT FRONTAGE IMPROVEMENT:

1. ANY FRONTAGE IMPROVEMENTS WHICH ARE DAMAGED AS A RESULT OF 
CONSTRUCTION WILL BE REQUIRED TO BE REPLACED. ALL FRONTAGE
IMPROVEMENT WORK SHALL BE IN ACCORDANCE WITH THE LATEST VERSION 
OF THE CITY STANDARD DETAILS.

2. AN ENCROACHMENT PERMIT FROM THE ENGINEERING DIVISION IS 
REQUIRED PRIOR TO ANY CONSTRUCTION ACTIVITIES, INCLUDING UTILITY 
LATERALS, IN THE PUBLIC RIGHT OF WAY.

1 PLANNING REVISION 8.19.19
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DEMOLISH EXISTING 
CONCRETE STEP SHOWN 
DASHED

(E) CONC. PATIO
TO REMAIN

110'-0"

72
'-9

"

110'-9"

61
-0

"

25'-0"

(E) LANDSCAPING

485
WAVERLEY

EDGE OF PAVEMENT

CENTERLINE OF STREET

(E) FENCE TO REMAIN, TYP.

4'-7"

 DISTANCE TO
(E) FENCE

4'
-1

"

 D
IS

TA
N

C
E

TO
 (E

)
FE

N
C

E

21'-0" TO SIDEWALK

ACTUAL FRONT SETBACK, ASSUMING THE
(E) REAR FENCE LINE MATCHES THE

PROPERTY LINE ON THE PARCEL MAP

CURRENT REQ'D. SETBACK IS 20'-0"

30
'-1

 1
/2

"

28
'-1

1"

HERITAGE 
CAMPHOR TREE

HERITAGE 
OAK TREE

NON-HERITAGE 
CAMPHOR TREE

10
'-0

"

(E) SEWER C.O.

DIAMETER = 15"
DIAMETER = 13"

DIAMETER = 15"

DEMO (E) SIDEWALK 
ALONG THE ENTIRE 
FRONTAGE OF THE 
PROPERTY

BEFORE/DEMO SITE PLAN
1/8" = 1'-0"1

INSTALL NEW RETROFIT 
DOUBLE GLAZED 
WINDOWS, TYP.

0 10 20 FT

A
C

TU
A

L 
SE

TB
A

C
K

C
UR

RE
N

T 
RE

Q
'D

.
SE

TB
A

C
K 

IS
 1

0'
-0

"

31
'-7

"

CURRENT REQ'D. 
SETBACK IS 10'-0"

13
'-5

 1
/2

"
3'

-2
 1

/2
"

13
'-5

 1
/2

"

79'-7"

(E) GARAGE

16'-4"

ACTUAL SETBACK, ASSUMING THAT
THE PARCEL MAP IS ACCURATE

CURRENT REQ'D. SETBACK IS 20'-0"

21'-0" TO SIDEWALK4'-0"

SI
D

EW
A

LK

5'
-0

"

7'
-0

"

11'-7"

4'-0" 2'-0"

13'-4"

INSTALL NEW RETROFIT 
DOUBLE GLAZED WINDOWS, 
TYP.

NEW CONC.
PATIO

28
'-1

1"

NEW WALKWAY

NEW CONCRETE 
PAD

3'-0"

3'
-0

"

30
'-1

 1
/2

"

(N) PATIO RAILINGS  

NEW 4" THK. CONCRETE SLAB TO MATCH 
THE HT. OF THE EXISTING STEPS

NEW CONC.
PATIO

W
A

V
ER

LE
Y 

ST
RE

ET

110'-0"

72
'-9

"

110'-9"

61
-0

"25'-0"

(E) LANDSCAPING

(E) WALKWAY

(E) DRIVEWAY

A
C

TU
A

L
SE

TB
A

C
K

5'
-6

" T
O

 (E
) F

EN
C

E

14'-3" TO (E) FENCE

ACTUAL SETBACK

CURRENT REQ'D.
SETBACK IS 15'-0"

4'-7"

 DISTANCE TO
(E) FENCE

4'
-1

"

 D
IS

TA
N

C
E

TO
 (E

)
FE

N
C

E

CENTERLINE OF STREET

1'-0" 1'-0"

TREE NOTE:

THE EXTERIOR IMPROVEMENTS PROPOSED IN THIS PROJECT 
(WINDOW REPLACEMENT, WALKWAY ALTERATIONS AND PATIO 
ADDITION) DO NOT REQUIRE SCAFFOLDING NOR AFFECT 
EXISTING TREE CANOPIES. 

NO TREE REMOVAL PROPOSED.

NO UTILITY ACTIVITY PROPOSED,  THEREFORE NO HARM TO THE 
TREES DUE TO THAT.

NOTES FOR USE PERMIT AND ARCHITECTURAL CONTROL :

REMOVE AND REPLACE ANY CRACKED, DEPRESSED, UPLIFTED, 
OR OTHERWISE DAMAGED IMPROVEMENTS (I.E. VALLEY 
GUTTER, PARKING STRIP, CURB, GUTTER, SIDEWALK, ETC.) 
ALONG THE ENTIRE PROJECT FRONTAGE.

