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         Agenda Item No. 4a. 
 

Staff Report 
 
Date: June 4, 2020 
 
To: Advisory Design Review Group 
 
From: Matthew Weintraub, Planner 
 
Subject: 1 Upper Road 
 
ROLE OF THE ADVISORY DESIGN REVIEW GROUP: 
The role of the Advisory Design Review (ADR) Group is to provide non-binding advisory comments and/or 
recommendations to the Town Council with respect to the design, neighborhood compatibility and 
context, in addition of materials and colors consistent with the Town Design Review criteria and standards 
pursuant to Section 18.41.100 of the Ross Municipal Code.  The ADR Group does not provide 
interpretations or recommendations regarding policy related matters such as Variances, Exceptions to 
Attics and Basements, Use Permits, etc. or consistency findings associated with discretionary land use 
permits listed in the zoning ordinance.  The role of the Town Council is to consider the design related 
comments and recommendations of the ADR Group and take final action to approve or deny discretionary 
land use permits after consideration of the ADR Group comments and determination as to whether the 
requisite findings associated with the discretionary land use permits can be achieved. 

 
Recommendation 
That the Advisory Design Review (ADR) Group receive a presentation from the applicant, consider any 
public comments, and provide a recommendation regarding the merits of the project as it relates to the 
purpose of Design Review and the Design Review criteria and standards per Section 18.41.100 of the Ross 
Municipal Code (RMC). 
 
Project Information 
Street Address:   1 Upper Road 
Assessor Parcel Number: 073-122-21 
Property Owner:  Sabuy, LLC 
Applicant:   Andrew Mann Architecture 
Zoning: R-1:B-A (Single Family Residence/Special Building Site, 1-Acre Minimum 

Lot Size) 
General Plan Designation: VL (Very Low Density – 0.1-1 Unit/Acre) 
Flood Hazard Area:  X (Minimal risk area outside the 1% and 0.2%-annual-chance floodplains) 
 
The applicant is requesting approval of a Design Review Amendment to revise a previously approved 
project to add a new box dormer to the east elevation of the main house, and to modify the trash 
enclosure and wall along Upper Road.  A Design Review was required for the previously approved project.
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Figure 1. Location map.  (Courtesy of Google Maps.) 
 
Project Summary Data 
The Project Summary Data for the previously approved project is included in the February 14, 2019 Town 
Council Staff Report which is included as Attachment 2.  The proposed amendment would increase the 
previously approved floor area and lot coverage by approximately 23 square feet, which would not exceed 
the previously existing nonconforming floor area on the lot or the maximum allowed lot coverage for the 
lot.  All other Project Summary Data for the previously approved project would remain unchanged. 
 
Project Description 
The Project Summary Data for the previously approved project is included in the February 14, 2019 Town 
Council Staff Report which is included as Attachment 2. 
 
The proposed amendment would add a new rectangular (or box) dormer, measuring 5’-6½” wide, 4’-2” 
deep, and approximately 10 feet tall, at the second story of the east-facing elevation of the main 
residence.  The new dormer would add approximately 23 square feet of floor and lot coverage to the 
property.  The proposed new dormer features burnished bronze standing seam metal siding, doors, and 
guardrail to match the previously approved exterior materials and colors for the residence. 
 
The proposed amendment would also reduce the width of the previously approved trash enclosure 
screening wall located at the property line along Upper Road from 10’-4” to 7’-4”; add an 8’-6”-deep utility 
enclosure behind the trash enclosure, screened by a planter and walls and covered by a decorative grill; 
and realign the previously approved 6’-tall stone retaining wall running along Upper Road between the 
entry walkway and the driveway, so that it is set back behind the property line rather than running on (or 
over) the property line.  The proposed materials and colors for site elements are natural stone and 
concrete to match other site walls. 
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The Project Description is included as Attachment 4.  (The Project Description also includes a new below-
grade utility enclosure at the guest house, which was determined not to require ADR Group review 
because of its minimal visibility from the public right-of-way and from neighboring properties).  The 
Project Plans are included as Attachment 6. 
 

 
Figure 2. Vicinity Map.  (Courtesy of MarinMap.) 
 
Discussion 
Staff is requesting the ADR Group to provide a recommendation as to the consistency of the project with 
the purpose of Design Review and the Design Review criteria and standards per Section 18.41.100 of the 
Ross Municipal Code (see Attachment 1).  The Town of Ross Design Guidelines provide a basis for making 
consistent decisions about the appropriateness of new development and improvements to existing 
properties that are subject to the Town’s Design Review process.  According to the Design Contexts map 
of the Design Guidelines (Figure 2.1 on page 10), the subject property is in the “Entry Element Street 
Relationship/Significant Slope” context, which is defined on page 9 as follows: 
 

Steep topography is the dominant driver of character in these areas.  Typically, a house is 
substantially separated from the public right of way.  The view to it is often obscured by a steep 
slope and extensive vegetation.  A driveway is typically the only connection between a house and 
the street. At the road edge, landscaping, fences and walks profoundly impact character. 
 
Few properties in these areas are visible from the street.  Many are uphill, with a driveway leading 
to the home.  Others are downhill, with portions of buildings visible from the street.  The 
relationship of these buildings with the street is minimal.  Even though this context is currently 
characterized by homes located far back into the site and typically not visible from the street, the 
preferred location for homes is closer to the street so they have a stronger street presence.  New 
fire safety standards also will affect future character. 
 
These areas exist on streets such as Upper Road, Chestnut Avenue and Crest Road. 
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The Town of Ross Design Guidelines provide specific guidelines that can be used in evaluating projects, 
which along with the guidelines statements themselves and associated imagery may be used in 
determining appropriateness.  Staff finds that the following design guidelines are applicable to the 
proposed project: 

 
4.23 Design a masonry wall to permit some views into a property from the street. 
 
4.25 Design a wall to complement the architectural character of buildings on the site. 
 
4.26 Use materials that provide a sense of scale and convey visual interest.  Stone is preferred. 
 
5.11 Create visual interest on a wall facing the street with windows, entrances, materials and 

other architectural elements. 
 

Attachments 
1. Design Review Criteria and Standards (Ross Municipal Code Section 18.41.100) 
2. February 14, 2019 Town Council Staff Report 
3. February 14, 2019 Town Council Meeting Minutes 
4. Project Description 
5. Neighborhood Outreach Description 
6. Project Plans 
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Agenda ltem No. 15.

Staff Report

Date: February L4,2OI9

To: Mayor Kuhl and Council Members

From: HeidiScoble,PlanningManager

Subject: L Upper Road Residence, Application No. 2018-030 DM-DR-NCP-HLP-ME-TRP

Recommendation
Town Council consideration of possible adoption of Resolution No. 2092 approving a Demolition
Permit, Design Review, a Nonconformity Permit, a Hillside Lot Permit, a Minor Exception, and a

Tree Removal Permit to allow for the substantial demolition and remodel of the existing single-
family residence, new construction of a swimming pool, conversion of an existing accessory
structure into a pool house, remodel and addition to an existing guest house, widening of the
existing driveway, and installation of new retaining walls, and driveway and pedestrian gates at
1 Upper Road.

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

Flood Zone:
Project Application No

SABUY, LLC

Andrew Mann Architecture
L Upper Road

073-L22-2L
R-1:B-A (Single Family Residence, L Acre min. lot size)

Low Density (.L-L Unit/Acre)
Zone X (Outside L-percent annual chance floodplain)
201-8-O3O DM-DR-NCP-H LP-M E-TRP

Project Summary Data
Lot Area 75,922 square feet
Existing Floor Area/Ratio* Lt,697. sq. ft. L5.4% (15% FAR Permitted)
Proposed Floor Area/Ratio** L2,6I6 sq. ft. 1,6.6%

Existing Lot Coverage* 8,974 sq. ft. 1L.8% (15% FAR Permitted)
Proposed Lot Coverage* 1,0,428 sq. ft. 73.7%
Existing lmpervious Surfaces 20,806 sq. ft. 27.4%
Proposed lmpervious Surfaces Lg,4g7 sq. ft. 25.60/o
*Cumulqtive calculatíon bqsed on Project Doto shown on Sheet 0-GL.0 of the project plons.
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**The applicant is requesting on Exceptions to Bosement and Attics permit to allow for 7,279
square feet of bqsement qreq to be converted into habitable floor area. The conversion of the
bosement would exceed the FAR for the project site as permissible subject to the findings
associoted with Section L8.46:030(d) of the Ross Municipal Code.

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

Hillside Lot Permit, a Minor Exception, and a Tree Removal Permit for the substantial demolition
and remodel of the existing single-family residence,. new eonstruetion of a swimming pool,
conversion of an existing accessory structure into a pool house, remodel and addition to an
existing guest house, widening of the existing driveway, and installation of new retaining walls,
and driveway and pedestrian gates. New landscaping and hardscape are proposed as well.

