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Staff Report

Date: February 11,,2016

To: Mayor Kathleen Hoertkorn and Council Members

From: HeidiScoble, PlanningManager

Subject: Branson School Scoreboard, 39 Fernhill Avenue, Amendment to Use Permit, File No.
201.6-002

Recommendation
Town Council approval of Resolution L937 conditionally approving a Use Permit amendment
and retroactive approval to allow the installation and use of an internally illuminated
scoreboard for the use of the Branson School's sports related activities associated with the
athletic field located at 39 Fernhill Avenue.

Project Summary
Owner:
Applicant:
Location:
A.P. Numbers:
Zoning:
General Plan:

Flood Zone:

The Branson School
The Branson School, Attn: Ned Pinger
39 FernhillAvenue
7 3-07 2-04, 7 3-082-0I, 7 3-O82-L2, 7 3 -14L-03 a n d 7 3- L 5 1-05
R-l:B-A (Single Family Residence, One Acre Minimum Lot Size)

Limited Quasi-Public/Private Service

Zone X (outside the L-percent annual chance floodplain)

The Branson School is requesting a Use Permit amendment and retroactive approval to allow
the installation and use of an internally illuminated scoreboard for the use of the Branson
School's sports related activities associated with the athletic field. The scoreboard has been
installed on the east elevation of the gym building, adjacent to the newly installed sports field.
The scoreboard is approximately L8 feet wide by 12 feet tall and 8 inches deep. The scoreboard
includes a lacross scoreboard at the bottom of the scoreboard, in addition to the Branson team
name (Branson Bulls) and the name with whom the field was named after (Tom Ryan Field). The
scoreboard colors are blue, green, and white. The scoreboard is installed with internal
illumination that has two settings, low and high. The applicant is proposing to use the low
setting when the scoreboard is being utílized.
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The applicant is requesting to use of the internally illuminated scoreboard for three games per

week for a total of approximately two hours per game.

Background and Discussion
The Branson School began operating as a primary school in Ross in 1922. Over the years, the

school use has changed to the current, day-only, co-ed, high school use. The site is located in a

single-family residential zoning district. The single.family zoning district regulations permit

public and private schools with up to 320 students with a use permit. The general plan

designation for the area recognizes school uses. The school operates under a use permit first

approved in 1978. On September 2015, the Town Council approved a Design Review allow the

replacement of a grass sports field with an artificial turf field, and associated drainage

improvements. The L978 Use Permit (condition number 1L of Resolution LO42) allows the

athletic field for practice or play at all times during any calendar year for the Branson School,

visiting teams engaged in regularly scheduled inter-scholastic events with Branson School, in

addition to official athletic teams sponsored by the Ross Recreation Department, Ross Little

League and Ross Soccer Program and other groups which have previously used the athletic

facilities as of L978.

ln order to grant a Use Permit, the Council must find that the establishment, maintenance, or

conducting of the use for which the use permit is sought will not, under the circumstances of
the particular case, be detrimental to the health, safety, morals, comfort, convenience, or

general welfare of persons residing or working in the neighborhood of the use and will not,

under the circumstances of the particular case, be detrimental to the public welfare or injurious

to property or improvements in the neighborhood. ln granting any Use Permit, the Town

Council must apply conditions to ensure the protection of the public welfare and property or

improvements. (R.M.C. S18.44.030).

Upon review of the existing Use Permit that allows the use of the athletic field and the most

recent Design Review approving the newly installed athletic field, staff supports the scoreboard

as proposed subject to limiting the use of the scoreboard as proposed by the applicant (e.g.,

limiting the use of the scoreboard to no more than three days a week for approximately 2 hours

associated with the specific game, and using the low light setting). The Use Permit amendment

request to allow the retroactive approval of an internally illuminated scoreboard would not be

detrimentalto any neighboring properties due to the location of the scoreboard relative to the

topography and proximity of the scoreboard to any developed properties. Specifically, the

scoreboard would not directly shine onto and/or into any developed property. Additionally,

although the scoreboard would be visible from the end of Hillgirt Drive facing towards the

Branson School, the scoreboard would be utilizing its lowest setting and would be located

approximately 100 feet to the property line abutting Hillgirt Drive, thus reducing any adverse

illumination and/or glare impacts. Furthermore, because the athletic field does not have any

lighting fixtures to light the sports fiêld at night, the use of the scoreboard would be during

daylight and twilight hours, thus further reducing any potential illumination and/or glare

impacts. Lastly, the use of the scoreboard would be ancillarytothe athleticfield use and would
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not exacerbate any of the existing conditions (i.e, parking, traffic, student capacity, etc.) and
use of the site beyond its 1978 approval which allows for the field to be used for inter-
scholastic athletic events, thus ensuring the project would not be detrimental to the
convenience, or general welfare of persons residing or working in the neighborhood. Conditions
of approval would require the Branson School to secure a building permit and electrical permit
for the scoreboard to ensure all matters pertaining to health and safety are addressed, and that
no field lights are permitted to ensure no adverse impacts on surrounding properties. Note, the
Town Council could retain the right to revoke the use of the scoreboard or the use of the
athletic field if the Branson School violates any conditions of approval relative to the subject
use Permit or past use Permits related to the use of the athletic field.

Public Comment
Public Notices were mailed to property owners within 500 feet of the project site. William
Curtis, property owner at 7 Hillgirt Drive has submitted a letter requesting the Town Council's
consideration of relocating the scoreboard to the sideline of the field (south facing).

Fiscal, resource and timeline ¡mpacts
lf approved, the project would be subject to one-time fees for a grading permit. The Town
currently serves the site and there would be no operating or funding impacts associated with
the project.

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

Environmental review (if applicable)
The project is categorically exempt from the requirement for the preparation of environmental
documents under the California Environmental Quality Act {CEQA) under CEQA Guideline
Section 1530L -additions to existing structures, because it involves an addition to an existing
single family residence, including a detached accessory structure with no potential for impacts
as proposed. No exception set forth in Section L530I.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
1. Resolution 1937

2. Application materials
3. Selected Town Council history related to Branson Use Permits Relative to the Athlet¡c F¡eld

a. Resolution LO42- May LL, 1978
b. September IO,2OLS Staff Report for the Sports Field Renovation Project

4. Letter from William Curtis, date-stamped February 4,20L6
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TOWN OF ROSS

RESOLUTION NO. T937

A RESOLUTION OF THE TOWN OF ROSS APPROVING A USE PERMIT

AMENDMENT TO ALLOW THE RETROACTIVE APPROVAL OF AN INTERNALLY

ILLUMINATED SCORBOARD IN ASSOCIATION WITH THE ATHLETIC FIELD USE

AT 39 FERNHILL AVENUE

AP N S 7 3-O7 2-04, 7 3-082-01", 7 3-082-L2, 7 3-t41-03 a n d 73- 1 5 1-05

WHEREAS, The Branson School is requesting a Use Permit amendment and retroactive approval

to allow the installation and use of an internally illuminated scoreboard for the use of the

Branson School's sports related activities located at 39 Fernhill Avenue, Assessor's Parcel

Numbers 73-072-04,V3-082-0t,73-082-L2,73-t4L-03 and 73-151-05 (the "project"); and

WHEREAS, the project was determined to be categorically exempt from further environmental

review pursuant to the California Environmental Quality Act (CEQA) Guideline Section 15301,

Class L -Existing Facilities; and no exception set forth in Section 15301.2 of the CEQA Guidelines

(including but not limited to subsection (a) which relates to impacts on environmental

resources; subsection (b) which relates to cumulative impacts, subsection (c) which relates to

unusual circumstances; or subsection (f) which relates to historical resources) was found to

apply to the project; and

WHEREAS, on February !!,20!6, the Town Council held a duly noticed public hearing to

consider the proposed Project; and

WHEREAS, the Town Council has carefully reviewed and considered the staff reports,

correspondence, and other information contained in the project file, and has received public

comment; and

NOW, THEREFORE, BE lT RESOLVED the Town council of the Town of Ross hereby incorporates

the recitals above; makes the findings set forth in Exhibit "4"; and approves Design Review for

the project described herein located at 39 Fernhill Avenue, subject to the Conditions of

Approval attached as Exhibit "8".

The foregoing resolution was duly and regularly adopted by the Ross Town Council at its regular

meeting held on the LLth day of February 2OL6, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN:



Kathleen Hoertkorn, Mayor

ATTEST:

Linda Lopez, Town Clerk



EXHIBIT'A"
Findings in Support of Project Approval

39 FernhillAvenue
A P N S 7 3 -O7 2-O 4, 7 3 -082-Ot, 7 3-O82-I2, 7 3 -I4I-O} a n d 7 3 - 1 5 1-05

A. Finding

l. Use Permit (RMC $ 18.50.030) Before grant¡ng any use permit, the council must find that
the establishment, maintenance, or conducting of the use for which the use permit is sought
will not, under the circumstances of the particular case, be detrimental to the health, safety,
morals, comfort, convenience, or general welfare of persons residing or working in the
neighborhood of the use and will not, under the circumstances of the particular case, be

detrimental to the public welfare or injurious to property or improvements in the
neighborhood.

The Use Permit amendment request to allow the retroactive approval of an internally
illuminated scoreboard would not be detrimental to any neighboring properties due to the
location of the scoreboard relative to the topography and proximity of the scoreboard to any

developed properties. Specifically, the scoreboard would not directly shine onto and/or into
any developed property. Although the scoreboard would be visible from the end of Hillgirt
Drive facing towards the Branson School, the scoreboard would be utilizing its lowest sett¡ng

and would be located approximately 100 feet to the property line abutting Hillgirt Drive, thus
reducing any adverse illumination and/or glare impacts. Furthermore, because the athletic
field does not have any lighting fixtures to light the sports field at night, the use of the
scoreboard would be during daylight and twilight hours, thus further reducing any potential

illumination and/or glare impacts. Lastly, the use of the scoreboard would be ancillary to the
athletic field use and would not exacerbate any of the existing conditions (i,e, parking, traffic,
student capacity, etc.) and use of the site beyond its L978 approval which allows for the field to
be used for inter-scholastic athletic events, thus ensuring the project would not be detrimental
to the convenience, or general welfare of persons residing or working in the neighborhood.
Conditions of approval would require the Branson School to secure a building permit and

electrical permit for the scoreboard to ensure all matters pertaining to health and safety are

addressed, and that no field lights are permitted to ensure no adverse impacts on surrounding
properties.



EXHIBIT'8"
Conditions of Approval

39 FernhillAvenue
A P N S 7 3-07 2-04, 7 3-O82-Ot, 7 3 -082-L2, 7 3-L4l-03 a n d 7 3 - 1 5 1-0 5

ln granting any use permit under the provisions of this chapter, the town council shall
designate such conditions in connection therewith, as will, in its opinion, secure substantially
the objectives of protect¡on to the public welfare and property or improvements as hereinbe-
fore set forth.