ANY FRONTAGE IMPROVEMENTS WHICH ARE DAMAGED AS A 
RESULT OF CONSTRUCTION WILL BE REQUIRED TO BE 
REPLACED.

RECONSTRUCT EXISTING DRIVEWAYS IF DAMAGED.

485
WAVERLEY

(E) LANDSCAPING

HERITAGE 
CAMPHOR TREES

HERITAGE 
OAK TREE

NON-HERITAGE 
CAMPHOR TREES

DIAMETER = 15"

DIAMETER = 13"

DIAMETER = 15" NOTE:
THE HERITAGE TREES ARE AWAY FROM THE BUILDING AND NO CONSTRUCTION 
WORK IS TO BE PERFORMED WITHIN 13'-0" OF EITHER TREE.
TREE PROTECTION MEASURES:
ENSURE THAT THE CONSTRUCTION ACTIVITY  ON THE SITE DOES NOT AFFECT THE 
HEALTH OF THE TREES NOR CAUSES THEIR REMOVAL. 
ENSURE THAT THE TREES RECEIVE WATER AND PRUNING AS REQUIRED AND ARE 
PROTECTED FROM ANY HARM.

24'-8"

BACK-UP DISTANCE FROM CARPORT TO PATIO

(N) CONCRETE 
SIDEWALK, CURB AND 
GUTTER

PROPOSED SITE PLAN
1/8" = 1'-0"2

N

1/
A

-4
.0

2/
A

-4
.0

3/A-4.0

4/A-4.0

N

1/
A

-3
.0

2/
A

-3
.0

3/A-3.0

4/A-3.0
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4 1/4" = 1'-0" EXISTING/DEMO WEST/SIDE ELEVATION
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REMOVE ALL EXISITNG
WINDOWS, TYP.

GROUND LINE AT 
SIDEWALK LEVEL

LIVING RM. KITCHEN KITCHEN LIVING RM. LIVING RM.

11
"

6'
-6

 1
/2

"

UTILITY
CLOSET

UNIT 485 UNIT 487 UNIT 489

(E) BRICK SIDING
TO REMAIN

DEMO (E) BATTENS OVER
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

DEMO (E) BRICK VENEER
ONLY IN THIS LOCATION.

HEIGHT OF BUILDING - 14'-9"

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

12

4.5

CRAWL SPACE VENTS TO REMAIN OPEN 
WHEN NEW PATIOS ARE ADDED.

REMOVE ALL EXISITNG 
WINDOWS, TYP.

GROUND LINE AT 
SIDEWALK LEVEL3'

-7
"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

2'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

KITCHEN

KITCHEN

1'
-4

" (E) SILL HT.
NO CHANGE

BEDROOM BATH BATH

3'
-1

1"

3'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

3'
-7

"

3'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

UNIT 489 UNIT 487 UNIT 485

UTILITY
CLOSET

DEMO (E) BATTENS OVER 
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

HEIGHT OF BUILDING - 14'-9"

12

4.5

1 1/4" = 1'-0" EXISTING/DEMO NORTH/FRONT ELEVATION 

REMOVE ALL EXISITNG 
WINDOWS, TYP.

GROUND LINE AT
SIDEWALK LEVEL

DEMO (E) BATTENS OVER
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

2'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

11
"

(E
) S

IL
L 

H
T.

(E) BRICK SIDING TO REMAIN

DEMO (E) TRIM AROUND 
WINDOWS, TYP.

BEDROOM

LIVING RM.

UNIT 485 (E) DOORS TO REMAIN, TYP.
AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F. 

HEIGHT OF BUILDING - 14'-9"

12

4.5

CRAWL SPACE VENTS TO 
REMAIN OPEN.

REMOVE ALL EXISITNG 
WINDOWS, TYP.

GROUND LINE AT
SIDEWALK LEVEL

3'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

3'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

3'
-6

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

UNIT 489

DEMO (E) TRIM AROUND 
WINDOWS, TYP.

BEDROOM BEDROOMBATH

DEMO (E) BATTENS OVER 
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

HEIGHT OF BUILDING - 14'-9"

12

4.5

2 1/4" = 1'-0" EXISTING/DEMO SOUTH/REAR ELEVATION 

3 1/4" = 1'-0" EXISTING/DEMO EAST/SIDE ELEVATION 
DEMO (E) BATTENS OVER 
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR
WALLS, TYP.

ELEVATION
1/4" = 1'-0"7

DEMO (E) BATTENS OVER 
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

DEMO (E) BRICK VENEER 
ONLY IN THIS LOCATION.

ELEVATION
1/4" = 1'-0"8

ELEVATION
1/4" = 1'-0"5

DEMO (E) BATTENS OVER
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

ELEVATION
1/4" = 1'-0"6

DEMO (E) BATTENS OVER
PLYWOOD, PLYWOOD 
UNDERNEATH IS TO 
REMAIN ON EXTERIOR 
WALLS, TYP.