Specifically, the project would consist of the following seven elements:

Moin Residence: '[he scope of th¡s element of the project would include the substantial
demolition and remodel of an existing 7,083 square foot single-family residence. The or:iginal
residence was constructed circa 1896. Many subsequent remodels and additions have since
modified the original form of the house as described in a Historic Resource Evaluation Report
(HRER) prepared by Left Coast Architectural History dated May 16, 20L8 (see Attachment 4). The
proposed architecture would consist of a substantial remodel and rotation of the original
residence, demolish all non-original additions, and construct a new addition that would be
attached to the original 1896 residence. The new addition would also be pulled away from the
southern edge of the shoulder of the existing residence and constructed closer towards Upper
Road. The building is designed to conform to the R-L:B-A setbacks. The project would also result
in a 265 square foot floor area reduction for a 6,818 square foot single-family residence. Lastly,
the project would reduce the existing building height from 36.25 feet tall to 31-.25 feet tall.

The proposed architecture for the project would respect the original forms, shapes, and profiles
of the L896 residence, while providing more contemporary design, materials, and circulation.

TL^ .^-^:^- --^l ---:tt^ Ll- - 1^ ll^---:-- 
- --- -r- -!-l- I I

I ile ptujeLr ptupuseu wtLil rne ¡oilowtnt maleflats anq cotors
Roof: Standing Seam Metal Roof
Siding: Vertical Board Cedar Siding
Windows: Steelwindows
Foundation Wall: Stone

Remodel Guest House: The scope of this element of the project would include the remodel and
floor area addition of the existing guest house. The existing guest house consists of a two-story
detached accessory structure. The first floor consists of approximatety 572 square feet of
habitable floor area that is currently used and previously approved as a guest house. The
basement level, which is not accessible from the first floor, consists of approximately 1,220
square feet of storage area (known as the 'Train Room" when John Grey owned the property)
that was never counted as floor area. The applicant is proposing to remodel the guest house to
create a two-story guest house within an interior stairway connecting the two floors and resulting

2



in L,860 square feet. An Exception to Basement and Attics is proposed to allow the floor area
increase to remodel and enlarge the existing Guest House since there are no Town records to
show that the basement was counted as preexisting floor area.

The proposed exterior changes would consist of a new gray standing seam metal roof, new steel
doors and windows, vertical tongue and groove cedar siding to match the main residence, and
black metal railings.

Remodel Play House and Convert to a Pool House: The scope of this element of the project would
include a substantial remodel, including design and materials. The proposed architectural style
and materials would be consistent with the proposed Main Residence and Guest House in terms
of providing a more contemporary form and use of a new gray standing seam metal roof, new
steel doors and windows, vertical tongue and groove cedar siding, and black metal railings. The
remodel of the Play House and conversion to the Pool House would result in a L04 square foot
floor area reduction.

Construct New Swimming Pool: The scope of this element of the project would entail the new
construction of an approximate 84 feet long by 20 feet wide swimming pool. The location of the
swimming pool is centered within the footprint of the developed area of the residence and would
be located slightly to the south of the South Elevation of the Main Residence and north of the
proposed Pool House.

Upper Road Driveway Access.' The scope of this element of the project would consist of reducing
the elevation grade by approximately l-8-inches in order to reduce the driveway slope for ease
of vehicular circulation, allow for a reduction of elevation difference between the motor court
and floor elevations, and minimize the height of retaining walls. The existing driveway width and
motor court turnaround proposed to be enlarged to accommodate fire safe vehicular access. A
portion of circular motor court driveway will be cantilevered as shown on Sheets O-CL.O,0-LOL.5,
and 0-101.6. Other improvements driveway related improvements would entail the removal of
seven trees as shown in red on Sheet O-L0.7, in addition to the construction of new stone
retaining walls, a brass rod entry gate, and pedestrian gates accessed from Glenwood Avenue
and Upper Road.

Please note, Sheet 0-10L.6 shows the height of the retaining wall as 6 feet, 6 inches tall, which
exceeds the maximum height limit of 6-feet tall for a retaining wall or a fence. The applicant has
redesigned the retaining walls to not exceed 6-feet tall as shown in the diagram below. A
condition of approval is recommended accordingly.
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New Landscoping and Hordscope: The project proposes an extensive landscape plan, which
includes llte removal of existing trees and vegetatlon, ln addltiorr to the new planting of native
trees and shrubs (see Sheet 0-14.8). The landscaping will also include the re-grading, contouring,
and terracing of the northeast portion of the site to create a level outdoor garden space. The
proposed project would also include an extensive hardscape plan, including stone retaining walls,
limestone paving, cobble stone paving (see Sheet 0-10.10 for a listing of the proposed impervious
and permeable surfaces). The modification to the existing hardscape (decks/patios/hard paths)
would result in a decrease of approximately 1,308 square feet of impervious surfaces.

Tree Removal Permit; The applicant is also seeking a Tree Removal Permit to allow for the
removal of L50 trees of varying size, species, and health. Of those trees, LL3 trees are required
to be removed for Wildland Urban lnterface (WUl) defensible space purposes, 27 trees are
^-^^^-^lt^¡' ^---*-..^l^- -i-¡-^l-- -----t-^- ---t ¿^¡
PrvP\r)Eu Lu LrE rst¡ruvsu LL, crLLUilililuudle Ure pf (JJeut, ¡Jn(l IU tf ees are prgposeo I() og rgmovgq
because they are considered to be either hazardous or in poor health. An Arborist Report has
been prepared by Jerry Kalfos dated January 1, 2OLg and a corresponding tree removal plan is

detailed on Sheets 0-10.7 and 0-10.8 of the project plans.

The proposed improvements require the following permits.

a

o

o

a

o

Demolition Permit required pursuant to Ross Municipal Code (RMC) Section 18.50.060 to
allowthe demolition of the more than25%of the residence pursuantto Section L8.50.020 of
the Ross Municipal Code.

Design Review is required pursuant to Ross Municipat Code (RMC) Section 18.41.020 to
allow the demolition of the more lhan 25% of the residence, grading of more than 50 cubic
yards of cut or fill, and the construction of a 6-foot tall fences and gates along the frontage of
Upper Road and Glenwood Avenue.

A NonConformity Permit is required pursuant to Ross Municipal Code {RMC} Section
18.52.030 to allow for the structural alterations to a nonconforming single-family residence.
The existing residence has an existing height of 36-feet, 3-inches.

A Hillside Lot Permit is required pursuant to RMC Chapter 18.39 because a portion of the
project site is located in a Hazard Zone 4, thus triggering the review of the project.

Evaan+ian +a Þa¡¡s¡-+- --J ^¡¡:-- 
:- -^-..:-^l ¡^ ñ--- ii---^:-:-^-t 

^- -t- tñr.^lL^Lsprrvrr r[, rJctÐçrtrçrrr5 cil¡Lr ËlrrrLs r) retlu¡¡tu putsudftl tu t1())5 tvlunlclpal Loclg [KlvlL,
Section L8.46.O2O to allow an exception for improvement of an attic or basement in an
existing residential guest house structure created prior to the effective date of this chapter
in any single-family residence district.

A Tree Removal Permit is required pursuant to Ross Municipal Code (RMC) Section 12-
24.080 to allow for the removal of 150 trees of varying size, species, and health.

Background
The project site is comprised of a75,922 square foot irregularly shaped lot on the south side of
Upper Road that is situated on the linear crest of a small h¡ll that runs east-west so that it is
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elevated slightly above Upper Road and more distinctly above the adjacent properties to the
south. The property ís characterized by mature trees and dense woodland vegetation, with more
cultivated garden vegetation on the hillside to the south of the main residence. The average slope
of the parcel is approxim ately 29% and Ross Creek, a blue line tributary, runs through the bottom
portion of the parcel. Access to the site is from a driveway that extends southwest from Upper
Road and forms an oval drive to the west of the main residence. The project site has been
developed with a Marin Residence, Carriage House, Guest House, Playhouse and a variety of
patios and terraces that provide outdoor living spaces and access throughout the property.

The original project parcel was modified by a Parcel Map known as the Lands of Gray that was
recorded at Marin County in January 1993. The Lands of Gray Parcel Map created a reoriented
parcel totaling 89,325 square feet known as L Upper Road and a parcel totaling 42,93I square
feet known as 206 Lagunitas Road. On November L0, 2OL6, the Town Council approved a Lot
Line Adjustment whereby approximately L3,403 square feet of land from 1 Upper Road (also the
former location of the existing swimming pool for 1 Upper Road) was transferred to the
contíguous legal parcel of record known as 206 Lagunitas Road.

Advisory Design Group Review
The Advisory Design Review (ADR) Group previously reviewed a Conceptual Design Review on
November 28, 20L7, May 22, 2OL8, and July 24, 20L8. The purpose of the Conceptual Design
Review was to elicit comments from the ADR Group as to how the project's design would be
consistent with the Town's Design review criteria and standards per Section 18.41.L00 of the
Ross Municipal Code. The ADR Group members provided a mix-response where some members
were in support of the July 24,20L8 proposal, whereas other members were concerned with the
demolition of the iconic First BayTraditionalarchitectural residence designed bythe architecture
firm known as Howard and White. Other comments provided by the ADR Group related to the
visual massing of the North Elevation as viewed from Upper Road, in addition to the amount,
style, size, and placement of the windows. Lastly, there was discussion regarding the minimizing
the number of windows to reduce the potential of a "lantern effect" that coulil cause night-time
glare and light annoyance.