1.. This approval authorizes retroactively the location and use of the scoreboard at 39 Fernhill
Avenue. The use of the scoreboard is limited to three games per week for a total of
approximately two hours per game associated with the approved uses allowed on the
athletic field per condition number 11 of Resolution L042 approved by the Town Council on

May L1-, L978. The scoreboard illumination shall always remain at the lowest setting.

2. lmmediately following Town Council approval of the scoreboard, the Branson School shall

secure a retroactive building and electrical permit for the installation of the scoreboard on

the east wall of the gym building and any electrical wiring that is necessary to illuminate the
scoreboard

3. No changes from the approved plans, before or after project final, including changes to the
materials and material colors, shall be permitted without prior Town approval. Red-lined
plans showing any proposed changes shall be submitted to the Town for review and

approval prior to any change. The applicant is advised that changes made to the design

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

4. No field lighting is permitted with the Use Permit amendment to allow the retroactive use

of the scoreboard.

5. The applicants and/or owners shall defend, indemnify, and hold the Town harmless along
with the Town Council and Town boards, commissions, agents, officers, employees, and

consultants from any claim, act¡on, or proceeding ("action") against the Town, its boards,
commissions, agents, officers, employees, and consultants attacking or seeking to set aside,

declare void, or annul the approval(s) of the project or alleging any other liability or
damages based upon, caused by, or related to the approval of the project. The Town shall
promptly notify the applicants and/or owners of any action. The Town, in its sole

discretion, may tender the defense of the action to the applicants and/or owners or the
Town may defend the action with its attorneys with all attorneys fees and litigation costs

incurred by the Town in either case paid for by the applicant and/or owners.
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7i¿r;iffiå:n"",
TgtI/¡¡. Post Office Box 320, Ross, CA 94957

nös s ii.ffi lü1ff'",1i:1 :il "',,,,, n ilJJffiIÍ1,'"'1i..1T, 
",,

PLANN ING PERM IT APPLICATION
Type of Applicatíon (check ollthot apply):

f, Oesign Review
Variance(s)

H i I lside Lot Appl i cotion
Basement or Attic Exception

8 Other: LL¡e !&r*rf p,,*enÅvtç**

Residentiøl Second IJ nit
Use Permit
Minor Exception

De¡nolitioçtPermit u A , .-Å'; 
;-l¡*-- ih"-f""f- a.y¡*,ril n# ç**!*ul

ParcelAddress and Assessor's Parcel N É*, 4,"-73 - I+t -03
Owner(s) of Porcel

Mailing Address (PO Box in wff
KosE Stote ztP__üwËl__

Døy Phone *VZP7 Evening Phone

Email ffia'rl - {d^ou,Åw & ffir"*^"dd,cr .

ArchÍtect (Or applicant Íf not o Ç';i:l,us
Møilins nadress fû ßç,r- #87

Ær* ztP

L"'
n*rfur øÅ

Phone

Email

Primary Contact for Application (name)

Existing and Proposed Conditions (For definitions please refer to attached fact sheet.)

Gross Lot Size sq. ft. Lot Area //,4 sq. ft.

Existíng Lot Coverag, " sq, ft. Existing Floor Area " sq. ft.

Existing Lot coverage t( .-% Existing Floor Areq Ratio /( %

n/n

Coverage Removed ft. Floor Areo Removed t /
sq.ft.

,1 /¿
Coverage Added _sq. ft. Floor Areq Added _sq. ft.

t2/t/15 Version



Version !2lt/15

Net Change- Coverage NAsq. ft. Net Change- Floor Areo

sq. ft. Proposed Floor Areo "/¡

sq. ft.

sq.ft,Proposed Lot Coverage

Proposed Lot Coverage
,1 

% Proposed Floor Area Ratio " .-o/o

Existing lmpervious Areas // sq. ft. Proposed lmpervious Areas t( sq'ft.

Existing Impervious Arro, '' .-% Proposed lmpervious Arro, " .-o/o

Proposed New Retaining Wøtt Construction 

--ft. 

(length) ft. (max heieht)

Proposed Cut cubic yards Proposed Fill ¡ t cubic yards

Written Project Description - may be attached.

A complete description of the proposed project, including all requested variances, is

required. The description may be reviewed by those who have not had the benefit of

meeting with the applicant, therefore, be thorough in the description. For design review

applications, please provide a summary of how the project relates to the design review

criteria in the Town zoning ordinance (RMC $L8'4L'L00).

flt{a.r/a/,v¡,t 0p {roo*J l:¡"'I M* *A {?c¡fâ
gç/"

¡{

¿wIeÅ obo"de. ,/i,*

(
X^

ê fe

h# nu¿t /rou a- Z' lâ/1 h**r* "/: î i
¿çÍteehs¿l

s!!F 4

¿-
n

5

*&pA

11
^Å

l,fh frÍe børÅurs ãnÅ

e&u*oÅ ():

ff

tAf''#

For more information visit us online at www'townofross'org

n/
/^
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Size: 18'x B'x B" (5.49 x 2.44 >:..20 mei.ers)

Approximate hanging weightr420 lbs. (r91 kg) with ETNs:590 li:s. (268 kq)

Digit Size:24" Digit Golor¡ Hish lntensity Recl or Amber

. FOOTBALL

. s0ctER

. LAOROSSE

. BASEBALL

. SOFTBALL

. FIELD HOCKEY

N EW ft tellígenf CaptionsîH

CHANGE AUTOMATICALLY

between sports!

a t

a a

' 1: :i .i'ìa r:!r
;L

":i
ì-+

li:,':ñ+

Advanced timing features ideal for combination
Soccer, Football, Baseball, Softhall, Lacrosse and Field Hochey facilities.
. rll-rt'r.rtr 

^,ir,,t. 
rr,vil-,,ir'ç.

' Hriqhl,- iorrr: l;¡stirrq ,:rrcrt¡¡,r,ffìt:it:¡rl I l: ll:,.

" {';lsl<r,:irrri rlit¡i.ls i-t:tltir.t:: vv¡r1r-:l' ir¡taki'.

" l-;lrgr; r'1ìilil: t'¿:,rly siiprr iiiifr ior¡rr iiisL,trrr:rs.

" {i¡,.';iq¡1rrl it; with"i.alrrl wi¡irl ir¡.¡ri :ri.)r,ril /.ìit..! rtr:r-'e¡lir¡rl It,l) rtroli.

' l¡¡r:lt¡cjt. Ì in.rr iJtr1., I r-:ft ¡¡itci irr¡ili l¡r lior-rr.

. 'Vi/lrìit,t¡iIitilt,:it'i¡;i;tt1 rr'¡t;.it,,llr":, fi.,.rttrr1.., [|t Ljr"r..,iii,., r,¡d¡i¡iliL','.

. I lqlit,ril i.rr,, ,.rli:¡r ¿¡r¡tj llt:t tr,,; l; arrlrrrir,rii,,L i,.,.,,'| .'',- il ì/l i)lil ,,i ,i rt,r o ri.

" Í irstr ¡,r.iir r;írtilrl il¡r.1.

W-zæĵ
t.'\

***\ ì
S "oo

ELECTRONICTEAM NAMES
COME STANDARDWITH
INÏEIUGENT CAPTION

o scone¡o¡nosr

a a

o

Combine your scoreboard w¡th a Nevco m0nochrome or full-color message center
to create a complete scor¡ng and disp¡ay systerfl.Team/Sponsor signs also ava¡lable.

BUILD YOUR OWN DISPLAY AND SCORING SYSTEM ONLINE AT

WWW.NEVCO.COM.':ii JlEvtro
U.S.& CANADA: 800-851-4040 INTERNATIONAL: 618-664-0360

FAX: 618-664-0398 E-MAIL: INFO@NEVC0.C0M

MAXIMIZE YOUR IMPACT'



INTEGRATED DISPLAY AND SCORING SOLUTIONS -

Ë

LìWP
Model 3680 (0utdoor) Multi-Sport Scoreboard

SS**i 13*Å\lìt:/{:*:{ì I lt{:: *::Fl5lÀ'å ål*{ì å:* å1"È å.ålì$: *{

ln add¡tion to the standard ).5 colors, Nevco can match any PMS color. Please contact your local Display and Scor¡ng Consultant for pricing information

ü99
0olden
Y¿llor

AGENCYAPPROVAL: UL/CUL IistEd, FCC, CE, INDUSTRY CANADA.

SCoREBoARD: Size 18'L x 8'H x 8"0 (5.49 x 2.44 x .20 meters),
constnrcted of aluminum. Scoreboard has l" whlte outline str¡ping.
Hang¡ng weight approx¡mately 420 lbs. (191 kg) with ETNs:590 lbs. (268 k9).

INTELUGENT CAPÏIONS: (2) 8x48, G) 8x32, {2) 8x16.

t il r95
Silver
tnl

LEO UNIÍS: Seven-bar segmented digits with protective aluminum cover

PoWER: 120 VAC,6.3 Amps/ 50/60 Hz./ 240YAC,
3.2 Amp150/60 Hz. Requ¡res earth ground.

BUILl-¡t{ UGHTNING PR0TECTI0I{: All models feature fiber-opiic
isolåtion circuitry providìng add¡tional protection aga¡nst lightoing strikes

GUARANTEE: T0 VIEW ûR RËCEIVË. TH E M0ST R[çËNT C0PY 0F 0UR GUARANTË8, PLEAST VI$1T: WWW.NEVC0.C0M/t¡{F0/ûuARAl'lîËE.PHP

tJ"Ë.S€fl\¡T*ti:1"Sùù"*q53-4*4{}. INTERNATI0NALSERVICE:1-618-óé4-0360. iiirlt*i}èSå:å{1¡llìt::: ***",3*1,-lì15*.

TIMING
24" High lntensity Red or
Amber LËD Digits

Bi-direct¡onal UP or DoWN count. Any
number can be set beiween û:00-99:59.

1/1oth seconds disDlay during flnal minute.

Bi-clirectional UP or DoWN counl. Any
nunrber can be set b€tvveen 0:00-99:59.

1l10th seconds d¡splay during finâl minrte.

TEAIII SCORES
24" High lntensity Red or
Amber LED D¡qits

Displars 0-99 D¡splays 0-99

HALF
18" High lntênsily Red or
Amber LED D¡gits

Displays 0.9 Displ¿ys 0-9

CORìIER KICK
SHOTS
PLAYER IN
24" Hlgh Intensity Red or
Amber LED Diq¡ls

Displays 0-99 Displâys 0-99

PENALTY
SAVES
PLAYER OUT
24" H¡9h Intensìty Red or
Anrber LED Digits

Displâys 0-99 Dìspìays û-99

PE¡IALIY
SAVES
PLAYER OUT
24" Hlgh lntensily Red or
Amber LED o¡g¡l.s

0isplays 0-99 Displays 0-99

CORNER KICK
SHOTS
PLAYER IN
24" Hiqh Intens¡ty Red or
Amber LED Digits

D¡splays 0-99 D¡splays 0-99

TIME OF DAY ln plâce of d¡splay¡ng game tinF on the scûre
board, the "time out"time may be displayed or

uìe "tim€ of dây".
N/A

HORN Sounds automåtically at 0:00 lor å m¡nimun
oftwo (2) seconds. May om¡t automatìc horn.