6

---

5

---

8

---

7

---
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3333333

INSTALL NEW RETROFIT
WINDOWS, TYP.

GROUND LINE AT 
SIDEWALK LEVEL

(N) HORIZONTAL HARDIEPLANK 
LAP SIDING OVER EXISTING EXT. 
PLYWOODNEW  1x4 TRIM, TYP.

FIXED
GLASS

FIXED
GLASS

UTILITY
CLOSET

FIXED
GLASS

2'
-7

"

FIXED
GLASS

LIVING RM. KITCHEN KITCHEN LIVING RM.

NEW CRIPPLE WALL WITH 2 X4 STUDS @ 16" O.C. 
W/ 1/2" PLYWOOD OVER, FINISHED WITH LIGHT 
LACED TEXTURED STUCCO FINISH, TYPICAL UNDER 
ALL WINDOWS WITH CHANGED SILL HEIGHTS

UNIT 485 UNIT 487 UNIT 489

LIVING RM.

N
EW

 S
IL

L 
H

T.

2'
-7

"

N
EW

 S
IL

L 
H

T.

LIGHT LACED TEXTURED 
STUCCO FINISH OVER 
BRICK WALL VENEER

1

2

HEIGHT OF BUILDING - 14'-9"

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

12

4.5

2

3

NEW  TRIM AT ALL 
CORNERS, TYP.

1

2

3

SHERWIN WILLIAMS SW 7542 NATUREL
(LAP SIDING)

SHERWIN WILLIAMS SW 7737 MEADOW TRAIL
(STUCCO)

SHERWIN WILLIAMS SW 7505 MANOR HOUSE
(TRIM)

EXISTING ROOF OF ASPHALT 
SHINGLES TO REMAIN

EXISTING DOORS HAVE WOOD 
FRAMES AND GLASS PANEL 
AND ARE TO REMAIN, TYP.

WHITE WINDOWS & 
DOORS, TYP.

3

INSTALL NEW RETROFIT 
WINDOWS, TYP.

GROUND LINE AT 
SIDEWALK LEVEL

(N) HORIZONTAL HARDIEPLANK 
LAP SIDING OVER EXISTING EXT. 
PLYWOOD

NEW  1x4 TRIM, TYP.

KITCHEN

FIXED
GLASS

3'
-1

1"

KITCHEN

FIXED
GLASS

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

FIXED
GLASS

BEDROOM BATH BATH

UNIT 489 UNIT 487 UNIT 485

FIXED
GLASS

UTILITY
CLOSET

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

EGRESS
WINDOW

OPENABLE AREA
= 7.8 SQ.FT

3'
-7

"

3'
-7

"

2'
-7

"

1'
-4

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

1

2NEW STUCCO SIDING

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

HEIGHT OF BUILDING - 14'-9"

12

4.5

1

2

3

SHERWIN WILLIAMS SW 7542 NATUREL
(LAP SIDING)

SHERWIN WILLIAMS SW 7737 MEADOW TRAIL
(STUCCO)

SHERWIN WILLIAMS SW 7505 MANOR HOUSE
(TRIM)

3

NEW  TRIM AT ALL 
CORNERS, TYP.

2'-10"

3'
-7

"
3'

-1
"

MIN. 34" CLR.

EXISTING ROOF OF 
ASPHALT SHINGLES 
TO REMAIN

EXISTING DOORS HAVE 
WOOD FRAMES AND 
GLASS PANEL AND ARE 
TO REMAIN, TYP.

WHITE WINDOWS & 
DOORS, TYP.

1 1/4" = 1'-0" PROPOSED NORTH/FRONT ELEVATION 

3

INSTALL NEW RETROFIT 
WINDOWS

GROUND LINE AT 
SIDEWALK LEVEL

(N) HORIZONTAL HARDIEPLANK 
LAP SIDING OVER EXISTING EXT. 
PLYWOOD

2'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

4'
-1

"

NEW  1x4 TRIM

BEDROOM LIVING RM.

UNIT 485

EGRESS
WINDOW

OPENABLE AREA
= 14 SQ.FT

FIXED
GLASS

FIXED
GLASS

9 
1/

2"

3'
-3

"

NEW STUCCO SIDING 
OVER BRICK VENEER

NEW PATIO WITH 
HARDIE LAP SIDING 

2'
-7

"

N
EW

 S
IL

L 
H

T.

1

2

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

HEIGHT OF BUILDING - 14'-9"

12

4.5

M
IN

. 3
'-5

" C
LR

.
RE

Q
D

. F
O

R
EG

RE
SS

1

NEW CRIPPLE WALL WITH 2 X4 STUDS @ 16" O.C. 
W/ 1/2" PLYWOOD OVER, FINISHED WITH LIGHT 
LACED TEXTURED STUCCO FINISH, TYPICAL UNDER 
ALL WINDOWS WITH CHANGED SILL HEIGHTS

2

1

2

3

SHERWIN WILLIAMS SW 7542 NATUREL
(LAP SIDING)

SHERWIN WILLIAMS SW 7737 MEADOW TRAIL
(STUCCO)

SHERWIN WILLIAMS SW 7505 MANOR HOUSE
(TRIM)

EXISTING ROOF OF ASPHALT 
SHINGLES TO REMAIN

EXISTING DOORS HAVE WOOD 
FRAMES AND GLASS PANEL AND 
ARE TO REMAIN, TYP.