On January 23,20L9, the ADR Group conducted a formal design review of the project. The ADR
Group generally supported and recommends support of the project provided the North Elevation
is proposed as presented at the January 23, 2Ot9 ADR Group meeting and that the project
incorporates project features to reduce glare, light pollution and light trespass. The project for
Town Council consideration does include the aforementioned architectural modifications to the
North Elevation and conditions of approval are recommended to address reducing glare, light
pollution, and light trespass.

Key lssues

Demolítíon Permit
The Town of Ross is a unique and special place located in an extraordinary setting with significant
natural resources, high quality buildings, and a strong community identity. Residents value its
heritage traditional character, small-town charm, tree-lines streets, wooded hillsides, and
meandering creeks. The design character of Ross is comprised of many factors that contribute to
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the physical character of Ross, such as natural features, neighborhood design elements, site
landscaping, building orientation, and architcctural design. Accordingly, many of the Town's
tenets seek to promote maintaining traditional character, while encouraging creativity and
contemporary design where appropriate. A key element of Ross's character is its heritage
architecture. Although many older residences in Town may have iost its heritage architectural
character to render a property ineligible for the State or National Register of historic places due
to past modifications to the structures, those existing structures are still considered to be
important because the residences reflect the early history and development of the Town.

The applicant is requesting a Demolition Permit to allow for the substantial demolition of the
existing residence. As stated in Section 18.50.0L0 of the Ross Municipal Code, the purpose of the
Demolition Permit is as follows:

(a) The "smalltown" quality and feel of the town are heavily shaped by the attributes, integrity,
historical character and design scale of existing residential and commercial neighborhoods.
The preservation, enhancement and continued use of structure.s with historic, architectural,
cultrr ral a nd a eçth c imnortance is essential in retainins thic communitv character.

(b) The town council, after considering citizen and professional input, as necessary, should
decide whether a structure may be removed from the neighborhood fabric of Ross. When
demolition of a structure is appropriate because of a lack of historic, architectural, cultural
and aesthetic value, the replacement structure must be sensitive to existing neighborhood
character and qualities. Demolition activity itself should be designed to minimize
disturbances and hazard to the neighborhood and community

ln order for the Town Council to approve a Demolition Permit, four requisite findings are required
to be achieved per Section 18.50.060 of the Ross Municipal Code. The findings address
diminishing the character and quality of the neighborhood through the loss of a structure, the
protection of the character, design, and scale of the neighborhood, adverse impacts relative to
public health, safety, and welfare, and consistency with the Ross General Plan and Zoning
Regulations.

Devoid of a Historic Preservation Program, local historic register, or any policies or definitions
regarding what a structure of historic, architectural, cultural and/or aesthetic importance is and
means to the Town of Ross, staff is challenged with how to apply the purpose and findings relative
to a Demolition Permit. Although the General Plan does provide some guidance, with the below
policies regarding Goal 4, Protecting Historic Places and Resources, the guidance is limited
historic buildings and compatibility with historic buildings and there are not specific context
policy statements or thresholds to determine historic, architectural, cultural and/or aesthetic
importance and significance:

4.L Historic Heritage: Maintain the historic feel of Ross by preserving and maintaining historic
buildings, resources, and areas with recognized historic or aesthetic value that serve as significant
reminders of the past.
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4.2 Design Compatibility with Historic Resources: Require new construction to harmonize with
existing historic buildings and resources, and ensure a compatibility of landscaping with Ross'

historic character.

Since the Town does not have any policies regarding aesthetic value that serve as significant
reminders of the past, staff must then rely on best practices and technical studies prepared by
qualified architectural historians regarding historical significance and compatibility with the
neighborhoods. As such, staff requested a HRER be prepared to identify if the project was
historically significant at a local, state, or national level. Since the Town doesn't have any local
policies, the HRER was prepared to address historical significance at a state or local level. ln order
to qualify for listing in the California Register, a property must possess significance (e.g.,

Associated with a notable event, associated with a notable person or persons, associated with
notable architecture or design, and associated with archeological investigations) and have
historic integrity. The HRER, which was presented to the ADR and is attached, concludes that the
existing residence is not eligible for listing on the State or National Historic Register because the
residence has lost its integrity related to design, workmanship, and feeling (See Attachment 4).
A Town Compatibilíty Memo was also prepared by Left Coast Architectural History dated August
30, 2018 to demonstrate that the proposed project would be consistent and compatible with the
character of the Town of Ross.

Although the residence may not be considered historically significant relative to the California
Environmental Quality Act, a question for Town Council consideration is whether the existing
residence have any architectural, cultural and/or aesthetic importance that would be essential in
retaining this community character and would the project continue to retain any architectural,
cultural and/or aesthetic importance that would be essential in retaining this community
character?

Design Review
The overall purpose of Design Review is to provide excellence in design consistent with the same
quality of the existing development, to preserve and enhance the historical "small town," low-
density character and identity that is unique to the Town of Ross, to discourage the development
of individual buildings which dominate the townscape or attract attention through color, mass or
inappropriate architectural expression, and to upgrade the appearance, quality and conditíon of
existing improvements in conjunction with new development or remodeling of a site.
Accordingly, pursuant to Section 18.4L.L00 of the Ross Municipal Code, a series of Design Review
criteria and standards have been developed to guide development.

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

t. Preservation of Natural Areas and Existing Site Conditions. Specifically, sites should be kept
in harmony with the general appearance of neighboring landscape.

2. Minimizing Bulk and Mass. New structures and additions should avoid monumental or
excessively large size out of character with their setting or with other dwellings in the
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neighborhood. Buildings should be compatible with others in the neighborhood and not
attract attelr lion to thernselves.

3. Visual Focus. Accessory structures should generally be single-story units unless a clearlv
superior design results from a multilevel structure.

4. Relationship of Project to Entire Site. Development review should be a broad, overall site
review, rather than with a narrow focus oriented only at the portion of the project specifically
triggering desien review. A.!! infor^mation on site der¡elonment suhmitted in sunoort of an-_ '99-' -'-O -'--'O'

application constitutes the approved design review project and, once approved, may not be

changed by current or future property owners without town approval. Proposed work should
ho rriorrlarl in ralrtinnchin tn awicf ino nn-cil.a ¡an¡li*ianc Dra-avic*ina ci+a ¡nn¡li+i^^. .h^,,1.1 horJr¡r}, rv !r\¡J!¡r¡ö vr¡ JrLv wvrrvrlrvrrJ r r ç s^rJr¡r16 Jrlç LvrrurllvrrJ Jalvulu 9u
L-^.,-L+ i^+^ ¡..-+L^- ^^*^l:^^^^ ..,:*t^ &L^ ^*l l---.:--- -,:r--:- -¡ rL:- -L-^¡-.. -- -wrvuõrrrr ilrLv lulrrrçr r-vrrrPilorrLE vvrlrr LrrE PLrtPIJ)E dttu ug)tËril LttLE:ltd tJt Ltil) Lt¡dPLtrt ct) d

condition of project approval whenever reasonable and feasible.

5. Privacy. Building placement and window size and placement should be selected with
consideration g¡ven to protecting the privacy of surroundirtg properties. Decks, balconies and
other outdoor areas should be sited to rninimize no¡se to protect the privacy and quietude of
surrounding properties. Landscaping should be provided to protect privacy between
properties. Where nonconformities are proposed to be retained, the proposed structures and
landscaping should not impair the primary views or privacy of adjacent properties to a greater
extent than the impairment created by the existing nonconforming structures.

ln order for a Design Review lands use approval to be granted, the Town Council is required to
make the following findings in approving any project:

(1) The project is consistent with the purpose of this chapter as outlined in Section L8.4L.010.

(2) The project is in substantialcompliance with the design criteria of Section 18.41.100

(3) The project is consistent with the Ross general plan and zoning ordinance

Upon review of the project, staff suggests the proposed project is designed to be consistent with
the Town's Design review criteria and standards of Section 18.41.1OO of the Ross Municipal Code
and generally supports the size, location, and materials of the project. Specifically, staff suggests
the following elements of the project meet the overall purpose and findings of Design Review:

L. Substantial remodel and addition to the Main Residence
2. Remodel of Guest House
3. Upper Road Driveway Access with a condition of approval to require all stone retaining walls,

any fences, driveway gates, and pedestrian gates be no taller than 6-feet tall as measured
from the natural grade.

4. Landscaping and hardscape associated with the entire project. Many trees to be removed are
required to create defensible space appropriate to prevent the spread of fire. An abundance
of existing vegetation is proposed to remain, as well as native plantings.
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5. lnterior lighting conditions to reducing glare, light pollution, and light trespass.