Can sound manually at any tìme.

Sounds autonratically at 0:00 foÍ a mininrunl
of two (2) seconds. May omit autonratic horn.

Can sound manually at any time.

JU}ICIION BOX N/A N/A

N/ÀCONTROL CABLE N/A

SEGMEI{T TIMIT{G Supported. Supported.

WIRELESSMPCW-7

*73
Maroon

#121
MidÍiqht
Blue

BUILD YOUR OWN DISPLAY AND SCORING SYSTEM ONLINE AT:

WWW.NEVCO.COM

U.S. & CANADA: 800-85r-4040 INTERNATI0NAL: 618-664-0360

FAX: 618-664-0398 E-MAIL: INF0@NEVC0.C0M

.':ã.1'lEvtro
MI\XIMIZE YOUR IMPACT'
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TOWN OF ROSS

RESOLUTTON NO. LCl:.

A RESOLUTTON OT THE TOV{N OF ROSS
GRANTING USE PERMIT TTTO. 5Ô tO
THE KAlHERrr.¡E BRAÌ'¡SON SCHOOL/I{OU},¡T
TAI,'ALPAIS SCHOOL

'ì¡HEREAS, 
The Kat.herine Branson School/ltount Tamalpais

School (hereinafter "the School") has made an application

for a use permit to allo¡¡ in a R-I district, a private,

coeducational secondary school having an enrollment not

exceedingr 320 students; and

!ì¡HEREAS, due notice of a public hearing on such appli-

catj-on was given as required by law by publication of notice

in Èhe INDEPENDENT JOURNAI and by mailing notice to property

ohrners in accordance wigh Sect,ion 18.44.020 of the Ross

Municipal Code (hereinafter "the Code"); and

WHEREAS, a final Environmental Impact, Report (herein-

after UEIR" ) concerning the Master PLan for the School was

prepared pursuant to the provisions of t'he California Environ-

mental Quality ÀcÈ of 1970, as amended, and the State EIR

Guidelines, and has been cerÈified in Resolution No. lA23¡

NOW, THEREFORE, BE IT RESOLVED as follows:

1. The applicat,ion of the School is for the use

specified in the preamble above. The location of the si.Èe,

the present and proposed buildings, and the other ímprovements

Èhereon, are more part.icuiarly described and delineated in

the documents ent¿tled Draft EIR (March 1977) and Final EIR

(July 1977).

2. It i¡ h.r¡nh¡r.,fqgnd and determined Èhat the establish-

ment, maintenance and conducting of the use for which the

above use permit ia sought wj.ll not, under the circumstances

of this parùicular case and the condj.tíons imposed herein,

be detrimental to tbe health, safety, morals, comfort,

convenience, or general vrelfare of persons residing or

frl+whn ojnt 3
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working in the neighborhood of the use and will not' under

the circumstances of this particular case and the conditions

imposed herein, be detrimental to the public welfare or

injurious to property or improvements in the neighborhood-

3. SpecifÍcally. the present zoning of the property

j.s R-l: B-A (single farnily residence wilh minj-mum permitted

arga of one acre). One of the pernitted uses in a R-l

district is that of a private school. The adopted General

Plan of the Tor"¡n classifies'the property of the School as

PS-t (Public Service, LimiÈed). tisted uses in such clas-

sification include that of a private school-. AccordinglY,

Èhe use for which the use permit is sought is in conformity

and cômpatible with both the zoning lar¡ and the General Plan

of the Totl¡n.

4. The use of the ProperÈy as a private school predated

the adoption of the Code and the School is therefore a legal

nonconforming use. stuch nonconforming use i-s required to be

removed or altered or converted to a conforming use in

accordance with the time periods specífied in Section 18.52.010(c)

of the Code. Since the use for which the use permit ís

sought is identical to the existing use of the property,

consideration of. the nonconforming status of the School is

appropriate at this time.

5. The present enrollmenÈ at the School is approximately

320 students and the application is for a private school

with an enrollmenÈ not to exceed 320 students. Section

18.16.030(b) of the Coder as adopted by the voters at the

March 7, lg78 General uunicipal Election, permits Èhe issuance

of a use permlt' foÈ a þulûle'br prlvate school whose total

full and part-tlne enrolltent does not exceed 320 students'

As a result tlrereof, there will be no increase or intensifi-

cation of the exisÈing use to which the property is made.
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No increase in police and fire proÈection witl be required

nor will there be any Íncrease in any other municipal services.

6. The granting of the use permlt will remedy the

nonconforminq status of the property' maintain its existing

usage and, with the conditions imposed trerein' will result

in no change to the health, safety. comfort, convenience or

general welfare of the persons residing or working in the

neighborhood of the School and no injury will occur to

property or improvements irr the neighborhood.

7. Over the years the School and its Board of Trustees

have been generally responsive to the concerns of the Town

and those residing in the nej-ghborhood and have instituted

and maintained numerous proqrams and Policles to harmonize

its activities with the general welfare of persons residing

or workÍng in the Town. Such cooperation of the School and

Íts past and present Board of Trustees constiÈutes an important

consideraÈion for the issuance of Èhis use permit.

8. A use Permit is hereby granted Èo the School to

a1low a priva¿e, ccieducation secondary school upon each and

all of the conditions set forth in Exhíbi-l A which is attached

hereto and incorporated herein.

PÀSSED À¡¡D ÀDOPTED at a meeting of the Town Council of

the Tostn of'RoÊs at a meeting thereof duly held on the llth

d,ay of May, 1978 by the foLtowing vote:

AYES: Councilmen Al1en, 0stenloh, ltlaglnl-s' Brekhus

NOES: Councilmen Ifone

ABSENT OR NOT VOTING:

Councl-lmen Chase

DtAff'ß

ATTEST ¡

TOWN CÍ,ERK
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1

EXIJIBIT A

3

10.

'Ihstthetotalfullali.l¡;art-t1:1.,:stlld-enIeilro}IrreriLof
tfreScfrootshallatnoi;L:aeexceeo3¡0sbi:rl¿¡-ils'

lhst no blrlld.lng permlt ( excopt as a ¡r*:rrrtil' ¡;' 'J De

"ä,1"f;ã¿ 
fon thã årdtnary nalñte¡tance oì. Ì,rìt]:rlr ü¡'

ã*fi"tft g f ac11lties ) shall be 1ss*eJ t'or an;r con-
structlon at the property whlch Ls ¡rot ''lÙicrii)el and

iá.otffL"¿ ln the maite"- p1a:i for t'he ichcol' as

arnended on Aprll 3, L978.

Thst such permlt shell tormlnate upon the s'rlo¡ 1ee:e
or-,iiapoutt!-on b¡r I{53,/ìITS of ::he ¡'r"e'-ie-i" rr'!:11'ìllt s ite
ão " "à*ttse 

1n túe cerl'or"Le s"r'ullure r'l l'; jI i'I ft'om

"-.rot-p*oîtt 
instlf,utiãn, provldoiÌ th'rr- :Ìro rsl¿c r ¿lon

of t4TS wtll not ruase & terml¡ratLon'

Tirattheschooluseltsbestoffortstooper:lietire
Sehoollnguctr&mår¡nerastopr'evenldisr:,¡iliicr:cr'
distunbance of the peace, qulet, comfort a'rrd safety
of the tm¡nedlate nefghborhood.

fhat by October 15th of each year, the icnool shall
orovfdä and fllo ittn tft. Tor¡ä a statement lnclc$tlng
iiã'ã"áuã-"-oi-ãt"áãrrrs efirotled lrr rhe school a¡rd che

""tnã" 
of sald stud'onts nbo aro resldents of the Tom'

e. schedule of the epProxlmaÈe dates of all spoclal
;";;i;-frannea ror ü¡e school vêar, ald f9r the surnrner'

inãärt"'as they are lq¡,ownr a¡rd e scholastlc g8'¡rl6s

scrledule !¡¡sofan ãi kno*"r ar¡d a copy of a memonantd'"tm'

iãîtãt-ã" arrectrvã tó stidenùs, emþioveos and ¡rareltsr
;ã;i;1"¿ them of tue ter".as of thls tse Permlt' lnsofar
ã"-ãppri""uie, attJ l'equeEtlng thelr compllence wlbh
eacrr' äf ùhe üerms of sald Ps!'m1t.

That tbe Scboo1 consüruct not nore than ten (10)

"ããitrãnar 
parklng speces, 1n ac-corclance wlth a plan

to be submlited tõ &nd approved by the Town'

That the Sohool ¡nank rnd al-eat"ly deslgna-ùe at lesst
iäe (5) speces fo¡r vlsltorrs parklng only' on campus'

That the School eontlnue to use lts best effonts to
ãi"oo*ág" penklng on stroets adJacent to the School
by studeñts, employees and faculty.

That tbe gcbool uste lts best efforts to dlscourage

"äõã""-io 
ths Sohool- by E1l1gtrt Dnlve thl'oush

;;;õ;""¿,* anô comunläatlonã to students' p&rents
and-guests advlslng tbem of such pollcy'

That r¡eathcr perolttlng, tÞe School provldê temporary
;;;e.Ñ;-perlrlrs-o" iËá pravrng fleld for a1t spocl'1
ãî""tíãtpåsÈed ão d¡e¡r a lange nunber of vlsltors
iå-ïn" o.ãpus througb the.use 9{-"p9"rlJ offloer"s or
it"fif" noåltorg to-dlrect trafflc to those areas

t,+.

5

6

7

3

9

througÞ tbc Sabool,!¡ nrln cntrlrrce'

l,

l

lL. Tbat tho ute of tho f,83,/l{T8 rthletlo fgollltles
iãi-pi"ãtiãi Ã" piiv- Cq- ftt !q"". drr:'rrg anv calendar
;;;-b; thlto.l io issZMTs ¡tudents, fasultv cn{ 

-åiäri-tilT;ffi t;"." äneaec¿ þ .I9s"r*o1v-schedured'
f"terlcobolastíc cvents irõtt res/IaTS and offlclaf
ãirrr"tf" te¡,u¡ sponsored' by the Rogs Rec¡reatlon
n"ãããiãir.t, no"ã-LlttLe tãague and Ross soccer lrognarn

Sratr"?-æ



I
å
å

and other grotrps'¡¡hlci-l Lrave prevlor,rsl;i used these
faciliilos, provlrled lirrl the n,rrlber of er¿lìls.)1.
3r4ourìt of use by such gro'rrps ¡ha1l noL. er¿r¡ed Ì.¡r;in
ealendar year åny sueh uses o¡ events Lrr ^.;i-." -'.,rrpnlor ¡o 1978.

T
tÅ

Ii' tJ
L2. füit"äñï-åïirä"' íó" 

-Ji 
the school I s arhl-c| 1¿ f :ri: il r r i-r: s

by any othe¡r group or lnillvLduåls bê by ?own pernrlssion.