WHITE WINDOWS & 
DOORS, TYP.

INSTALL NEW RETROFIT 
WINDOWS

GROUND LINE AT 
SIDEWALK LEVEL

(N) HORIZONTAL 
HARDIEPLANK LAP 
SIDING OVER EXISTING 
EXT. PLYWOOD

NEW  1x4 TRIM, TYP.

BEDROOM

UNIT 485

FIXED
GLASS

EGRESS
WINDOW

OPENABLE AREA
= 8.0 SQ.FT

3'
-7

"

BEDROOM

FIXED
GLASS

BATH

EGRESS
WINDOW

OPENABLE AREA
= 8.0 SQ.FT

FIXED
GLASS

3'
-7

"

3'
-7

"

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

(E
) S

IL
L 

H
T.

N
O

 C
H

A
N

G
E

1

3

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

HEIGHT OF BUILDING - 14'-9"

12

4.5

3'-0"

MIN. 34" CLR.

2'-11"

MIN. 34" CLR.

1

2

3

SHERWIN WILLIAMS SW 7542 NATUREL
(LAP SIDING)

SHERWIN WILLIAMS SW 7737 MEADOW TRAIL
(STUCCO)

SHERWIN WILLIAMS SW 7505 MANOR HOUSE
(TRIM)

3'
-1

"

3'
-1

"

3

NEW  1x4 TRIM

EXISTING ROOF OF ASPHALT 
SHINGLES TO REMAIN

WHITE WINDOWS & 
DOORS, TYP.

2 1/4" = 1'-0" PROPOSED SOUTH/REAR ELEVATION 

LIVING RM. KITCHEN KITCHEN LIVING RM. LIVING RM.

UTILITY
CLOSET

(N) HORIZONTAL HARDIEPLANK LAP 
SIDING OVER NEW 5/8" EXT. PLYWOOD

3'-0"

(N) HORIZONTAL 
HARDIEPLANK LAP SIDING 
OVER EXISTING EXT. 
PLYWOOD

RA
IL

IN
G

 H
T.

 T
O

 
M

A
TC

H
 H

T.
 O

F 
(E

)  B
RK

. V
EN

EE
R

1

HEIGHT OF BUILDING - 14'-9"

AVERAGE NATURAL GRADE- 
SAME AS GROUND LEVEL

FIRST FLOOR - 9 1/2" F.F.  

TOP PLATE HT. - 8'-0" F.F.  

12

4.5

UNIT 485 UNIT 487 UNIT 489

1
(N) HORIZONTAL HARDIEPLANK LAP SIDING 
OVER EXISTING EXT. PLYWOOD ON WALLS 
SURROUNDING THE PATIO, TYP. 1

3'
-3

"

EXISTING ROOF OF 
ASPHALT SHINGLES 
TO REMAIN

EXISTING DOORS HAVE WOOD 
FRAMES AND GLASS PANEL AND 
ARE TO REMAIN, TYP.

WHITE WINDOWS & 
DOORS, TYP.

4 1/4" = 1'-0" PROPOSED WEST/SIDE ELEVATION

3 1/4" = 1'-0" PROPOSED EAST/SIDE ELEVATION 

(N) HORIZONTAL 
HARDIEPLANK LAP 
SIDING OVER EXISTING 
EXT. PLYWOOD

1

ELEVATION
1/4" = 1'-0"7

EXISTING DOORS 
HAVE WOOD FRAMES 
AND GLASS PANEL
AND ARE TO REMAIN, 
TYP.

(N) HORIZONTAL
HARDIEPLANK LAP 
SIDING OVER EXISTING 
EXT. PLYWOOD

1

ELEVATION
1/4" = 1'-0"8

(N) TRIM AT CORNERS, 
TYP.

3

ELEVATION
1/4" = 1'-0"5

(N) HORIZONTAL 
HARDIEPLANK LAP 
SIDING OVER EXISTING 
EXT. PLYWOOD

1

ELEVATION
1/4" = 1'-0"6

(N) HORIZONTAL 
HARDIEPLANK LAP 
SIDING OVER EXISTING 
EXT. PLYWOOD

1

(N) TRIM AT CORNERS, 
TYP.

3

NOTES:

ALL WINDOWS ARE TO UTILIZE EXISTING WINDOW OPENINGS.

ALL WINDOWS HAVE  1 X 4  WOOD EXTERIOR TRIM.

ARROW SIGN SHOWS THE DIRECTION OF SLIDER WINDOW OPENING.