However, staff is requesting direction from the Town Council whether the project would meet
the purpose of Design Review as it relates to the preservation of the character of the Town
relative to the substantial demolition and remodel of the existing residence, As stated in the
Demolition Permit section of the staff report, staff is challenged with opining on the architectural,
aesthetic, or cultural value to the Town because there are no policies or guidelines in place to
address this issue, however, the Town Council is able to make a determination on this issue
relative to Design Review finding number L which speaks to the project meet¡ng the purpose of
Design Review. lf the Town Councilfinds the project would not meet finding 1-, then the project
cannot be approved and a Resolution of denial would need to be prepared. lf the Town Council
finds the project would meet the purpose of Design Review, then all requisite Design Review
findings can be achieved.

Nonconformíty Permit
Pursuant to Section 18.54.030(c), nonconforming structures in a residentíal zoning district may
be enlarged, extended, reconstructed or structurally altered with a nonconformity permit
approved under Section L8.52.O4O, except that a floor area ratio variance shall be required to
increase the square feet of nonconforming floor area. The existing residence is considered to be
legal nonconforming relative to floor area and building height. Upon review of the project, staff
suggests the many of the Nonconformity Permit findings can be achieved as follows:

L The single-family residence was constructed in 1896 prior to the Town's zoning regulations
and therefore considered to be legal nonconforming. Additionally, all ancillary detached
accessory structures were constructed prior to the L967 floor area development standards,
thus the existing floor area is considered legal nonconforming as well.

2. The project would reduce the nonconforming building height from 36.25 feet to 3l-.25 feet.
3. The project is designed to be consistent with the Town's Design review criteria and standards

per Section 18.41.L00 of the Ross Municipal Code.

4. With the exception of the request for. an Exceptíons to Attics and Basement floor area
increase, the project would result in a reduction of approximately 265 square feet associated
with the main residence and approximately L04 square feet associated with the converted
Play House /Pool House. Additionally, a condition of approval prohibits crawl spaces and
basement areas to be improved for habitable space purposes.

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

6. The project is designed to comply with the Town's Flood Damage Prevention regulations of
Chapter 15.36.

7. The project is designed to provide one enclosed on-site parking space where an enclosed
parking space does not currently exist.

The only outstanding items relative to the Nonconformity Permit is whether the Demolition
Permit findings can be achieved. lf the Demolition Permit findings can be achieved, then all of
the Nonconformity Permit findings can be achieved.
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Exceptions to Bosement ond Attics
Pursuant to Section L8.46.030(a), Review and Approval Authority, of the Ross Municipal Code,
the Town Council is able to approve, conditionally approve, or deny the applicant's request to
allow for the floor area to exceed the maximum permitted provided that the floor area is located
within either an attic or basement space and that the requisite findings can be achieved.

Staff suggests the Exceptions to Basement and Attics findings can be achieved as the project
would meet the intent and purpose of the regulations as follows:

t. The existing guest house was constructed prior to the Town's 1967 Floor Area regulations.
2. The scope of the project would not result in the increase of exterior dimensions of the

bLri!dings.

3. The scope of the project would only result in minor exterior modifications to the structure to
allow for windows in order to meet building code requirements.

4. The project site can provide a minimum of four on-site parking spaces.
5. The project would be required to comply with the Town's Building Code and Fire Code

requirements prior to issuance of any building permit and prior to final sign off of the
completed building permit.

6. The project would not result in any on-site grading.

Tree RemovolPermit
As shown on Sheets 0-10.7 and 0-10.8 of the project plans, the applicant is reluctantly proposing
the removal of 150 trees. As required by the Flillside Lot Permit, L13 trees are required to be
removed to comply with state mandated WUI regulations and defensible space criteria. The trees
required to be removed for defensible space purposes will also remove many screening trees
along Glenwood Avenue and Upper Road. The public will notice a significant change to the exiting
conditions of the site. ln working with the Ross Valley Fire Department, the applicant has
prepared a Vegetation Management Plan as shown on Sheets 0-14.3, O-L4.4,0-14.5 of the project
plans which identifies the trees to be removed. The Ross Valley Fire Department has also
reviewed and supports the project as proposed. Although the project would remove L50 existing
trees, the pr"oject landscape plans would pror,,ide WUI compliant r.eplacement landscaping
comprised of trees, shrubs, and groundcover to replace the trees required to be removed.

Pubiic Comment
Public Notices were mailed to property owners within 500 feet of the project site. Attachment
l-2 includes all public correspondence received by the Town as of the writing of the staff report.
Although not no formal correspondence has been received, staff has also corresponded with Mr.
Wais who lived on Upper Road. Mr. Wais's concerns are related to construction congestion,
timeline, public road maintenance and worksite management associated with the project.

ln response to Mr. Wais's concerns, staff is recommending condition number 10h that requires
the submittal of a detailed construction and traffic management plan for review and approval of
the building official, in consultation with the town planner and police chief prior to issuance of a

building permit. The plan is required to include tree protection, management of worker vehicle
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parking, location and screening of portable toilets, areas for material storage, traffic control,
method of hauling and haul routes, size of vehicles, and washout areas. The plan is also required
to identify the location of on-street parking and deliveries associated with construction workers.
The condition would prohibit deliveries within the Glenwood Avenue, Lagunitas Road, and Upper
Road rights-of-way. The use of Upper Road beyond the project site would be prohibited.
Additionally, the use of Glenwood Avenue for any related construction activities is prohibited.
Lastly, construction related vehicles, including construction workers, is prohibited on Lagunitas
Road, Upper Road, and Glenwood Avenue.

Fiscal, resource and timeline impacts
lf approved, the project would be subject to one-time fees for a building permit and associated
impact fees, which are based the reasonable expected cost of providing the associated services
and facilities related to the development. The improved project site may be reassessed at a
higher value by the Marin County Assessor, leading to an increase in the Town's property tax
revenues. Lastly, there would be no net funding impacts associated with the project.

Alternative actions
t. Continue the project for modifications; or
2. Make findings to deny the application.

Environmental review
The project is categorically exempt from the requirement for the preparation of environmental
documents under the California Environmental Quality Act (CEQA) under CEQA Guideline Section
L530L -ødditions to existing structures, because it involves a remodelto an existing single-family
residence and detached accessory structures. The project is also categorically exempt from the
requirement for the preparation of environmental documents under the California
Environmental Quality Act (CEaA) under CEQA Guideline Section 15303(e), Class 3 - New
construction or Conversion of Small Structures, because the project consists of the new
construction of a swímming pool and ancillary landscape and hardscape features. No exception
set forth in Section L53OL.2 of the CEQA Guidelines applies to the project including, but not
limited to, Subsection (a), which relates to impacts on environmental resources; (b), which relates
to cumulative impacts; Subsection (c), which relates to unusual circumstances; or Subsection (f),
which relates to historical resources

Attachments
t. Resolution 2092
2. Project Plans

3. Project Description

+. Historic Architectural Evaluation prepared by Left Coast Architectural History dated May L6,
20L8

5. Town Compatibility Memo prepared by Left Coast Architectural History dated August 30,
20L8

6. Geotechnical Report prepared by Salem Howes dated February !4,20L8
7 . Arborist Report prepared by Jerry Kalfos dated January L,2OIg
8. Stormwater Control Plan by Adobe Associates, lnc. dated October 8,2At8

LL



9. Advisory Design Review Group Minutes- January 23, 2Ot9 (Draft), July 24,20L8 (Final) and
May 22,2018 (Final)

L0. Project History
LL. Neighborhood Outreach Memorandum prepared by Andrew Mann Architecture dated

January t4,2OLg

L2. Neighbor-Public Correspondencc

L2



 

 

 

 

ATTACHMENT 3 

  



 

 

 

 
THIS PAGE IS INTENTIONALLY BLANK. 

 



February t4, 20tg Minutes
15. 1 Upper Road, Demolition Permit Design Review, Nonconform¡ty Permit, Hillside Lot

Permit, Minor Exception, and Tree Removal Permit No. 2018-030, and Town Council
consideration of adoption of Resolution No. 2092.
SABUY, LLC, Owner, and Andrew Mann Architecture, Applicant, L Upper Road, A.P. No.

073-t22-2L, R-L:B-A (Single Family Residence, L Acre min. lot size), Low Density (.1-1

Unit/Acre), Zone X (Outside L-percent annual chance floodplain). The applicant is

requesting a Demolition Permit, Design Review, a Nonconformity Permit, a Hillside Lot

Permit, a Minor Exception, and a Tree Removal Permit for the substantial demolition and

remodel of the existing single-family residence, new construction of a swimming pool,

conversion of an existing accessory structure into a pool house, remodel and addition to
an existing guest house, widening of the existing driveway, and installation of new
retaining walls, and driveway and pedestrian gates. New landscaping and hardscape are
proposed as well. The following provides general property information as well as a project
summary.