13. ?hq.t no temponary or perme.nênt gr.a¡ldsis:rds or
, bleaehers, aítplifylng equ.tpment or outslde llghiing be

constructed, nalntalnod or used ln cofflection with
eny athletlc events heL,l on crylirr.rs.

14, That the ner¡ tenrll-s courls construole,t allj.lcent tc
the parklng 1ot bo :restrlcted to use by sbudents and
faculty of KBS/lflS, efflclally sponsored groups or
teams of tl¡e Ross iìecreatlon Assocletlon, Ross Ll_i;tle
Le:gue or Rors Socoen League, between the irours of
8:15 A.M. and B:OO P.I4. a¡r¿ tf¡at the approprlaie
slgns be constructed and melntainod on sald te¡rnls
courts regardlng thls.

15. Thet Èhe eudltonlum be resürloted to use for Jctrool
assemblles, Epeclal ah.unnl, faculty, parents and
frlend.s of the Sobool, but tn no evont, for. the
schsdulLng of speclal events üo r¡hlch the publ"te or
oì¡ts1de guestn u¡rs,Esoele.ted r¡1th KBSIMTS ene lnvlÈed.
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ROSS Agenda ltem No.16.

Staff Report

Date: September 10, 2015

To: Mayor Kathleen Hoertkorn and Council Members

From: Leann Taagepera, Contract Planner

Subject: The Branson School, 39 FernhillAvenue, Sports Field Renovation Project

Recommendation
Town Councíl approval of Resolution No. 1913 conditionally approving a Design Review request
to allow the renovation of a sports field facility through the replacement of a grass sports field
with an artificial turf field, and associated drainage and ADA improvements at 39 Fernhill

Avenue.

Project Summary
Owner:
Design Professional:
Location:
A.P. Number:
Zoning:

General Plan:

Flood Zone:

The Branson School

Peter Arnold, PLA, Abey Arnold Associates, Landscape Architects,
39 FernhillAvenue
7 3-07 2-04, 7 3-082-0L, 7 3-082-12, 73- 14 1-03 a n d 73- 15 1-05

R-L:B-A (Single Family Residence, 10,000 Square Feet Minimum
Lot Size)/R-1:B-7.5 (Single Family Residence, One Acre Minimum
Lot Size)

Limited Quasi-Public/Private Service

Zone X (outside 1-percent annual chance floodplain)

Applícation for Design Review, The project would allow the replacement of a grass sports field
with an artificial turf field, and associated drainage improvements. Design Review is required
pursuant to Ross Municipal Code Chapter 1.8.41.020(c) to allow grading of over 50 cubic yards;

per 18.4L.020(h) to allow new impervious surface; and pursuant to 18.41.020(d) for site work
within 25 feet of a waterway.

Background and Discussion
The Branson School began operating as a primary school in Ross in t922. Over the years, the
school use has changed to the current, day-only, co-ed, high school use. The site is located in a

F\\r^t\4,,^"ent 
"'U(Se Ç-.-çs
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single-family residential zoning district. The single-family zoning d¡str¡ct regulations permit
public and private schools with up to 320 students with a use permit. The general plan

designation for the area recognizes school uses. The school operates under a use permit first
approved in 1978, attached. The use permit allows Branson School and visiting teams engaged
in regularly scheduled, inter-scholastic events with The Branson School and official athletic
teams sponsored by the Ross Recreation Department, Ross Little League and Ross Soccer

Program and other groups to use their athletic facilities.

The proposed sports field turf replacement project does not propose a change in the use of the
sports field or any other facet of The Branson School and an amendment of the use permit is

not required. However, the change in material of the field would allow the school and Ross

Recreation league teams to utilize the field during the winter, as the local soccer season is
trans¡tioning to winter league season. Parking would continue to be provided on the field.
There would be a reduction in the number of vehicles leaving campus at the end of the day to
use the fields at the College of Marin, reducing local traffic trips.

According to Mike Armstrong, Town of Ross, Recreation Manager, the benefit of access to an

"all weather" field would allow the Town to transfer games in youth soccer and youth lacrosse

to the Branson Field in the event of rain and during times when the turf is getting stressed at
Ross Commons. The Recreation Department would also be interested in an opportunity to
sponsor some summer sports themed camps at Branson geared towards middle school age

students.

Project Description

The goals of the Branson School turf replacement project are to provide for winter seasonal use

by both the school and the Ross Recreation league, substantially reduce water use, and reduce

local traffic trips by school sport program participants. lt would achieve this by replacing the
existing 66,000 square-foot natural turf athletic field with a 66,000 square-foot artificial turf
field, which would be utilized during the rainy season. The current field's location, orientation
and layout would be unchanged. Parking would still be provided on the field, as it is now.

lnstallation of the new field would require the removal of the existing two to three inch deep

turf and root structure, resulting in a cut of this material of 450 cubic yards and fill on site of the
supporting material such as sand and gravel, under the new artificial turf, which would be

considered a fill of 1200 cubic yards. Most of this removed grass and root material would be

used on site as a landscaped mound to be located adjacent to the field, which would reduce

the need to truck removed material off-site. The exposed substrate would then be compacted
and covered with base rock up to a depth of six inches. The turf and permeable lining/padding
would be installed over this baserock. The artificial turf would consist oJ a 23 mm thick pad

covered by the turf and infilled with an all-sand product. The project would not utilize any

rubber infill material. The new field would be approximately five inches higher than the
current natural grass field.
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The artificial turf field requires a completely 'planar' surface and, therefore, necessitates that a
low seating wall be constructed, adjacent to the Gym building. This low wall would taper from
a 26 inch maximum height at the south end of the Gym to ground level at the parking area, and
span for ninety-fíve linear feet. The project also proposes to install a 3" x 12" header around
the remaining perimeter of the new artificial turf field, minimizing excavation. North of the
field a new drain and bioswale would be instalfed to capture runoff that would result from the
existing grassy area between the new field and the parking area. An ADA ramp is proposed to
the field from the Gym, which is accessible from existing parking lot.

The field would drain toward a new 320 foot long 'Recharge Trench' that would be instalfed to
take in the entire field's runoff. The turf system's "carpet" or padding system would be
permeable and would result in some water traveling through the material and the rest moving
across the surface into the trench, Overall, there would be no change in percolation rates, but
since the turf material woufd not be completely permeable, such as is natural grass, staff and
the applicants consider this a change in the way rainwater would travel into the ground. The
project can be interpreted as not increasing the impervious surface overall, but increasing it
within the field surface itself, as compared to grass. The deep trench would allow water to
percolate into the ground and is designed to accept a 10 year storm event without allowing
outflow into the stormwater system. A perforated drain pipe would be installed high in the
trench to allow the overflow during a greater than 10 year storm event to enter the existing
storm drain system

Biologícdl Resources Report ond Regulatory Agencies

While the project is adjacent to Ross Creek, the project's construction or operation would not
affect the creek. A Biological Resource report was prepared by Micki Kelly, Kelly Biological
Consulting, dated September L,2OI5. The report concluded that the project would not result in
any impacts to the creek or its habitat. The Branson School consulted with the California
Depaftment of Fish and Wildlife (DFW), the Regional Water Quality Control Board (RWQCB),

and the U.S. Army Corps of Engineers (Corps). None of the agencies expressed concerns with
the project. The DFW advised that the applicant determine if a Lake and Streambed Alteration
Agreement would be likely needed and, if so, submit such an application after Town approval.
The RWQCB indicated that only a standard Stormwater Pollution and Prevention Plan would
need to be submitted and the Corps indicated that the project was outside of its jurisdiction.
The applicant would be required to provide a Stormwater Pollution Prevention Plan and an
Erosion Control Plan príor to the issuance of the grading permit, as a condition of the Town's
approval.

Wøter Savings

The Facilities Director at the Branson School estimates that the water savings for the project
would be approximately 2,007,279 gallons per year, which is a substantial reduction in water
use. The applicant estimates that in e non-drought year, SOo/o of the water used is well water,
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with remainder from Marin Municipal Water District sources. The Director provided the
following assumpt¡ons for this amount of water savings:

"Water usage at the field is as follows:

(10) PJT heads, at 3.5GPM, for 20min. per watering, watered 3 times per week. Per week this
would equate to 10 x 3.5 x 20 x 3= 2,100 gal. Per month would be 2,100 x 4.33(weeks per

month)= 9,093 gal.

(38) Rainbird heads at 12.5GPM, for 45min. Per watering, watered 3 times per week. Per week
this would equate to 38 x t2.5 x 45 x 3= 64,125 gal. Per month would be 64,125 x 4.33= 277 ,66L
gal.

Total water usage per month= 277,66L + 9,093= 286,754 gal./month

We water roughly 7 months per year so yearly water usage is7 x286,754=2,0O7,279 gal.lyear

Depending on rainfall we may water 8 months per year and during heat waves we bump up the
watering duration or increase watering to 4 times per week."

Reduction ìn Local Traffic Tríps

Some of the athletic programs at The Branson School currently utilize fields at The College of Marin
(COM) and must drive or be driven from the School to that location and back. ln addition, the School's
girls' soccer season has been moved from spring to winter, which is the same time period as the School's
boys' season. The applicant indicates that this is essentially 'doubling up' on the practice and game

fields, and is occurring during the rainy season, puttíng extreme pressure on local field use.

The applicant has states that, currently, The Branson School has Daily Practices and/or games Monday
through Saturday and the traffic related to them is estimated as follows:

Winter Season, (November-February)

I Boy's soccer = 20 people, 1-0 vehicles each way per day
r Girl's soccer= 20 people, 10 vehicles each way per day.

Spring Season, (March - Junef
r Lacrosse = 18 people - 8 vehicles each way per day
o Baseball, rainy day practices- they currently carpool, so an estimated of four vehiclps each way

per day.

Based on observations by School stafl the applícant concludes that the new field would remove 5O% of
the above traffic. Some games and practices would still be played at COM. Further, the applicant
indicates that, if you extrapolate that into total traffic reduction for both seasons, there would be an

estimated reduction of L,ZOO totaltrips, wíth 720 trips from the winter sports and 480 from the spring
sports. This would indicate that the project could save 1,200 local traffic trips between January and
June.
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Public Comment

Staff has received no public comment on the project.

Fiscal, resource and timeline impacts

lf approved, the project would be subject to one-time fees for a grading permit. The Town
currently serves the site and there would be no operating or funding impacts associated with
the project.

Recommendatíon

Staff supports the proposed renovation of the sports field through the replacement of the turf
field and the continued use of the site, which will be consistent with the Branson use permit,
benefits the Ross Recreatlon Department and is consistent with school use of the property. ln
addition, the project would reduce water usage and local traffic trips. Findings for approval of
Design Review are provided in the attached resolution.

Alternative act¡ons
t. Continue the project for modificat¡ons; or
2. Make findings to deny the application.