6

---

5

---

8

---

7

---
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2 1/16" = 1'-0" PROPOSED FIRST FLOOR PLAN FOR VALUE CALCULATIONS

LEGEND:

OTHER LIVING AREAS: 954 SQ.FT. FOR 3 UNITS
(INCLUDING CLOSET SPACES AND UTILITY 
CLOSETS)

BATHROOMS: 120 SQ.FT. FOR 3 UNITS

KITCHENS: 429 SQ.FT. FOR 3 UNITS

AREA WITHIN THIS LINE IS BEING 
REMODELLED.

1 1/16" = 1'-0" EXISTING FIRST FLOOR PLAN FOR VALUE CALCULATIONS

TOTAL AREA TO BE REMODELLED = 1490 SQ.FT.

TOTAL EXISTING SQUARE FOOTAGE 

= EXISTING FIRST FLOOR + EXISTING GARAGE

= 2298 + 708 SQ.FT.

= 

THE EXISTING NON-CONFIRMING STRUCTURE  IS A 
ONE STOREY BUILDING WITH TOTAL 3 UNITS.

NAME OF SPACE 485 TOTAL AREA

KITCHEN 137 SQ.FT.

BATH 40 SQ.FT.

LIVING ROOMS 248 SQ.FT.

TOTAL 1503 SQ.FT.

FLOOR AREAS WITHIN RED LINES ARE CALCULATED.

487 489

CLOSETS 17 SQ.FT.

137 SQ.FT.

40 SQ.FT.

270 SQ.FT.

17 SQ.FT.

155 SQ.FT.

40 SQ.FT.

338 SQ.FT.

20+24 SQ.FT.

429 SQ.FT.

120 SQ.FT.

856 SQ.FT.

78 SQ.FT.= 44 SQ.FT.

UTILITY CLOSETS
20 SQ.FT.

80'-1"

10
'-1

 1
/2

"

13'-3"
EXTERIOR DIM.

5'-0"

8'-6 1/2"14'-0"

INTERIOR DIMS.
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CARPORT: NO 
CHANGE 
PROPOSED

SHADING INDICATES ROOMS THAT HAVE BEEN PERMITTED 
FOR INTERIOR REMODELLING EARLIER THIS YEAR (MAY 2019). 

THE 11 WINDOWS THAT ARE EXISTING IN THESE ROOMS, ARE 
BEING REPLACED.
THEY ARE NOT COUNTED HERE, AS THEY ARE INCLUDED IN 
THE CALCULATIONS SUBMITTED FOR THE INTERIOR REMODEL. 
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LIVING RM.
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BATHBATH
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3 1/16" = 1'-0" PROPOSED FIRST FLOOR PLAN FOR VALUE CALCULATIONS

TOTAL SURFACE AREA TO BE REMODELLED =   146 + 1170 = 1316 SQ.FT.
CATEGORY 3: EXTERIOR MODIFICATIONS TO EXISTING STRUCTURES)

THE EXISTING NON-CONFIRMING STRUCTURE  IS A ONE STOREY BUILDING WITH TOTAL 3 UNITS.

WEST / SIDE ELEVATION
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4 1/16" = 1'-0" PROPOSED ELEVATIONS FOR VALUE CALCULATIONS

REPLACEMENT OF EXISTING 
WINDOWS (1) = 35 SQ.FT.

REPLACEMENT OF SIDING      
= 142 + 20 + 20 = 182 SQ.FT.

REPLACEMENT OF EXISTING 
WINDOWS (3) = 62 SQ.FT.

REPLACEMENT OF SIDING  
= 170 SQ.FT.

REPLACEMENT OF EXISTING WINDOWS (0) = 0 SQ.FT.
(INCLUDED IN INTERIOR REMODEL VALUE CALCS.)

REPLACEMENT OF SIDING = 272 + 18 + 35 = 325 SQ.FT.

EAST / SIDE ELEVATION
Scale: 1/16" = 1'-0"3

REPLACEMENT OF EXISTING WINDOWS (3) = 49 SQ.FT.

THE KITCHEN AND BATHROOMS ARE INCLUDED IN THE INTERIOR 
REMODEL VALUE CALCULATIONS. THEREFORE THE WINDOWS IN 
THOSE ROOMS ARE NOT COUNTED HERE.

REPLACEMENT OF SIDING =  492 SQ.FT.
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5 - CALCULATIONS

NONCONFORMING STRUCTURE - NEW WORK VALUE CALCULATION

Address: 485 Waverley St., Menlo Park, CA-94025

Case No.:

50% of Existing Value $229,800.00
75% of Existing Value $344,700.00

Value of Proposed Project $212,830.00 46%

Existing Development

Square Construction Existing
Non-Conforming Structure Type Footage Cost Value

Existing 1st floor 2298 X 200 $459,600.00

Existing 2nd floor 0 X 200 $0.00

Existing Basement 0 X 200 $0.00

Existing Garage 0 X 70 $0.00

Total 2298 $459,600.00

Note: This spreadsheet is only used on one nonconforming structure at a time.  If there are detached structures on the same 
site, they are either subject to their own spreadsheet (if they are also nonconforming and subject to new work) or ignored (if 

conforming, or nonconforming but not subject to new work).