Project Summary
Lot Area
Existing Floor Area/Ratio*
Proposed Floor Area/Ratio**
Existing Lot Coverage*
Proposed Lot Coverage*
Existing lm pervious Surfaces
Proposed lmpervious Surfaces

75,922 square feet
LL,697. sq. ft.
L2,6L6 sq. ft.
8,974 sq. ft.
L0,428 sq. ft.
20,806 sq. ft.
19,497 sq. ft.

15.4% (L5% FAR Permitted)
1.6.6%

t1,.8% (L5% FAR Permitted)
L3.7%

27.4%

25.6%

*Cumulotive colculotion bosed on Project Data shown on Sheet 0-G1.0 of the project plans.
**The applicant is requesting on Exceptions to Bosement and Attics permit to ollow for
1,21-9 squore feet of basement qrea to be converted into hobitoble floor areo. The

conversion of the basement would exceed the FAR for the project site qs permissible

subject to the findings associoted with Section 18.46.030(d) of the Ross Municipal Code.

Planning Director Heidi Scoble summarized the staff report and recommended that the Council

consider possible adoption of Resolution No. 2092 approving a Demolition Permit, Design

Review, a Nonconformity Permit, a Hillside Lot Permit, a Minor Exception, and a Tree Removal

Permit to allow for the substantial demolition and remodel of the existing single-family residence,
new construction of a swimming pool, conversion of an existing accessory structure into a pool

house, remodel and addition to an existing guest house, widening of the existing driveway, and

installation of new retaining walls, and driveway and pedestrian gates at L Upper Road.

Mayor Pro Tempore Brekhus wanted to better understand the term "partial" demolition.
Planning Director Scoble stated the term partial is in the code and that the project would entail
picking up the original house, reorienting it, demolishing non-original additions, and adding new
additions.

Mayor Pro Tempore Brekhus desired an explanation in regard to grading that is being done on

this site and where earth is being moved, which is always challenging. Planning Director Scoble

deferred to the applicant, as that would be covered during their presentation.
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Chris Larson, applicant, believed they struck the right balance in regard to legacy and charm while
also designing what fits in today and more of that dream house and making energy efficient and

fire resistant. He thanked the Advisory Design Review (ADR)Group, Ross HistoricalSociety along
with the Fire Chief.

Andrew Mann, architect, stated that the proposed design reflects the forms, shapes and profiles
of the house designed by George Howard while updating for contemporary living. The core of the
original house would be retained. The new additions would be moved off the ridge of the hilland
stepped down on Upper Road. The proposed additions include steeplysloped gable roof forms,
use of original colors and materials, natural wood siding, natural stonewalls and dark windows.
The design team worked diligently with staff and the ADR Group and believes they have a better
building because of it. The proposed project meets the findings for design review, nonconforming
permit, hillside lot permit, exception for basements and attics and tree removal. The key issue is

whether the project meets findings for demolition permit, and they felt it meets the required
findings. The existing structures have been so significantly altered over time that they no longer
maintain the integrity to qualify for historic preservation and they must rely on this information.
The project team has demonstrated that the proposed design respects the cultural significance
of the house and site and contributes to the small town feel, which is so important to the Town
of Ross. The iconic steeply sloped front gable dormers and covered entranceways are maintained,
and therefore, preserving the connection to past history, they respectfully request Town Council

approval. ln regard to the conditions of approval, the design team intends to work with staff to
carefully address privacy and nighttime elimination.

Todd Cole, landscape architect, explained that they wanted to retain the wooded character and
preserve the south facing hillside garden that is quite beautiful. They widened the driveway gate

and provided a fire truck hammerhead within the property. At the existing house there is an L-

shape staircase provides fire access and the path on the right-hand side of the drawing reaches

down to the fire hydrant, so they have three access points for the fire department. They tried to
preserve the existing topography and just step the landscape improvements with the contours.
At the S-shape curves there were tall walls, and with staff's input, they changed and significantly
reduced the height of those two walls. The issue of tree removal, there are a lot of trees, and of
the trees to be removed 58 are redwood trees smaller than 8-inches in diameter. They will
remove the bay trees on site that are notably in bad shape along with seven oak trees. As seen
on the site plan, all the lime green represents the canopy of trees being saved. The yellow or
deep gold are proposed new trees. The dark green areas are areas of existing garden that will be
kept. When the house is framed, and windows are evident, they will work with the fire
department in regard to screening. They are balancing their cut and fill, which is their goal

throughout.

Mayor Pro Tempore Brekhus asked staff with respect to tree removal, if the applicant would be
paying any in-lieu fees associated with the tree removal. Planning Director Scoble responded that
with the extensive landscape plan associated with this project and staff recommends that the
applicant only pay for the tree removal permit because the trees to be removed would be offset
by the proposed landscaping to be installed. Staff added that this site is heavily wooded. Also,
any tree under 8-inches in diameter does not count toward a tree permit. Furthermore, staff
suggested due to the defensible space regulations, property owners should not be penalized for
the removal of trees to address Wildland Urban lnterface (WUl) regulations since they are

t!



February t4, 20tg Minutes

essentially considered to be hazards trees. Again, due to their substantial proposed landscape
plan, staff's recommendation is that an in-lieu payment would not be required since it is almost
a one-to-one offset.

Mayor Kuhl opened the public hearing on this item

Robert Dickenson, Glenwood resident, fully supported the project. The plans are glorious and
wished the applicant nothing but success. The neighbors developed job site rules, which the
Town has a copy, before 36 Glenwood project took place and they were extraordinarily helpful
to make sure the process minimized the impact on neighbors. He requested that the job rules be
considered. lt is really important to the surrounding neighbors that there is compliance.

There being no further public testimony on this item, the Mayor closed the public portion and
brought the matter back to the Council for discussion and action.

Council Member McMillan appreciated all the effort the applicant has gone through with the
design review and commended the architect on the blended design. lt is beautiful and they have

done an extraordinary job. She fully supported the project.

Mayor Pro Tempore Brekhus believed this project went in the right direction. She appreciated
the nod to the past. She expressed concern for screening the property. The Council reserves the
right to require additional landscaping, subject to the fire department's regulations, and wanted
to see a specific condition of approval requiring additional trees to further shield the property.

Mayor Kuhl spoke to Fire Chief Jason Webber and he will work with the applicants to do what
needs to be done in terms of trees, screening and fire protection along with WUI compliance. He

was a little concerned when he visited the site with the number of angles and things sticking up,
and that is really not a concern, just a result of the type of architecture that existed. He

appreciated the way this project has demonstrated how the design review process can work
when applicants are willing to work with design review. He further noted his support.

Council Member McMillan believed this project is a good blending of honoring the historic past

and being realistic of the needs of the owners along with being respectful to the environment.

Mayor Kuhl asked for a motion.

Mayor Pro Tempore Brekhus moved and Council Member McMillan seconded, to approve 1

Upper Road, Demolition Permit Design Review, Nonconformity Permit, Hillside Lot Permit,
Minor Exception, and Tree Removal Permit No. 2018-030, and approve Resolution No. 2092;
and adding an additional condition of approval requiring potentially more screening with the
addition of trees within three years to shield the property, as determined by staff in
consultation with Ross Valley Fire Department. Motion carried unanimously. (Robbins/Russell

absent)

End of Public Hearings on Planning Projects.

L6. No Action ltems:
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Attachment 1 

Project Description 

 

Re: 1 Upper Road 

Date: 4/17/20 

Remarks: The proposed revisions for the site and the main residence at 1 Upper Road respect 
the forms, shapes and concepts of the design approved by Town Council on 
02/14/2019.  Given the importance of public views of the property to the Town of 
Ross, the approach to the proposed modifications focuses on maintaining the 
appearance and quality of the approved design while meeting the adjusted needs of 
the client that have arisen during further development of the project, while working 
withing the inherent constraints due to the configuration of the site.  The proposed 
alterations address these required modifications while minimizing visual impact to 
the public, and are in keeping with the language and site planning strategies of the 
approved design.  

 

Below is a summary of the proposed design revision to the Main House: 

• The proposed revision to the main house is the addition of a new East-facing 
dormer to provide increased light and air to Child’s Bedroom #2.   

o The design for this dormer is in keeping with the language of the 
approved design.   

o The vocabulary of architectural elements within the approved 
design maintain traditional forms facing public streets, in 
particular Upper Road and Glenwood Avenue, and includes more 
modern forms facing the private, interior of the site. The new 
proposed dormer is located on this private side of the house and 
includes forms and materials consistent with those approved 
volumes.  

o The visual impact of the dormer from public access points is 
minimal.  Since the dormer is set back from the south facing 
gable end, it will most likely be hardly noticeable anywhere from 
Lagunitas.  The dormer will be minimally visible at only a few 
points along Glenwood Ave, but set far back on the property 
from those vantage points, therefore diminishing this new 
element’s prominence.   
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o The proposed design fits within a consistent vocabulary of 
materials and previously approved.  

o The glazing is set back within the dormer projection to minimize glare 
and light pollution to the south.  The French doors will be equipped with 
privacy and blackout shades to reduce light pollution to all views at 
night. Window sizes and mullion patterning are consistent with other 
doors and windows throughout the project. 

o The proposed dormer conforms to code-mandated height limits.   