Environmental review (if applicable)
The project is categorically exempt from the requirement for the prepãration of environmental
documents under the California Environmental Quality Act (CEQA) under CEQA Guidelines

Section 15304 - categorical exemption for minor alterations to land. A Class 4 Exemption

consists of minor publíc or private alterations in the condition of land, water, andlor vegetation
which do not involve removal of mature, scenic trees except for forestry and agricultural
purposes. No exception set forth in Section 15301.2 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
1. Resolution No. 1913
2. Findings and ConditÍons of Approval
3. Application
4. Geotechnical Letter Report, Miller Pacific Engineering Group, August L9,2OL5
5. Soccer Field Turfgrass Removal and Tree Protection Procedures, MacNair &

Associates, August 27, 2075
6. Biological Resource Report, Kelly Biological Consulting, September 1, 2015

7. The Branson School Use Pe¡mit, Resolution No. 1042, and Planning History
8. Project plans
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TOWN OF ROSS

RESOLUTION NO. 1913
A RESOLUTION OF THE TOWN OF ROSS APPROVING DESIGN REV¡EW TO ALTOW

THE RENOVATION OF A SPORTS FIELD FAC¡IITY THROUGH THE REPLACEMENT

OF A GRASS SPORTS FIETD WITH AN ARTIFICIAL TURF FIELD, AND ASSOCIATED

DRAINAGE AND ADA IMPROVEMENTS AT 39 FERNHILL AVENUE, 73-A72.04,73-
O82-OL, 7 t-O82-L2, 7 3-t4t-O3 a nd 73- 15 1-05.

WHEREAS, The Branson School submitted an application for a Design Review pursuant to Ross Municipal Code

Chapter 18.a1.020(c) to allow grading of over 50 cubic yards; per !8.41.020 to allow new impervious surface; and
pursuant to 18.41.020(d) for site work within 25 feet of a waterway at 38 Fernhill Avenue, Assesso¡'s Parcel

Numbers 73-O72-Q4,73-082-01, 73-O82-L2,73-t4L-03 and 73-151-05 (the "project"); and

WHEREAS, the project was determined to be categorically exempt from further environmental review pursuant to
the California Env¡ronmental Quality Act (CEQA) Guideline Section 15304 - categorical exemption for minor
alterations to land; and

WHEREAS, no exception set forth in Section 15301.2 of the CEQA Guidelines (including but not limited to
subsection (a) which relates to impacts on environmental resources; subsection (b) which relates to cumulative
irnpacts, subsectlon (c) which relates to unusual circumstances; or subsection (f) which relates to historical
resources) was found to apply to the project; and

WHEREAS, on September tO,2OL5, the Town Council held a duly noticed public hearing to consider the proposed
project; and

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

NOW THEREFORE, BE lT RESOwED the Town Council of the Town of Ross hereby incorporates the recitals above;
makes the findings set forth in Exhibit "A"; and approves Design Review for the project described herein located at
39 Fernhill Avenue, subject to the Conditions of Approval attached as Exhabit "B".

The foregoing resolution was duly and regularly adopted by the Ross Town Council at its regular meet¡ng held on
the 10th day of September 2015, by the follow¡ng vote:

AYES:

NOES:

AESENT:

ABSTAIfI¡

Mayor

ATTEST:

6
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EXHIEIT "A,
Findings ln Support Of Project Approval

39 FernhillAvenue

7 3-O7 2-O4, 7 3-O82-Ot, 7 3-O82-t2, 7 3 -I4t-03 a nd 73 - I 5 1-05

A. Findings
l. Design Review is required pursuant to Ross Municipal Code Chapter 18.41.020(c) to
allow grading of over 50 cubic yards; per 18.41.020 to allow new impervious surface; and
pursuant to 18.41.020(dl for site work within 25 feet of a waterway.

7. Desígn Review (RMC S 18.41.020(c), 18.41.020(hl, 18.41.020(df - Approval of
Design Review for the replacement of a grass sports field with an artificial turf field, and
associated drainage and ADA improvements ¡s based on the findings outlined in the Ross

Municipal Code Section 18.41.070(bl as described below:

a) The project is consistent with the purposes of the Desígn Review chapter as
outlined in Ross Municipal Code Section 18.41.010:

{a)To preserve and enhance the "smalltown" feel and the serene, quiet character of its
neighborhoods are special qualities to the town. The existing scale and quality of architecture,
the low density of development, the open and tree-covered hills, winding creeks and graciously
landscaped streets and yards contribute to this ambience and to the beauty of a community in
which the man-made and natural environment co-exist in harmony and to sustain the beauty of
the town's environment.

(1) Provide excellence of design for all new development which harmonizes
style, intensity and type of construction with the natural environment and respects the unique
needs and features of each site and area. Promote high-quality design that enhances the
community, is consistent with the scale and quality of existing development and is

harmoniousfy integrated with the natural environment;

(21 Preserve and enhance the h¡storical "small town," low-density character
and identity that is unique to the Town of Ross, and maintain the serene, quiet character of the
town's neighborhoods through maintaining historic design character and scale, preserving
natural features, minimizing overbuilding of existing lots and retaining densities consistent with
existing development ¡n Ross and in the surrounding area;

{3) Preserve lands which are unique environmental resources íncluding
scenic resources (ridgelines, hillsides and trees), vegetation and wildlife habitat, creeks,
threatened and endangered species habitat, open space and areas necessary to protect
community health and safety. Ensure that site design and intensity recognize site constraints
and resources, preserve natural landforms and existing vegetation, and prevent excessive and
unsightly hillside grading;

(4) Enhance important community entryways, local travel corridors and the
area in which the project is located;

(5) Promote and implement the design goals, policies and criteria of the Ross

general plan;
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(6) Discourage the development of individual buildings which dominate the
townscape or attrãct attention through color, mass or inappropriate architectural expression;

(71 Preserve buildings and areas with h¡storic or aesthetic value and maintain
the historic character and scale. Ensure that new construction respects and is compatible with
historic character and architecture both within the site and neighborhood;

(8) Upgrade the appearance, quality and condition of existing ¡mprovements
in conjunctlon with new development or remodeling of a site.

(9) Preserve natural hydrology and drainage patterns and reduce stormwater
runoff associated with development to reduce flooding, streambank erosion, sediment in
stormwater drainage systems and creeks, and minimize damage to public and private facilities.
Ensure that ex¡st¡ng site features that naturally aid in stormwater management are protected
and enhanced. Recognize that every site is in a watershed and stormwater management is

important on both small and large sites to improve stormwater quality and reduce overall
runoff.

The project will not chønge the scale ond character of the existing development. The project
would maintoin the existing drainoge pattern. The proposed project would not result in tree
removol.

b) The project is in substantíal compliance wíth the design criteria of Ross

Munícipal Code Section 18.41.100.

(a) Preservation of Natural Areas and Existing Site Conditions.

(1) The existing landscape should be preserved in its natural state by keeping the
removal of trees, vegetation, rocks and soil to a minimum. Development should minimize the
amount of native vegetation clearing, grading, cutt¡ng and filling and maximize the retention
and preservation of natural elevations, ridgelands and natural features, including lands too
steep for development, geologically unstable areas, wooded canyons, areas containing
significant native flora and fauna, rock outcroppings, view sites, watersheds and watercourses,
considering zones of defensible space appropriate to prevent the spread of fire.

Thè project proposes to keep existíng trees and shrubs. The project would not offect biologicøl
resou rces or wote rcou rses.

(2) Sites should be kept in harmony with the general appearance of neighboring
landscape. All disturbed areas should be finished to a natural-appearing configuration and
planted or seeded to prevent erosion.

The oppeorance of the existing londscaping will be maintained.

(3) Lot coverage and building footprints should be minimized where feasible, and

development clustered, to minimize site disturbance area and preserve large areas of
undisturbed space. Environmentally sensitíve areas, such as areas along streams, forested
areas, and steep slopes shall be a priority for preservatlon and open space.

Lot coveroge and building footprints wíll not chonge.



(e) Drives, Parking and Circulation.

(1) Good access, circulation and off-street parking should be provided consistent with
the natural features of the site. Walkways, driveways, curb cuts and off-street parking should

allow smooth traffic flow and provide for safe ingress and egress to a site.

Porking would remain the some.

(2) Access ways and parking areas should be in scale with the design of buildings and

structures on the site. They should be sited to minimize physical impacts on adjacent properties
related to noise, light and emissions and be visually compatible with development on the site

and on neighboring propert¡es. Off-street parking should be screened from view, The area

devoted to driveways, parking pads and parking facilities should be minimized through careful
site planning.

The project would not chonge occess to the site or propose changes to parking existing drivewoy
materials.

(3) lncorporate natural drainage ways and vegetated channels, rather than the standard
concrete curb and gutter configuration to decrease flow velocity and allow for stormwater
infiltration, percolation and absorption.

The droinage proposed by the project hos been designed to not result in any stormwoter
impacts.

(f) Exterior Lighting. Exterior lighting should not create glare, hazard or annoyance to
adjacent property owners or passersby. Lighting should be shielded and directed downward,
with the location of lights coordinated with the approved landscape plan. Lamps should be low
wattage and should be incandescent.

No lighting is proposed by the project.

(i) Natural Environment.

(L) The high-quality and fragile natural environment should be preserved and

ma¡ntained through protecting scenic resources (ridgelands, hillsides, trees and tree groves),

vegetation and wildlife habitat, creeks, drainageways threatened and endangered species

habitat, open space and areas necessary to protect community health and safety.

The project would not result in odverse effects to the natural environment.

(2) Development in upland areas shall maintain a setback from creeks or drainageways.

The setback shall be maximized to protect the natural resource value of riparian areas and to
protect residents from geologic and other hazards.

The project wauld not result ín adverse effects to the creeks or riparian oreas.

(3) Development in low-lying areas shall maintain a setback from creeks or
drainageways consistent with the existing development pattern and intensity in the area and on

the site, the riparian value along the site, geologic stability, and the development alternatives
available on the site. The setback should be maximized to protect the natural resource value of
the riparian area and to protect residents from geologic and flood hazards.
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The project would not result in adverse effects to the ueeks or riparian oreas.

(4) The filling and development of land areas within the one-hundred-year flood plain is

discouraged. Modification of natural channels of creeks is discouraged. Any modification shall
retain and protect creekside vegetation in its natural state as much as possible. Reseeding or
replanting with native plants of the habitat and removal of broom and other aggressive exotic
plants should occur as soon as possible if vegetation removal or soil disturbance occurs.

The creek ond chonnel would not be modified ond the project would not offect the ueek
vegetation.

(5)Safe and adequate drainage capacity should be provided for all watercourses.

The project would not affect the neorby creek ond ís not in a flood zone.

(s) Setbacks. All development shall maintain a setback from creeks, waterways and
drainageways. The setback shall be maximized to protect the natural resource value of riparian
areas and to protect residents from geologic and other hazards. A minimum fifty-foot setback
from the top of bank is recommended for all new buildings. At least twenty-five feet from the
top of bank should be provided for all improvements, when feasíble. The area along the top of
bank of a creek or waterway should be maintained in a natural state or restored to a natural
condition, when feasible.