THE GARAGE IS A SEPARATE STRUCTURE AND HENCE NOT ADDED TO CALCULATE THE EXISTING VALUE.

Proposed Development

Square Construction Development
Proposed Development Type Footage Cost Value

Category 1: New square footage (areas of new foundation and/or wall framing) - N/A
1st Floor Addition 0 X $200/Sq.Ft $0.00

2nd Floor Addition 0 X $200/Sq.Ft $0.00

Basement Floor Addition 0 X $200/Sq.Ft $0.00

Garage Addition 0 X $70/Sq.Ft $0.00

THE VALUE CALCULATIONS SHOWN IN THIS CATEGORY (2) HAVE BEEN SUBMITTED WITH THE PERMIT 
APPLICATION FOR THE INTERIOR REMODEL IN APRIL ’19. WE HAVE REPEATED THEM HERE TO SHOW HOW MUCH 
THE TOTAL COST IS,  AFTER ADDING THE  EXTERIOR REMODEL COSTS. 

Category 2: Remodel of existing square footage (foundation and wall framing are both retained)

Note: Square footage measurements are taken to full extent of any room with any interior modifications. When the use of a 
room is changing, the proposed use should be used for this calculation.

Remodel of Kitchen 429 X $130.00 /sq.ft. $55,770.00

Remodel of Bathrooms 120 X $130.00 /sq.ft. $15,600.00

Remodel of Other Living Areas 954 X $100.00 /sq.ft. $95,400.00

Remodel of Garage 0 X $35.00 /sq.ft. $0.00

Subtotal $166,770.00

Category 3: Exterior modifications to existing structure 
Window and exterior door replacements are included in areas remodeled and accounted for in Category 2. New roofs and new 
siding on existing portions of the structure are not included in Category 2 or Category 1 and should be accounted for using the 

calculation below. 
New Roof Structure Over Existing Sq. Ft. 0 X $50/Sq.Ft $0.00

Replacement of Existing Windows/Exterior Doors 146 X $35/Sq.Ft $5,110.00

Replacement of Existing Siding 1170 X $35/Sq.Ft $40,950.00

Subtotal $46,060.00

Total 1316 $212,830.00

FOR INTERIOR REMODELLING AS PART OF AN EXISTING BUILDING PERMIT- FOR REFERENCE ONLY

FOR INTERIOR REMODELLING AS PART OF AN EXISTING BUILDING PERMIT - FOR REFERENCE ONLY
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Community Development 

 

 City of Menlo Park   701 Laurel St., Menlo Park, CA 94025  tel 650-330-6600  www.menlopark.org 

 
 
STAFF REPORT 

Planning Commission    
Meeting Date:   9/23/2019 
Staff Report Number:  19-071-PC 
 
Public Hearing:  Use Permit Revision/Sepideh Agah/ 

1655 Magnolia Court  
 
Recommendation 
Staff recommends that the Planning Commission approve a request for a use permit revision to modify the 
approved exterior siding, from a combination of stucco and wood siding to all wood siding, on a new two-
story single-family residence located in the R-1-S (Single Family Suburban Residential) zoning district. 
The previous use permit was approved by the Planning Commission in May 2018. The recommended 
actions are included in Attachment A. 

 
Policy Issues 
Each use permit request is considered individually. The Planning Commission should consider whether 
the required use permit findings can be made for the proposed use permit revision.  

 
Background 
Site location 
The project site is located at 1655 Magnolia Court in the West Menlo neighborhood, at the intersection of 
Magnolia Street and Oakdell Drive. All parcels in the immediate vicinity are in the R-1-S district. All the 
existing houses on Magnolia Court are one-story ranch style homes. However, a mix of one and two-story 
residences with varying architectural styles can be found along Oakdell Drive and Magnolia Street, 
including several houses with all wood siding. A location map is included as Attachment B. 
 

Previous Planning Commission review  
On May 7, 2018 the Planning Commission approved a use permit to demolish an existing one-story 
residence and construct a new two-story residence on a substandard lot with regard to minimum lot width 
in the R-1-S (Single Family Suburban Residential) zoning district. The Planning Commission was 
supportive of the project, noting that potential privacy issues had been carefully thought out and mitigated 
with the existing trees on the property, however there was relatively little discussion of siding materials. 
The Commission approved the project unanimously. Links to the staff report and minutes for the May 7, 
2018 Planning Commission meeting are included as Attachment C and D, respectively.   
 
 

 



Staff Report #: 19-071-PC 
Page 2 
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Analysis 
Project description 
The applicant is requesting a use permit revision to make changes to the approved exterior siding, from a 
combination of stucco and wood siding to all wood siding. No modifications to the design of the structure 
are being proposed at this time, and the residence would maintain the approved building coverage and 
floor area. A data table summarizing parcel and project attributes is included as Attachment E. In addition 
to the modification to the siding, the applicant proposes to remove one window from the right side 
elevation on the second floor. The applicant states that the modifications are being requested because 
they feel the stucco siding is not in keeping with the character of the neighborhood and they want their 
home to be more harmonious with the surrounding residences. The omission of the right side second story 
window is being requested to allow more privacy for the neighbors. The project description letter and 
project plans are included as Attachment G and H, respectively.  
 