 

 

Below is a summary of two proposed design revisions to the site: 

• The proposed revision along Upper Road includes resizing the approved trash 
enclosure.  

o The length of the stone wall along Upper Road is proposed to be 
reduced by 3’.  

o The trash enclosure is to be extended back toward the house to 
provide for a non-occupied utility enclosure which will house the 
main switchboard at a size required by PG&E.  The enclosure will 
screen the equipment from both public and private view while 
meeting the utility’s access requirements.   

o The equipment enclosure will be covered by a decorative metal 
grate. The grate is designed to encourage plant coverage over 
time, further screening it from view and integrating the  
structure into the hillside. 

o The decorative metal grate will not provide coverage of the space 
from the elements, and therefore the enclosure cannot be 
classified as ‘finished’ space.   

o The bunker’s interior height is required by PG&E to be 8’-6”.  

o The enclosed area does not meet the definition for Building as 
defined in Town of Ross Municipal Code Section 18.12.060 
because it is purely a utility space and not intended for human or 
animal habitation.  It is not a basement per Section 18.12.050.  
Also, the depth of the area covered by the opened grating is less 
than 10’-0”.  Therefore, it does not count toward floor area as 
defined per Town of Ross Municipal Code Section 18.12 
Definitions 18.12.130 Floor area ratio.  

o The material of this switchboard enclosure, trash enclosure, and 
privacy wall will match the approved stone used on similar walls 
throughout the site. 
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o This proposed revision will have minimal visual impact to the 
streetscape along Upper Road and is only being proposed as a 
means to solve an infrastructure problem in the least intrusive 
way possible. 

• The proposed revision to the site plan adjacent to the Guest House is to provide 
for a below grade, concealed location for backup utility equipment including 
solar power controls, Tesla batteries and a gas-powered backup generator.  

o Given the site constraints of setbacks required for a Hillside lot, this 
location was selected as the least intrusive solution. 

o The sunken utility enclosure will be open to the sky, halfway covered by 
a decorative, walkable metal grate. This surface serves as a pedestrian 
bridge for access to the existing garden and storage area at the garage.  
The walkway grate will be covered by vine plants over time to integrate 
it into the landscape.  

o The enclosed area does not meet the definition for Building as 
defined in Town of Ross Municipal Code Section 18.12.060 
because it is purely a utility space and not intended for human or 
animal habitation.  It is not a basement per Section 18.12.050.  
The space is not accessible by permanent stairs.  The depth of the 
area covered by the opened grating is 4’-10”, less than 10’-0” 
maximum for an open porch to be excluded from floor area ratio 
calculations.  Therefore, the space does not count toward floor 
area as defined per Town of Ross Municipal Code Section 18.12 
Definitions 18.12.130 Floor area ratio.  

o The below-grade configuration eliminates the bulk and mass of an 
equipment pad above grade anywhere on the site, and will not be visible 
from any public vantage points, nor from the uphill neighbors on Upper 
Road.   

o This proposed revision will have minimal visual impact to the 
site and is only being proposed as a means to achieve emergency 
backup power goals in the least intrusive way possible. 

 

 

Below is a description of how the proposed design revisions meet the major 
components of the Town of Ross Design Review Criteria and Standards: 

Preservation of Natural Areas and Existing Site Conditions 

The proposed alteration to the house has no additional impact to the 
existing site conditions. 
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In broad terms, the proposed revisions to the site & landscape at 1 Upper 
Road remain within the parameters defined by the approved design and do 
not create any major changes to the relationship between the buildings and 
the natural environment.  Grading for the new construction will occur within 
areas already altered by ongoing approved work on the property and will 
protect major existing trees.  

Relationship between Structure and Site 

The proposed dormer on the house has no additional impact on the 
relationship between structure and site. 

The proposed utility and infrastructure locations are designed to minimize 
their relationship to other site elements by concealing the structures into 
the grade.   

Minimizing Bulk and Mass 

The proposed dormer addition adds variation and relief to a prominent 
approved roof volume. From Glenwood Avenue and Glenwood Road, 
previously approved traditional roof forms remain prominent in the 
foreground and the contrasting modern form of the dormer is secondary.  

The proposed site alterations are set below grade to reduce the bulk of the 
volumes needed to accommodate the site utilities and eliminate the visibility 
of these volumes from public vantage points. 

Materials and Colors 

The proposed materials for the dormer include dark metal siding and 
burnished bronze windows to match similar modern elements throughout 
the rest of the approved design. The darker color of the window and siding 
will blend into the rest of the building and minimize the glazing’s visibility 
from public view.  

The proposed materials for site elements are natural stone and concrete to 
match other site walls. Both utility and infrastructure locations will be 
planted to conceal their visual impact. 

Views 

The proposed dormer modification takes into consideration the importance 
of maintaining the traditional vernacular building forms of the house when 
viewed from public vantage points, such as emphasizing the steep gable roof 
forms and showcasing elements of the original architectural style.  The 
approved design contrasts this with the addition of more modern elements 
toward the interior of the property.  The new dormer is within this latter 
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vocabulary.  Given its location on the middle of the property, the new 
dormer’s silhouette is set way back from any point where it is visible by the 
public, and views are softened by existing trees and other natural elements 
of the site.   

The configurations of the proposed site alterations preserve the relationship 
between the main house, accessory structures, and landscaping, due to the 
subordinate nature of their design.  Public views of these modifications are 
minimal to none. 

Landscaping 

Plantings provide screening from neighboring properties and soften the 
edges of both approved and proposed architectural and landscaping 
elements.  Trees at site edges and within setbacks are preserved, and will 
provide screening of the proposed elements. 

The proposed site elements are integrated into the landscape to minimize 
their impact on the relationship of approved structures to the overall site.  
Both proposed elements are designed to be covered and screened with 
plantings to further settle them into the landscape. 

Visual Focus 

The proposal retains the locations and overall forms of the approved 
buildings on the site, maintaining the main residence’s prominence.  

Privacy 

In the approved design, traditional elements and smaller openings are 
oriented toward the surrounding properties and public views, whereas 
more modern elements focus toward the more private central landscaping 
which is bracketed and further concealed by the building masses.  More 
transparent building elements are modulated by sliding wood screens and 
trellis structures that minimize visibility and the transmission of light to and 
from neighboring properties. The proposed dormer is in keeping with these 
strategies, and the glazing is set back to minimize visibility into the room 
from public vantage points. 

Consideration of Existing Nonconforming Situation. 

The proposed alterations to the house and site have no impact on the 
existing nonconforming situation. 

Given the Hillside Lot conditions & restrictions on the site, the proposed 
Interconnection bunker revision has been designed to minimize its impact 
on adjacent properties. The bunker is located out of the setback adjacent to 
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3 Upper Rd but within the setback adjacent to 206 Lagunitas Rd. The design 
team will seek a Minor Exception for this, and the property owner at 206 
Lagunitas will prepare a letter to grant approval of the proposed equipment 
& bunker location. 
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Memorandum 

Neighborhood Outreach 

 

Re: 1 Upper Road 

Date: 04/17/20 

Remarks: The owner of the property at 1 Upper Road has made efforts to reach out to the 
neighbors and property owners of adjacent and proximate lots.  The property owner 
has discussed the proposed work and design, including sharing the drawing set, 
with the following residents: 

 

 Wiesel (3 Upper Rd.) 

  Via: Email 

  This neighbor provided a short email note of support upon viewing project 
drawings.  See Attachment 1. 

 

 Kalafatas (Glenwood Ave.) 

  Via: Email 

  This neighbor provided an email of support upon reviewing project 
drawings.  See Attachment 2. 

 

 Mezzetta (2 Upper Rd.) 

  Via: Email 

  This neighbor provided a short email note of support upon viewing project 
drawings.  See Attachment 3. 

 

 McDermott (Glenwood Ave) 

  Via: Email 
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  This neighbor provided a short email note of support upon viewing project 
drawings.  See Attachment 4. 

 

 Amini (208 Lagunitas Rd.) 

  Via: Email 

  This neighbor provided a short email note of support upon viewing project 
drawings.  See Attachment 5. 

 

 Samuel (212 Lagunitas Rd.) 

  Via: Email 

  This neighbor expressed verbal support for the project upon viewing project 
drawings sent via email. See Attachment 6. 
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Bryany Burke

From: Chris Larsen <chris@ripple.com>

Sent: Tuesday, March 24, 2020 5:59 PM

To: Bryany Burke

Cc: Andrew Mann; Daniel Owens

Subject: Fwd: 1 Upper Road project

 

 

---------- Forwarded message --------- 

From: Weisel, Thom <tww@stifel.com> 

Date: Tue, Mar 24, 2020 at 16:44 

Subject: Re: 1 Upper Road project 

To: chris@ripple.com <chris@ripple.com> 

CC: Janet Barnes <janet.barnes1@gmail.com>, Lyna Lam <lamsabuy@gmail.com> 

 

Hi Chris: thanks for reaching out and keeping us current on your project.  We are fine with how the current situation is 

regarding perimeter planting. No need for additional coverage until you plant permanent  trees.  All your new changes 

look fine.  Best of luck, Thom 

Sent from my iPad 

 

 

On Mar 23, 2020, at 4:52 PM, Chris Larsen <chris@ripple.com> wrote: 

  

Hi Thom and Janet,  

We hope you and your family are staying safe and healthy during these unprecedented times. 