The project would not result in any adverse eÍfects to the creek ond the top of the bank of the
creek would remain ín a natural state.

(t) Low lmpact Development for Stormwater Management. Development plans should
strive to replicate natural, predevelopment hydrology. To the maximum extent possible, the
post-development stormwater runoff rates from the site should be no greater than pre-project
rates. Development should include plans to manage stormwater runoffto maíntain the natural
drainage patterns and infiltrate runoff to the maximum extent practical given the site's soil
characteristics, slope, and other relevant factors. An applicant may be required to provide a full
justification and demonstrate why the use of Low lmpact Development (LlD) design approaches
is not possible before proposing to use conventional structural stormwater management
measures which channel stormwater away from the development site.

The droinoge proposed by the project has been designed to not result in øny stormwoter
impacts.

{1) Maximize Permeability and Reduce lmpervious Surfaces. Use permeable materials
for driveways, parking areas, patios and paths. Reduce building footprints by using more than
one floor levef. Pre-existing impervious surfaces should be reduced. The width and length of
streets, turnaround areas, and driveways should be limited as much as possible, while
conforming with traffic and safety concerns and requirements. Common driveways are
encouraged. Projects should include appropriate subsurface conditions and plan for future
maintenance to maintaín the infiltration performance.

(2) Disperse Runoff On Site. Use draínage as a design element and design the
landscaping to function as part of the Stormwater management system. Discharge runoff from
downspouts to landscaped areas. lnclude vegetative and landscaping controls, such as
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vegetated depressions, bioretention areas, or rain gardens, to decrease the velocity of runoff
and allow for stormwater infiltration on-site. Avoid connecting impervious areas directly to the
storm drain system.

(3) lnclude Small-Scale Stormwater Controls and Storage Facilities. As appropriate
based on the scale of the development, projects should incorporate small-scale controls to
store stormwater runofffor reuse or slow release, including vegetated swales, rooftop gardens
or "green roofs", catch-basins retro-fitted with below-grade storage culverts, rain barrets,
cisterns and dry wells. Such facilities may be necessary to meet minimum stormwater peak
flow management standards, such as the no net increase standard. Facilities should be
designed to minimize mosquito production.

The droinage proposed by the project hos been desígned to not result in any stormwater
impacts. A bioswale is included in the project design.

c) The proiect is consistent with the Ross genera! plan and zoning ordinance.

(1) Ross General Plan Policy (RGP) LJ Protection of Environmentat
Resources. Protect environmental resources, such as hillsides, ridgelines, creeks, drainage ways,
trees and tree groves, threatened and endangered species habitat, riparian vegetation, cultural
places, and other resources. These resources are unique in the ptanning area because of their
scarcity, scientific value, aesthetic quality and cultural significance.

The project would not adversely affect environmentol resources-

(21 RGP 1.2 Tree Canopy Preservation. Protect and expand the tree canopy
of Ross to enhance the beauty of the natural landscape. Recognize that the tree canopy is
critical to provide shade, reduce ambient temperatures, improve the uptake of carbon dioxide,
prevent erosion and excess stormwater runoff, provide habitat for wildlife and birds, and
protect the ecosystem ofthe under-story vegetat¡on.

The existing vegetat¡on will be mointaíned.

(3) RGP 1.3 Tree Maintenance and Replacement. Assure proper tree
maintenance and replacement.

See (2) above.

(4) RGP 1,4 Natural Areas Retention. Maximize the amount of land reta¡ned
in its natural state. Wherever possible, residential development should be designed to
preserve, protect and restore native site vegetation and habitat. ln addition, where possible
and appropriate, invasive vegetation should be removed.

See (2) obove.

(5) RGP 2.1 Susta¡nable Practices. Support measures to reduce resource
consumption and improve energy efficiency through all elements of the Ross General plan and
Town regulations and practices, inclüding:

(a) Conserve water, especially in landscaping.

The proiect would result in a substantial amount of water savings, over current usage.
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(6) RGP 2.2 lncorporation of Resource Conservation Measures. To the extent
consistent with other design considerations, public and private projects should be designed to
be efficient and innovative in their use of materials, site construction, and water irrigation
standards for new landscaping to minimize resource consumption, including energy and water.

The project would result in a substontial amount of water sovíngs, over current usoge.

(7) RGP 2.3 Reduction in the Use of Chemicals and Non-Natural Substances.

Support efforts to use chemical-free and toxic-free building materials, reduce waste and recycle
building waste and residential garbage, Encourage landscape designs that m¡n¡mize pesticide

and herbicide use.

The artificialturf would not require the use of pesticides or herbicides.

(8) RGP 3.8 Driveways and Parking Areas. Driveways and parking areas
should be designed to minimize visibility from the street and to provide safe access, minimal
grading and/or retain¡ng walls, and to protect water quality. Permeable materials should be

used to increase water infiltration. Driveways and parking areas should be graded to minimize
storrnwater runoff.

Parking would remoin the same.

(9) RGP 4.5 Archaeologícal Resources. lmplement measures to preserve and
protect archaeological resources. Whenever possible, identify archaeological resources and
potential impacts on such resources. Provide information and direction to property owners in

order to make them aware of these resources. Require archaeological surveys, conducted by an

archaeologist who appears on the Northwest lnformation Center's list of archaeologists
qualified to do historic preservation fieldwork in Marin County, in areas of documented
archaeological sensitivity. Develop design review standards for projects that may potentially
impact cultural resources.

The discovery oÍ culturol resources is unlikely due to the location of the site ond known
archaeologicdl oreos-

(10) RGP 6.4 Runoff and Drainage. Stormwater runoff should be maintained in

its natural path. Water should not be concentrated and flow onto adjacent property. lnstead,
runoff should be directed toward storm drains or, preferabfy to other areas where it can be
retained, detained, andf or absorbed into the ground.

The drøinoge proposed by the project hos been designed to not result in ony stormwater
impacts.

(11) RGP 6.5 Permeable Surfaces. To the greatest extent possible,

development should use permeable surfaces and other techniques to minimize runoff into
underground drain systems and to allow water to percolate into the ground. Landscaped areas

should be designed to provide potential runoff absorption and infiltration.

The drainøge proposed by the praject has been designed to not result in any stormwater
impacts.

L2



(14) RGP 6.5 Creek and Drainageway Setbacks, Maintenance and
Restoration. Keep development away from creeks and drainageways. Setbacks from creeks
shall be maximized to protect riparian areas and to protect residents from flooding and other
hazards. Encourage restorat¡on of runoff areas, to include but not be limited to such actions as

sloping banks, providing native Creek access vegetat¡on, protect¡ng habitat, etc., and work with
property owners to identifu means of keeping debris from blocking drainageways.

The project would not adversely offect the creek oreos.
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EXH¡BIT'B'
The Branson School- 39 FernhillAvenue

Conditions of Approval

1. The following conditions of approval shall be reproduced on the cover sheet of
the plans submittéd for a building permit.

2. Except as otherw¡se provided in these conditions, the project shall conform with
the plans approved by the Town Council on September 10, 2OL5. Plans submitted for the
building permit shall reflect any modifications required by the Town Council and these
conditions.

3. The applicant and future property owners shall notify allfuture property owners
of their obligation to comply with conditions of project approval.

4. No changes from the approved plans, before or after project final, including

changes to the materials and material colors, shall be permitted without prior Town approval.

Red-lined plans showing any proposed changes shall be submitted to the Town for review and

approval prior to any change. The applicant is advised that changes made to the design during

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

construction period.

5. The applicant and contractor should note the Town of Ross working Hours are

limited to Monday to Friday 8:00 a.m. to 5:00 p.m. Construction is not permitted at any time on

Saturday and Sunday or the following holidays: New Year's Day, Martin Luther King Day,

President's Day, Memorial Day, lndependence Day, Labor Day, Veteran's Day, Thanksgiving Day,

and Christmas Day. lf the hol¡day falls on a Sunday, the following Monday shall be considered

the holiday. lf the holiday falfs on a Saturday, the Friday immediately preceding shall be

considered the holiday. Exceptions: 1.) Work done solely in the interior of a building or
structure which does not create any noise which is audible from the exterior; or 2.1 Work

actually physically performed solely by the owner of the property, on Saturday between the
hours of 10:00 a.m. and 4:00 p.m. and not at any t¡me on Sundays or the holidays listed above.

(RMC Sec. 9.20,035 and 9.20.060).

6. Any person engaging in business within the Town of Ross must first obtain a
business license from the Town and pay the business license fee.

7. A Grading Permit is required from Department of Public Works for site

grading. The applicant shall comply-with the requirements of Chapter 15.24 of the Ross

Municipal Code by providing the Department of Public Works with the following:
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a. A completed Grading Permit Application.

b. A site map, including plans and grading plan.

c. Submít 3 copies of the soil engineers report, 2 copies of the site plan showing the

outline of the proposed project, and a deposit to cover actual cost of peer review by City-

retained soils engineer.

d. A construction schedule.

8. The applicant shall provide the Town with a deposit in the amount, to be

determined, prior to grading permit issuance to cover the anticipated cost for any Town

consultants, such as the town hydrologist, review of the project. Any additional costs incurred

by the Town, including costs to inspect or review the project, shall be paid as incurred and prior

to project final.

9. A grading security in an amount determined by the Town Engineer's office shall

be submitted in the form of a Certificate of Deposít (CD) or cash to cover grading, drainage, and

erosion control. Contact the Department of Public Works for details.

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

April 15 unless permitted in writing by the Director of Public Works. Grading is considered to be

any movement of earthen materials necessary for the completion of the project. This includes,

but is not limited to cutting, filling, excavation for foundations, and the drilling of pier holes. lt
does not include the boring or test excavations necessary for a soils engineering ¡nvest¡gat¡on.

All temporary and permanent erosion control measures shall be in place prior to October 1.

tL. The drainage desígn shall comply with the Town's storm water ordinance (Ross

Municípal Code Chapter 15.54). A drainage plan and hydrologic/hydraulic analysis shall be

submitted with the grading permit application for review and approval by the public works

director, who may consult with the town hydrologíst at the applicants' expense (a deposit may

be required). The plan shall be designed, at a minimum, to produce no net increase in peak

runoff from the site compared to pre-project conditions (no net increase standard). As far as

practically feasible, the plan shall be designed to produce a net decrease in peak runoff from

the site compared to pre-project conditions. Applicants are encouraged to submit a drainage

plan designed to produce peak runoff from the site that is the same or less than estimated

natural, predevelopment conditions which existed at the site prior to installation of

impermeable surfaces and other landscape changes (natural predevelopment rate

standard). Construction of the drainage system shall be supervised, inspected and accepted by

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

of certification shal! be provided to the Town building department prior to project final.

a. Stormwater Control Plan (SCP) is required per the Statewide Phase ll Municipal

Stormwater NPDES permÍt as re-issued by the California State Water Resources Control Board

(CSWRCB) in 2013, including:

b. Exhibit
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c. Mustdemonstrateadequately-sizedbioretentionfacilities
d. Construction Checklist (items to be followed up during final design)

e. Statement accepting responsibility for maintaining treatment facilities

f . SCP must be followed during design and construction
g. Draft Operations & Maintenance Plan (O&M Plan) which directs and records

maintenance of bioretention,/treatment facilities and identifies responsible individuals

t2. Development and implementation of a Stormwater Pollution Prevention Plan

(SWPPP) is required per the Construction General Permit by the CSWRCB for projects disturbing
over one acre of soil, refer to following link: Construction Gpnpra Permit - Prooosed NEL

Amendments lncorporated - June 25, 2Ot2
13. An encroachment permit is required from the Department of Public Works prior

to any work within a public right-of-way.