Staff evaluated the proposed modifications and determined that this comprehensive change would not be 
in substantial conformance with the previously approved project and requires a use permit revision be 
reviewed by the Planning Commission. Based on the Planning Commission’s discussion at its September 
9, 2019 meeting on the substantial conformance review process, it is possible that changes of this 
magnitude in the future could be reviewed through a substantial conformance memo to the Planning 
Commission or determined to be in substantial conformance with the approval at the staff level (building 
permit only review) based on the extent of the changes and if the proposed changes would affect an 
integral aspect of the project based on the Planning Commission’s discussion at the meeting.   
 
Design and materials 
The applicant states that the residence would maintain the structural design of the original approval, as it 
is already under construction and the footprint is not proposed to be modified. The approved stucco and 
wood siding would be changed to all wood siding. The siding on the first story is proposed to be horizontal, 
while the second-story siding is proposed to be vertical, giving the structure some variation, but 
transforming the aesthetic character of the residence into a traditional farmhouse style from a more 
contemporary aesthetic. The roofing material is proposed to remain standing seam metal as originally 
approved.   
 

Trees and landscaping 
There were several heritage trees that were assessed at the time of the original approval. The applicant 
was issued a heritage tree removal permit prior to submitting the original use permit application for the 
removal of one heritage mulberry tree that was in poor health. The replacement red sunset tree was 
incorporated into the use permit plans with all other heritage trees to remain and be protected per the 
Heritage Tree Ordinance. No modifications to the approved landscaping plan are proposed at this time.  
 

Correspondence  
Staff has not received any correspondence on the proposed use permit revision. 
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Conclusion 
Staff believes the proposed modifications would not change the neighborhood compatibility of the 
previously-approved residence. Staff believes that with proposed revisions to the exterior siding materials 
and the removal of one window, the architectural style of the approved residence would remain generally 
intact, continue to be attractive, and would continue to be consistent with the surrounding neighborhood. 
Staff recommends that the Planning Commission approve the proposed revisions to the project. 

 
Impact on City Resources 
The project sponsor is required to pay Planning, Building and Public Works permit fees, based on the 
City’s Master Fee Schedule, to fully cover the cost of staff time spent on the review of the project. 

 
Environmental Review 
The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of 
Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines. 

 
Public Notice 
Public Notification was achieved by posting the agenda, with the agenda items being listed, at least 72 
hours prior to the meeting. Public notification also consisted of publishing a notice in the local newspaper 
and notification by mail of owners and occupants within a 300-foot radius of the subject property. 
 

Appeal Period 
The Planning Commission action will be effective after 15 days unless the action is appealed to the City 
Council, in which case the outcome of the application shall be determined by the City Council.  

 
Attachments 
A. Recommended Actions 
B. Location Map 
C. Planning Commission staff report, May 7, 2018 -  

Hyperlink: https://www.menlopark.org/DocumentCenter/View/1655-Magnolia-Court 
D. Planning Commission minutes, May 7, 2018 -  

Hyperlink: https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_05072018-3092  
E. Data Table 
F. Project Plans 
G. Project Description Letter 
 

Disclaimer 
Attached are reduced versions of maps and diagrams submitted by the applicants. The accuracy of the 
information in these drawings is the responsibility of the applicants, and verification of the accuracy by City 
Staff is not always possible. The original full-scale maps, drawings and exhibits are available for public 
viewing at the Community Development Department. 

https://www.menlopark.org/DocumentCenter/View/17398/F5---1655-Magnolia-Court-Staff-Report?bidId=
https://www.menlopark.org/AgendaCenter/ViewFile/Minutes/_05072018-3092
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Exhibits to Be Provided at Meeting 
None 

 
Report prepared by: 
Chris Turner, Assistant Planner 
 
Report reviewed by: 
Kyle Perata, Principal Planner 



1655 Magnolia Court – Attachment A: Recommended Actions 

PAGE: 1 of 1 

LOCATION: 1655 
Magnolia Court 

PROJECT NUMBER: 
PLN2019-00085 

APPLICANT: Sepideh 
Agah 

OWNERS: Sepideh Agah 

REQUEST: Request for a use permit revision to modify a previously-approved new two-story residence on a 
substandard lot in the R-1-S (Single Family Suburban Residential) district. The requested modifications include 
changing the approved siding from a combination of stucco and wood siding to all wood siding, and removing a 
second-story window. 

DECISION ENTITY: Planning 
Commission 

DATE: September 26, 2019 ACTION: TBD 

VOTE: TBD (Barnes, Kennedy, Doran, Riggs, Tate, DeCardy) 

ACTION: 

1. The project is categorically exempt under Class 3 (Section 15303, “New Construction or Conversion of
Small Structures”) of the current California Environmental Quality Act (CEQA) Guidelines.