Lyna and I wanted to let you know that we will be submitting some changes to our construction 

plans soon but wanted you to know well in advance in case you had any questions.  

 

But first, we wanted to let you know that our landscape architect is working on a planting plan 

that should provide as much coverage as the Bay Tree that the fire department required us to 

remove from the back of our garage. In addition, we're exploring a temporary blocking 

structure such as scolfolding (attractively camoflaged) or large weather balloons to provide 

privacy. More to come on that! 

 

Here's a link to the design drawings that show the before and after designs for 3 changes: 

https://www.dropbox.com/s/4xmnplyy41dowf1/200318_1%20Upper%20Rd_ADR%20Amendm

ent_Progress%20Set_r.pdf?dl=0 

  

The changes for review in this set are the following: 
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1) Dormer at Bedroom 2 – 

This dormer has been added to provide a view from this bedroom on axis with the pool.  The 

architecture team has designed the dormer to fit in with the style of the other modern 

elements throughout the house, while limiting its visibility from public view.   

 

2) Interconnection Bunker Adjacent to Guest House – 

This change is being made to accommodate equipment for emergency backup power on 

site.  The bunker is directly adjacent to the existing Guest House and covered with a walkable 

metal grate which shields the equipment from view.  The landscape design team has included 

planting areas next to the grate so that vines may grow over it and further integrate it into the 

landscape. 

 

3) PG&E Switchboard Enclosure & Site Wall Revisions – 

This change is being made to accommodate a larger electrical switchboard as required by 

PG&E.  The trash enclosure has been reduced in length along Upper Rd and pushed back 

toward the house to create an area where the switchboard is not visible from the street. The 

switchboard portion of the enclosure will be covered with a planter to integrate it into the 

landscape. Site walls have been adjusted to allow a consistent 6’ tall privacy & security wall, set 

back from the property line.  

 

Please let us know if you have any questions or concerns about these changes or anything else 

with the project. And of course please let us know if we can be helpful in any way during these 

turbulent times. 

 

Wishing you and your family all the very best, 

  

Chris and Lyna 

 

This message, and any of its attachments, is for the intended recipient(s) only, and it may contain information that is 

privileged, confidential, and/or proprietary and subject to important terms and conditions available at 

http://www.stifel.com/disclosures/emaildisclaimers/. If you are not the intended recipient, please delete this message 

and immediately notify the sender. No confidentiality, privilege, or property rights are waived or lost by any errors in 

transmission. 

--  
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Bryany Burke

From: Chris Larsen <chris@ripple.com>

Sent: Tuesday, March 24, 2020 6:00 PM

To: Bryany Burke

Cc: Andrew Mann; Daniel Owens

Subject: Fwd: 1 Upper Road project

 

 

---------- Forwarded message --------- 

From: Dan Kalafatas <dkalafatas@3degrees.com> 

Date: Mon, Mar 23, 2020 at 18:03 

Subject: Re: 1 Upper Road project 

To: Chris Larsen <chris@ripple.com> 

CC: Hadley Mullin <hmullin@tsgconsumer.com>, Lyna Lam <lamsabuy@gmail.com> 

 

Chris, no concerns from us.  Best to you, Lyna, and the boys.  Stay safe, Dan 

 

+ 

 
DAN KALAFATAS 

Chairman 

3degrees.com 

 
235 Montgomery St., Suite 320 
San Francisco, CA  94104 
T: 415.683.8042 

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 

this pictu re  
from the  
In ternet.

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 

this pictu re  
from the  
In ternet.

To help 
protect your 
privacy, 
Micro so ft 
Office 
prevented 
auto matic  
download of 

this pictu re  
from the  
In ternet. 

 

 

 

On Mon, Mar 23, 2020 at 4:46 PM Chris Larsen <chris@ripple.com> wrote: 

Hi Dan and Hadley, 

We hope you and your family are staying safe and healthy during these unprecedented times. Lyna and I 

wanted to let you know that we will be submitting some changes to our construction plans soon but wanted 

you to know well in advance in case you had any questions.  

 

Here's a link to the design drawings that show the before and after designs for 3 changes: 

https://www.dropbox.com/s/4xmnplyy41dowf1/200318_1%20Upper%20Rd_ADR%20Amendment_Progress

%20Set_r.pdf?dl=0 

  

The changes for review in this set are the following: 

1) Dormer at Bedroom 2 – 

bryany
Rectangle

bryany
Rectangle

bryany
Rectangle

bryany
Rectangle

bryany
Rectangle

bryany
Rectangle

bryany
Rectangle

bryany
Text Box
ATTACHMENT 2



2

This dormer has been added to provide a view from this bedroom on axis with the pool.  The architecture 

team has designed the dormer to fit in with the style of the other modern elements throughout the house, 

while limiting its visibility from public view.   

 

2) Interconnection Bunker Adjacent to Guest House – 

This change is being made to accommodate equipment for emergency backup power on site.  The bunker is 

directly adjacent to the existing Guest House and covered with a walkable metal grate which shields the 

equipment from view.  The landscape design team has included planting areas next to the grate so that vines 

may grow over it and further integrate it into the landscape. 

 

3) PG&E Switchboard Enclosure & Site Wall Revisions – 

This change is being made to accommodate a larger electrical switchboard as required by PG&E.  The trash 

enclosure has been reduced in length along Upper Rd and pushed back toward the house to create an area 

where the switchboard is not visible from the street. The switchboard portion of the enclosure will be 

covered with a planter to integrate it into the landscape. Site walls have been adjusted to allow a consistent 

6’ tall privacy & security wall, set back from the property line.  

 

Please let us know if you have any questions or concerns about these changes or anything else with the 

project. And of course please let us know if we can be helpful in any way during these turbulent times. 

 

Wishing you and your family all the very best, 

  

Chris and Lyna 
 
Subscribe to our newsletter 

 
To help protect your privacy, Microsoft Office prevented automatic 
download of this picture from the Internet.
CDP

 
We are proud to be a CDP global renewable energy and carbon reduction partner.  
--  

Chris 

 

Chris Larsen 

Executive Chairman  

Ripple, Inc. 

www.ripple.com 
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Bryany Burke

From: Chris Larsen <chris@ripple.com>

Sent: Tuesday, March 24, 2020 6:09 PM

To: Bryany Burke

Cc: Andrew Mann; Daniel Owens

Subject: Fwd: 1 Upper project

 

 

---------- Forwarded message --------- 

From: Jeff Mezzetta <jmezzetta@mezzetta.com> 

Date: Tue, Mar 24, 2020 at 08:00 

Subject: RE: 1 Upper project 

To: chris@ripple.com <chris@ripple.com>, Katelin Mezzetta <katelin.mezzetta@gmail.com> 

CC: Lyna Lam <lamsabuy@gmail.com> 

 

Hey Chris and Lyna, 

  

Crazy times for sure!  Thanks for reaching out.  Yes, it was good to see you the other day as well.  We look forward to 

seeing you all more once the house is done.  Your home is going to be amazing!   

  

One of my favorite Churchill sayings is “No Great Plan has Gone Unchanged” so all good on our side.  The team you have 

in place there have been really respectful and accommodating.   

  

All is good on our side, Katelin already expelled the kids from home school.  
���� I imagine tough really tough on your 

boys.     

  

We hope you and the your kids are holding up well.   

  

Warm regards, 

  

Jeff and Katelin 
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From: Chris Larsen <chris@ripple.com>  

Sent: Monday, March 23, 2020 4:31 PM 

To: Jeff Mezzetta <jmezzetta@mezzetta.com>; Katelin Mezzetta <katelin.mezzetta@gmail.com> 

Cc: Lyna Lam <lamsabuy@gmail.com> 

Subject: 1 Upper project 

  

Hi Jeff and Katelin, 

Great seeing you guys the other day and hope all continues to be safe and healthy for your family. As I mentioned, we 

will be submitting some changes to our construction plans soon but wanted to let you know of them well in advance in 

case you had any questions.  

  

Here's a link to the design drawings that show the before and after designs for 3 changes: 

https://www.dropbox.com/s/4xmnplyy41dowf1/200318_1%20Upper%20Rd_ADR%20Amendment_Progress%20Set_r.p

df?dl=0 

  

The changes for review in this set are the following: 

1) Dormer at Bedroom 2 – 

This dormer has been added to provide a view from this bedroom on axis with the pool.  The architecture team has 

designed the dormer to fit in with the style of the other modern elements throughout the house, while limiting its 

visibility from public view.   