L4. The plans submitted for permit shall include a detailed construction and traffic
management plan for review and approval. The plan shall include as a minimum: tree
protection, management of worker vehicle parking, location of portable toilets, areas for
material storage, traffic control, method of hauling and haul routes, size of vehicles, and

washout areas,

15. The applicant shall submit a schedule that outlines the scheduling of the site

development to the Director of Public Works. The schedule should clearly show completion of
all site grading activities prior to the winter storm season and include implementation of an

erosíon control plan. The construction schedule shall detail how the project will be completed

within the construction completion date provided for in the construction completion chapter of
the Ross Municipal Code (Chapter 15.50).

16. A preconstruction meet¡ng with the property owner, project contractor, project

architect, project arborist, representatives of the Town Planning, Building and Public Works and

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

17. Town staff shall have the right to enter the property at all times during

construction to review or inspect construction, progress, compliance with the approved plans

and applicable codes.

18. lnspections shall not be provided unless the Town-approved permit plans are

available on site.

19. Working Hours. are limited to Monday to Friday 8:00 a.m. to 5:00 p.m.

Constructíon is not permitted at any time on Saturday and Sunday or the following holidays:

New Year's Day, Martin Luther King Day, President's Day, wlemorial Day, lndependence Day,

Labor Day, Veteran's Day, ThanksgivingDaV, and Christmas Day. lf the holiday falls on a Sunda¡
the following Monday shall be considered the holiday. lf the holiday falls on a Saturday, the
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Friday immediately preceding shall be considered the holiday. Exceptions: 1.) Work done solely

in the interior of a building or structure which does not create any noise which is audible from

the exteríor; or 2.1Work actually physically performed solely by the owner of the property, on

Saturday between the hours of 10:00 a.m. and 4:00 p.m. and not at any t¡me on Sundays or the

holidays listed above. (RMC Sec. 9.20.035 and 9.20.060).

20. Failure to comply in any respect with the conditions or approved plans

constitutes grounds for Town staff to immediately stop work related to the noncompliance until

the matter ís resolved. (Ross Munícipal Code Section 18.39.100). The violations may be subject

to additional penalties as provided in the Ross Municipal Code and State law. lf a stop work

order is issued, the Town may retain an independent site monitor at the expense of the

property owner prior to allowing any further grading and/or construction activities at the site.

2L. lf deemed necessary by the Public'Works Director, a geotechnical engineering

report, containing all recommended geotechnical design criteria for the project, shall be

submitted with the permit plans for review. All geotechnical aspects of the proposed project

and preliminary development of plans shall continue to be evaluated by the project

geotechnical consultant. A letter from the project geotechnical consultant shall be prepared

that approves allgeotechnicalaspects of the proposed site development layout, verifies project

geotechnical feasibility, and verifies conformance with'the geotechnical consultant's design

recommendations.

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

contractors shall be responsible for maintaining all roadways and right-of-ways free of their

construction-related debris. All construction debris, including dirt and mud, shall be cleaned

and cleared immediately. All loads carried to and from the site shall be securely covered, and

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

reclaimed water shall be required as necessary on the site or apply (non-toxic)soilstabilizers on

all unpaved access roads, parking areas and staging areas at site. Cover stockpiles of debris, soil,

sand or other materials that can be blown by the wind.

23. The applicant shall work with the Public Works Department to repair any road

damage caused by the construction. Applicant is advised that, absent clear video evidence to

the contrary, road damage must be repaired to the satisfaction of the Town prior to project

final. Damage assessment will be at the sole discretion of the Town, and neighborhood input

will be consldered in making that assessment.

24. This project is subject to the conditions of the Town of Ross Construction

Completion Ordinance (copies available at www.townofress.org). lf construct¡on is not

completed by the construction completion date provided for in that ordinance, the owner will

be subject to automatic penalties with no further notice. As provided in the Town of Ross

Municipal Code Section 15.50.040, cotstruct¡on shall be complete upon the final performance

of all construction work, including: exterior repairs and remodeling; total compliance with all
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conditions of application approval, including required landscaping; and the clearing and

cleaning of all construction-related materials and debris from the site. Final inspection .and

written approval of the applicable work by Town Building, Planning and Fire Department staff

shall mark the date of construction completíon.

25. A qualified engineer shall prepare a report on the condition of Fernhill Avenue

for construction vehicles that shall be submitted prior to issuance of the building permit for

review. The Town Engineer may limit the size and/or weight of construction vehicles and may

require the applicant to make any repairs necessary to ensure road stability for construction

vehicles or to post a bond, in an amount to be fixed by the Town Engineer, guaranteeing that

the applicant will repair damage to the roadway. The Town may require bonding to protect the

public infrastructure in case of contractor damage, depending on the method of hauling and

likely impact on the street. The Town may also require as a condition to the granting of a permit

that the applicant submit a certificate of a responsible insurance company showing that the

applicant is insured in an amount to be fixed by the Town against any loss or damage to
persons or property arising directly or indirectly from the construction project.

a. After issuance of the grading permit by the Town, the applicant ¡s responsible for

obtaining permits, if such permits are required to be issued by any state or federal regulatory

agencies, such as the U.S. Army Corps of Engineers (Section 404 permit), the California Regional

Water Quality Control Board (Section 401 certification), and the California Department of Fish &

Game (Streambed Alteration Agreements.) The applicant shall comply with any additional

requirements of those agencies, if required.

26. The following conditions relate to protectaon of the creek duríng all phases of
construction:

b. The creek shall be protected during construction to ensure no soil, concrete,

cement, slurry, or other construct¡on debris is permitted to enter the creek. lf any soil,

concrete, cement, slurry, or other debris inadvertently enters the creek, the material shall be

cleaned up and removed from the channel immediately.

c. Staging/storage areas for equipment, materials, fuels, lubricants and solvents,

shall be located outside of the creek channel and associated riparian area.

d. Spoil sites shall not be located within the stream channel, where spoil may be

washed back into the creek. Building materials and construction equipment shall not be stored

where materials could fall or be washed into the creek.

e. The applicant is responsible for obtaining any Federal, State and local permits

necessary for the project. The applicant shall comply with any additional requirements of the

agencies.

f. The applicant shall submit an erosion control plan with the building permit
application for review by the building official/director of public works. The plan shall include a

sígned statement by the soils engineel that erosion control is in accordance with Marin County
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Storm water Pollution Prevention Program (MCSTOPPP) standards. The erosion control plan

shall demonstrate protect¡on of disturbed soil from rain and surface runoff and demonstrate
sediments controls as a "back-up" system. (Temporary seeding and mulching or straw matt¡ng

are effective controls.)
27. The Soils Engineer shall provide a letter to the Department of Public Works

certifying that all grading and drainage has been constructed according to plans filed with the

grading permit and his/her recommendations. Any changes in the approved grading and

drainage plans shall be certified by the Soils Engineer and approved by the Department of

Public Works. No modifications to the approved plans shall be made without approval of the

Soils Engineer and the Department of Public Works.

28. The Town requests the applicant to voluntarily measure on an approximately
monthly basis the depth to groundwater in the well(s) and periodically report the well head

elevation and monthly depth to groundwater data to the Friends of Corte Madera Creek or the
Marin County Department of Public Works.

29. The existing vegetation shall not be disturbed until landscaping is installed or

erosion control measures, such as straw matting, hydroseeding, etc., are implemented.

30. The construction management plan shall be submitted in time to be

incorporated into the job set of plans. The construction management plan shall become a

binding document, and failure to adhere to the plan may result in stoppage of the project.

31. Allconstruction materials, debris and equipment shall be stored on site. lf that is

not physically possible, an encroachment permit shall be obtained from the Department of

Public Works prior to placing any construction materials, debris, debris boxes or unlicensed

equipment in the right-of-way.

32. All tree protection conditions recommended by the project arborist shall be

included on those plans to ensure compliance with the conditions.

33. Tree protection fencing should be installed prior to permit issuance to minimize
damage to root systems of preserved trees. Tree Protection fencing shall designate the Non

lntrusion Zones and will be constructed of at least 4-foot high plastic and attached to metal
stakes no less than 12 inches into ground and at 6-foot centers. Signs shall be posted to
identify the tree protection fencing.

34. Failure to comply in any respect with the conditions or approved plans

constitutes grounds for Town staff to immediately stop work related to the noncompliance until

the matter is resolved. (Ross Municipal Code Section 18.39.100). The violations may be subject

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

35. The applicants and/or owners shall defend, indemnify, and hold the Town

harmless along with the Town Council and Town boards, commissions, agents, officers,

employees, and consultants from any claim, action, or proceeding ("action") against the Town,

its boards, commissions, agents, officçrs, employees, and consultants attacking or seeking to
set aside, declare void, or annul the approval(s) of the project or alleging any other liability or
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damages based upon, caused by, or related to the approval of the project. The Town shall
promptly notifo the applicants and/or owners of any action. The Town, in its sole discretion,
may tender the defense of the act¡on to the applicants and/or owners or the Town may defend
the action with its attorneys with all attorneys' fees and litigation costs incurred by the Town in
either case paid for by the applicant and/or owners.
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I Fax (415) 453-1950
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VARIAN CEIDE5 IGN REVI EWDEMOLITION APPLICATION

Parcel Address and Assessor's Parcel No,: 73-141-03

Owner(s) of Purcel : The Branson School

Møiling Address (PO Box in Ross/ .' 39 Fernhill Road (PO Box 887)

City: Ross State: CA ZIP. 94957

Day Phone (tr- y1ç-1/b9 Eveníng Phone â*L-'1.ç Ç - 667r
Email .a
Archítect (Or applícant íf not owner) Abey Arnold Associates, Landscape Arch

Mailing Address: 1005 A Street, Suite 305

Cìty: San Rafael State: CA ZIP: 94901

Phone: 415-258-9580, cell 415-509-2260

Email: parnold@abeyarnold.com

Existing and Proposed Conditions 6'or defrnitions please refer to attached fact sheet.)

Gross Lot Size: 268,7655 sq.ft. Lot Area: 73,000 sq. ft. sq.ft.

Existíng Lot Coverage: N/A ExisTing Floor Area: N/A sq. ft.

Existing Lot Coverøge _% Existing Floor Area Ratio ._Y.
Coverage Removed ft, Floor Area Removed ft.

Coverage Added sq. ft. Floor Areø Added _sq. ft.