2. Make findings, as per Section 16.82.030 of the Zoning Ordinance pertaining to the granting of use permits,
that the proposed use will not be detrimental to the health, safety, morals, comfort and general welfare of
the persons residing or working in the neighborhood of such proposed use, and will not be detrimental to
property and improvements in the neighborhood or the general welfare of the City.

3. Approve the use permit subject to the following standard conditions:

a. Development of the project shall be substantially in conformance with the plans prepared by Jack
McCarthy Designer, Inc., consisting of 17 plan sheets, stamped received on September 17, 2019,
and approved by the Planning Commission on September 26, 2019, except as modified by the
conditions contained herein, subject to review and approval by the Planning Division.

b. Prior to building permit issuance, the applicants shall comply with all Sanitary District, Menlo Park
Fire Protection District, and utility companies’ regulations that are directly applicable to the project.

c. Prior to building permit issuance, the applicants shall comply with all requirements of the Building
Division, Engineering Division, and Transportation Division that are directly applicable to the
project.

d. Prior to building permit issuance, the applicant shall submit a plan for any new utility installations or
upgrades for review and approval by the Planning, Engineering and Building Divisions. All utility
equipment that is installed outside of a building and that cannot be placed underground shall be
properly screened by landscaping. The plan shall show exact locations of all meters, back flow
prevention devices, transformers, junction boxes, relay boxes, and other equipment boxes.

e. Simultaneous with the submittal of a complete building permit application, the applicant shall submit
plans indicating that the applicant shall remove and replace any damaged and significantly worn
sections of frontage improvements. The plans shall be submitted for review and approval of the
Engineering Division.

f. Simultaneous with the submittal of a complete building permit application, the applicant shall submit
a Grading and Drainage Plan for review and approval of the Engineering Division.  The Grading
and Drainage Plan shall be approved prior to the issuance of grading, demolition or building
permits.

g. Heritage trees in the vicinity of the construction project shall be protected pursuant to the Heritage
Tree Ordinance and the arborist report prepared by Advanced Tree Care dated April 7, 2018.

ATTACHMENT A

A1



City of Menlo Park

1655 Magnolia Court
Location Map

Date: 9/23/2019 Drawn By:4,000 CRT Checked By: KTP1: Sheet: 1Scale:
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1655 Magnolia Court – Attachment E: Data Table 

PROPOSED 
PROJECT 

EXISTING 
DEVELOPMENT 

ZONING 
ORDINANCE 

Lot area 10,498 sf 10,498 sf 10,000.0 sf min. 
Lot width 70.4  ft. 70.4  ft. 80.0 ft. min. 
Lot depth 108.0  ft. 108.0  ft. 100.0 ft. min. 
Setbacks 

Front 21.0 ft.    19.7 ft. 20.0 ft. min. 
Rear 25.0 ft. 25.0 ft. 20.0 ft. min. 
Side (left) 18.0 ft. 12.0 ft. 10.0 ft. min. 
Side (right) 10.7 ft. 10.0 ft. 10.0 ft. min. 

Building coverage 2,365.2 
22.5 

sf 
% 

3,147 
30.0 

sf 
% 

3,662.8 
35.0 

sf max. 
% max. 

FAL (Floor Area Limit) 3,671.0 sf 3,147.0 sf 3,666.3 sf max. 

Square footage by floor 2,179.4 
1,862.0 
1,367.9 

441.0 

sf/basement 
sf/1st floor 
sf/2nd floor 
sf/garage 

2,865.0 

 282.0 

sf/1st floor 

garage 

Square footage of buildings 5,850.3 sf 3,147.0 sf 
Building height 27.3 ft. 12.5 ft.   28.0 ft. max. 
Parking 2 covered 1 covered 1 covered/1 uncovered 

Note: Areas shown highlighted indicate a nonconforming or substandard situation. 

Trees Heritage trees: 10 Non-Heritage trees:   0 New Trees: 1 
Heritage trees 
proposed for removal: 1* 

Non-Heritage trees 
proposed for 
removal:  

0 
Total Number of 
Trees:  10 
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Jack McCarthy 
Designer, Inc. 
6257 Blauer Lane 
San Jose, CA  95135 
408.973.0162 

August 19, 2019 

City of Menlo Park 
701 Lauren Street 
Menlo Park, CA  94025 

RE:  1655 Magnolia Court, Menlo Park 

Our client requested that we revise the exterior of their residence that is presently under construction at 1655 
Magnolia Court.  They wanted the structure to blend into the surroundings and felt that the stucco structure was 
not in keeping with the present neighborhood theme. 

The revisions to the plans are as follows: 

 The original stucco-wood wall façade has been revised to be a combination of horizontal and vertical wood
siding.

 The original proposal had a sash on the Right-Side Elevation of Bedroom #1 that faced the neighbors rear
yard.  This sash has been removed to allow the neighbor to keep their privacy.

The balance of the project will be constructed as originally proposed.  Please let our office know if there are any 
questions with respect to these revisions. 

Regards, 

Jack McCarthy 
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