  

2) Interconnection Bunker Adjacent to Guest House – 

This change is being made to accommodate equipment for emergency backup power on site.  The bunker is directly 

adjacent to the existing Guest House and covered with a walkable metal grate which shields the equipment from 

view.  The landscape design team has included planting areas next to the grate so that vines may grow over it and 

further integrate it into the landscape. 

  

3) PG&E Switchboard Enclosure & Site Wall Revisions – 

This change is being made to accommodate a larger electrical switchboard as required by PG&E.  The trash enclosure 

has been reduced in length along Upper Rd and pushed back toward the house to create an area where the switchboard 

is not visible from the street. The switchboard portion of the enclosure will be covered with a planter to integrate it into 

the landscape. Site walls have been adjusted to allow a consistent 6’ tall privacy & security wall, set back from the 

property line.  
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Please let us know if you have any questions or concerns about these changes or anything else with the project. And of 

course please let us know if we can be helpful in any way during these turbulent times. 

  

Wishing you and your family all the very best, 

  

Chris and Lyna 

  

--  

Chris 

 

Chris Larsen 

Executive Chairman  

Ripple, Inc. 

www.ripple.com 
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Bryany Burke

From: Chris Larsen <chris@ripple.com>

Sent: Wednesday, March 25, 2020 8:43 PM

To: Bryany Burke

Cc: Andrew Mann; Daniel Owens

Subject: Fwd: 1 Upper Road project

 

 

---------- Forwarded message --------- 

From: Ed McDermott <ehmcdermott@gmail.com> 

Date: Wed, Mar 25, 2020 at 20:35 

Subject: Re: 1 Upper Road project 

To: <chris@ripple.com> 

CC: Betsy McDermott <mcdermottbetsy@yahoo.com>, Lyna Lam <lamsabuy@gmail.com> 

 

Hi Chris and Lyna 

 

Hoping that you and your families are all well and staying healthy in this challenging time. 

 

Thanks for letting us know re the changes.  All good on our end!   We are excited for you guys to build what you want 

and to have you all in the neighborhood.  Everything looks great so far and hoping this COVID situation doesn’t throw in 

too much a wrench for you. 

 

Wishing you all the best and looking forward to seeing you soon. 

 

Best 

Ed & Betsy 

 

 

 

 

On Mar 23, 2020, at 4:44 PM, Chris Larsen <chris@ripple.com> wrote: 

 

Hi Ed and Betsy, 

We hope you and your family are staying safe and healthy during these unprecedented times. 

Lyna and I wanted to let you know that we will be submitting some changes to our construction 

plans soon but wanted you to know well in advance in case you had any questions.  

 

Here's a link to the design drawings that show the before and after designs for 3 changes: 

https://www.dropbox.com/s/4xmnplyy41dowf1/200318_1%20Upper%20Rd_ADR%20Amendm

ent_Progress%20Set_r.pdf?dl=0 
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The changes for review in this set are the following: 

1) Dormer at Bedroom 2 – 

This dormer has been added to provide a view from this bedroom on axis with the pool.  The 

architecture team has designed the dormer to fit in with the style of the other modern 

elements throughout the house, while limiting its visibility from public view.   

 

2) Interconnection Bunker Adjacent to Guest House – 

This change is being made to accommodate equipment for emergency backup power on 

site.  The bunker is directly adjacent to the existing Guest House and covered with a walkable 

metal grate which shields the equipment from view.  The landscape design team has included 

planting areas next to the grate so that vines may grow over it and further integrate it into the 

landscape. 

 

3) PG&E Switchboard Enclosure & Site Wall Revisions – 

This change is being made to accommodate a larger electrical switchboard as required by 

PG&E.  The trash enclosure has been reduced in length along Upper Rd and pushed back 

toward the house to create an area where the switchboard is not visible from the street. The 

switchboard portion of the enclosure will be covered with a planter to integrate it into the 

landscape. Site walls have been adjusted to allow a consistent 6’ tall privacy & security wall, set 

back from the property line.  

 

Please let us know if you have any questions or concerns about these changes or anything else 

with the project. And of course please let us know if we can be helpful in any way during these 

turbulent times. 

 

Wishing you and your family all the very best, 

  

Chris and Lyna 

--  

Chris 

 

Chris Larsen 

Executive Chairman  

Ripple, Inc. 

www.ripple.com 
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Bryany Burke

From: Chris Larsen <chris@ripple.com>

Sent: Sunday, March 29, 2020 9:54 AM

To: Bryany Burke

Cc: Daniel Owens; Andrew Mann

Subject: Fwd: 1 Upper Road project

 

 

Chris 

 

CHRIS LARSEN | EXECUTIVE CHAIRMAN  
 

chris 

@ripple.com | www.ripple.com 

Ripple, Inc. 
 

---------- Forwarded message --------- 

From: Elizabeth Amini <liz.amini@gmail.com> 

Date: Sun, Mar 29, 2020 at 9:46 AM 

Subject: Re: 1 Upper Road project 

To: <chris@ripple.com> 

 

Hi Chris and Lyna, 

Thank you for your note! 

We are fine, and hopefully all of your family is also. 

Your new construction plans are fine with me and I was happy for you to see that your project could still continue, 

despite  the virus constraints! 

Stay healthy, and thank you for the update on your building plans! 

Warmly, 

Liz 

 

Sent from my iPhone 

 

On Mar 23, 2020, at 4:38 PM, Chris Larsen <chris@ripple.com> wrote: 

Hi Liz, 

I hope you and your family are staying safe and healthy during these unprecedented times. 

Lyna and I wanted to let you know that we will be submitting some changes to our construction 

plans soon but wanted you to know well in advance in case you had any questions.  

 

Here's a link to the design drawings that show the before and after designs for 3 changes: 

https://www.dropbox.com/s/4xmnplyy41dowf1/200318_1%20Upper%20Rd_ADR%20Amendm

ent_Progress%20Set_r.pdf?dl=0 
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The changes for review in this set are the following: 

1) Dormer at Bedroom 2 – 

This dormer has been added to provide a view from this bedroom on axis with the pool.  The 

architecture team has designed the dormer to fit in with the style of the other modern 

elements throughout the house, while limiting its visibility from public view.   

 

2) Interconnection Bunker Adjacent to Guest House – 

This change is being made to accommodate equipment for emergency backup power on 

site.  The bunker is directly adjacent to the existing Guest House and covered with a walkable 

metal grate which shields the equipment from view.  The landscape design team has included 

planting areas next to the grate so that vines may grow over it and further integrate it into the 

landscape. 

 

3) PG&E Switchboard Enclosure & Site Wall Revisions – 

This change is being made to accommodate a larger electrical switchboard as required by 

PG&E.  The trash enclosure has been reduced in length along Upper Rd and pushed back 

toward the house to create an area where the switchboard is not visible from the street. The 

switchboard portion of the enclosure will be covered with a planter to integrate it into the 

landscape. Site walls have been adjusted to allow a consistent 6’ tall privacy & security wall, set 

back from the property line.  

 

Please let us know if you have any questions or concerns about these changes or anything else 

with the project. And of course please let us know if we can be helpful in any way during these 

turbulent times. 

 

Wishing you and your family all the very best, 

  

Chris and Lyna 
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Bryany Burke

From: Chris Larsen <chris@ripple.com>

Sent: Monday, March 23, 2020 4:37 PM

To: Dave Samuel

Cc: Lyna Lam

Subject: 1 Upper project

Hi Dave, 

I hope you and your family are staying safe and healthy during these unprecedented times. Lyna and I wanted 

to let you know that we will be submitting some changes to our construction plans soon but wanted you to 

know well in advance in case you had any questions.  

 

Here's a link to the design drawings that show the before and after designs for 3 changes: 

https://www.dropbox.com/s/4xmnplyy41dowf1/200318_1%20Upper%20Rd_ADR%20Amendment_Progress%

20Set_r.pdf?dl=0 

  

The changes for review in this set are the following: 

1) Dormer at Bedroom 2 – 

This dormer has been added to provide a view from this bedroom on axis with the pool.  The architecture 

team has designed the dormer to fit in with the style of the other modern elements throughout the house, 

while limiting its visibility from public view.   

 

2) Interconnection Bunker Adjacent to Guest House – 

This change is being made to accommodate equipment for emergency backup power on site.  The bunker is 

directly adjacent to the existing Guest House and covered with a walkable metal grate which shields the 

equipment from view.  The landscape design team has included planting areas next to the grate so that vines 

may grow over it and further integrate it into the landscape. 

 

3) PG&E Switchboard Enclosure & Site Wall Revisions – 

This change is being made to accommodate a larger electrical switchboard as required by PG&E.  The trash 

enclosure has been reduced in length along Upper Rd and pushed back toward the house to create an area 

where the switchboard is not visible from the street. The switchboard portion of the enclosure will be covered 

with a planter to integrate it into the landscape. Site walls have been adjusted to allow a consistent 6’ tall 

privacy & security wall, set back from the property line.  
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Please let us know if you have any questions or concerns about these changes or anything else with the 

project. And of course please let us know if we can be helpful in any way during these turbulent times. 

 

Wishing you and your family all the very best, 

  

Chris and Lyna 
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