Net Change- Coverage ft. Net Change- Floor Area 

--sq. 
ft.

ProposedLotCoverage sq.ft. ProposedFloorArea sq.ft.

Proposed Lot Coverage ._% Proposed Floor Area Ratio o/.ao

Existing Impervious Areas 0 sq. ft. Proposed Impervious Areas : 65,000 sq. ft..

Exísting Impewious Areas: 0 % Proposed Impervious Areas: 89.0Yo

ProposedNewRetainingWallConstructíon 
ff.(lengtn¡ !1,,(^u*height)

Proposed Cut 450 cubic yards Proposed Fill 1,200 cubic yards

..bo¡v¡óly:
Ddi:
P¡ld:Facr

D¡to:

Sdt|t¡only



Vei'sion -t129112

rù(/ritten Project Description - may be attached.
A complete description of the proposed project, including all requested variances, is
required. The description may be reviewed by those who have not had the benefit of
meeting with the applicant, therefore, be thorough in the description. For design review
applications, please provide a summary of how the project relates to the design review
criteria in the Town zoning ordinance (RMC $18.41.100).

GENERAL DESCRIPTTON:
Replace the existing 66,000 s.f. natural turf athletic field with a 66,000 s.f. artif,rcial turf
freld. The Artificial Turf will consist of a 23mm thick pad covered by the turf and inftlled
with an all sand product. No rubber infill material will used. The current field's location, orientation
and layout will be unchanged. The School has attained warranties from the maufacturers to allow
parking on the field for school related special ovents, (Open Housen Graduation).

GRADING:
After consulting with the Campus Arborist James MacNair we developed a grading
approach that would not affect the health of existing trees that are adjacent to the field.
We will remove the existing turf by removing the top 2" to 3" of the field, (total material removed
will be approximately 450 cy). A majority of this material will be used on site as a landscaped

mound adjacent to the field to reduce off haul. The resulting subgrade will be compacted and

then base rock will be imported and installed onto the field to a depth of 6",
(total material import approx l200cy). The Turf system will be installed over this baserock.
The freld elevation will be approximately 5" higher than it currently is.

DRAINAGE:
The field will drain toward a new 320' long 'Recharge Trench'that will be installed within the field
to accept the entire field's runoff. This gravel filled deep hench will have perforated pipe installed
high in the trench.
This feature will allow the storm water to percolate into the aquifer. The trench has been sized
to meet or exceed the natural turf field's ability to absorb rain water, and has been designed to accept a
10 year storm event without allowing outflow into the stormwater system.

RELATED IMPROVEMENTS:
The installation of a artificial turf field requires a completely 'planar' sutface which required us to
install a low seat wall adjacent to the existing Gym. It will start at the parkin E arca at 0" tall and

taper up to a maximum height of 26" at the south end of the Gym. We will also install a header
around the remaining permimeter of the new turf. The header will be a3"xL2" that minimizes
excavation. North of the field a new swale and drain will be installed to capture runoff that will
result from the landscaped area between the new field and the parking area.

aFor more information visit us online at www.townofross"org
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Mandatory Findings for Variance Applications
In order for a variance ta be granted, the following mandatory Jìndings must be made:

Special Circumstances
That because ofspecial circumstances applicable to the property, including size, shape, topography,
location, and surroundings, the sûict application of the ZoningOrdinance deprives the property of
privileges enjoyed by other properties in the vicinity and under identical zoning classification. Describe the
special circumstances that prevent conformance to pertinent zoning regulations.

Substantial Property Rights
That the variance is necessary forthe preservation and enjoyment ofsubstantial property rights. Describe
why the project is needed to enjoy substantial property rights.

The project does not change the use, sizc or function of the site. The renovation will allow the School to
conduct practices, games, and enhance the functionality of it's propefty,

JFor more information visít us online at www.townofross.org
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Public Uüelfare
That the granting of a variance will not be detrimental to the public welfare or injurious to other propefiy in
the neighborhood in which said property is situated. Describe why the variance will not be harmful to or
incompatible with other nearby properties.

The project does not change the field size, layout or the function of the site.

The improvements will provide an all weather f,reld for use by the
Town's Recreation Department.

The project will reduce traffic on the Town's streets during the school yeü due to
a reduction in travel required by the athletic teams to offcampus facilities.

Curently the School irigates the field using well water. We anticipate.a mqjor.
reduction in well water being pulled from the aquifer, due to the use of artificial turf.
This, combined with the proposed water recharge trench, will likely create
an improvement in stream waterflow.

Special Privilege
That the granting of this variance shall not constitute a special privilege inconsistent with the limitations
upon other properties in the vicinity and zone in which the subject property is situated.

Describe why the variance would not be a grant of special privilege.

The project does not change the field size, layout or the function of the site, so it
therefore does not constitute a special privilege.

4For more information visít us online at www.townofross.org
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Consultant lnformation
The following information is required for all project consultants.

landscape Architect
Firm: Abey Arnold Associates, Inc.
Project Landscape Architect: Peter Amold
Mailing Address: Ì005 A Street, Suite 305
City: San Rafael State: CA ZIP: 94901
Phone: 415-258-9580 Fax: 415-258-9780
Emaíl: parnold@abeyarnold.com
Town of Ross Business License No. Expiration Date _

Civil/ Geotechnical Engineer
Firm : Miller Pacific Engineering Group
Project Engineer: Ben Pappas
Mailing Address: 504 Redwood Blvd. Suite 220
City: Novato State: CA ZIP: 94947
Phone: 415-382-3444 Fax: 415- 382-3450
Email: BPappas@millerpac.com
Town of Ross Business License Nr._ Expíratìon Date

Arborist
Fírm: MacNair & Associates
Project Arborist: James MacNair
Mailing Address: PO Box I150
City: GIen Ellen State: CA ZIP: 95442
Phone: 707-938-1822 Fax: 707-938-1537
Email : j ames.macnair@gmail. com
Town of Ross Business License No. Expiration Date

Other
Consultant: Mickie Kelly, Kelly Biological Consulting
Mailing Address: 543 Sequoía Drive
City: San Anselmo State: CA ZIP: 94960
Phone: 415-482-9703 Fax
Email: kellybio@ott.net
Town of Ross Business License No. Expiration Date _

Other
Consultant

State
Phone
Email

Fax

Mailing Addrers
NP

Town of Ross Business License No. Expirøtíon Date

5For more information visit us onlíne at www.townofross.org
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Project Architect' s Signature

I HEREBY CERTIFY under penalfy of perjury that I have made every reasonable effort to ascortain the
accuracy of the data contained in the statements, maps, drawings, plans, and specifications submitted with
this application and that said information is true and correct to ihe best of my i<nowledge and belief. I
understand that any permit issued in reliance thereon may be declared by the Town Council to be null and
void in the event that anything contained therein is found to be erroneous because ofan intentional or
negligent misstatement of fact.

I further certifo that I have read the attached Variance/ Design Revied Demolition Fact Sheet and
understand the processing procedures, fees, and application submittal requirements.

6 dt-u s' 1r1
Signature of Architect Date

O,vner's fÍgnature

I HEREBY CERTIFY under penalty of perjury that I have made every reasonable effort to ascertain the
accuracy of the data contained in the statements, maps, drawings, plans, and specifications submitted with
this application and that said information is true and correct to ihe best of my knowledge and belief. I
furt!9r consent to any permit issued in reliance thereon being declared by the Town Council to be null and
void in the event that anything contained therein is found to be erroneoui becaus" ofan intentional or
negligent misstatement of fact.

I further ceíiry that I have read the attached Variance/ Design Revied Demolition Fact Sheet and
understand the processing procedures, fees, and application submittal requirements.

A
Signature of Owner Date

Signature of Co-Owner (if applicable) Date

Notice of Ordinance/Plan Modifications

E Pursuant to Government Code Section 65945(a),please indicate, by checking this
box, if you would like to receive a notice from the Town of any proposal to ãdopt
or amend the General Plan, a specific plan, zoning ordinance, or an ordinance
affecting building permits or grading permits, if the Town determines that the
proposal is reasonably related to your request for a development permit:

Variance/ Design RevieV Demolition approvats expire 365 days after
the granting thereof.

6For more information visit us online at www.townofross.org
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VARIANCVDESIGN REVI EUU/DEMOLITION FACT SH EET

a

Applicability

Variance
A variance is required in order to allow relief from physical standards established by the

Town of Ross ZoningOrdinance.

Design Review
Design review is not required for repainting existing structures involving no exterior
remodeling resulting in additions, extensions, or alteration. Whether or not a building
permit is required, design review ís requíred for:.

All new buildings and for all exterior remodeling resulting in additions, extensions, or
enlargements to existing buildings exceeding two hundred (200) square feet,
including enclosing existing open areas.

All building relocations.

All fences, gates, or walls, or a combination of these, greater than forty-eight inches
(48') in height in any yard adjacent to a street or right-of-way. Fencesn gates, or walls
greater than seventy-two inches (72") inheight within any required setback also

require a variance.

The construction of any retaining wall greater than forty-eight inches (48") in height
as measured from bottom of footing to top of wall or any terraced retaining walls
totaling more than forty-eight inches (48") in height.

The construction of any retaining wall or retaining walls totaling more than 100 linear
feet.

Any project resulting in the removal or alteration of more than twenty five percent
(25%) of the exterior walls or wall coverings of a residence, as determined by the
Planning Department.

Any activity or project resulting in more than fifty (50) cubic yards of grading or
filling.

Any construction, improvements, grading/filling, or other site work within twenty
five feet (25') from the top of bank of a creek, waterway, or drainage way.

Any project resulting in over 1,000 square feet of new impervious landscape surface,

whether or not a building permit is required.

For more information visit us online at www.townofross.org
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Demolition Permit
A demolition pennit is required to demolish greater than25Yo or 1,000 square feet
(whichever is smaller) of any residence, commercial, or institutional building, or to alter
more than 25Yo of the exterior walls of a structure.

Time Frame for Processing
The Variance/Design Review/Demolition Application will first be reviewed for
completeness. This review will not exceed 30 days. Once an application has been
determined to be complete, the application will be placed on the next available agenda
space for a hearing before the Ross Town Council. The Town Council ordinarily meets
the second Thursday of each month at 6:00 p.m.

Requests for variances and hillside lot applications require a public hearing and cannot be
placed on the consent agenda, Staffmay place other planning items on the consent
agenda. Matters listed under the Town Council meeting consent agenda may be acted
upon by the Town Council without discussion. Any member of the Council or any citizen
may request that an item be taken from the consent agenda, discussed and acted upon
separately during the meeting. Staff will place an item on the consent agenda if the
following criteria are met:

. Staff supports the application
, All neighbor acknowledgments have been received and no neighbor objection is

anticipated
. Staff is unaware of any controversy related to the item
. Staffdoes not expect an objection by the applicant to any proposed conditions

Submittal Requirements
The following items are required for all applications. Failure to provide all required
materials in a timely manner will delay review and may result in administrative denial.

l. A complete Variance/Design ReviewlDemolition Application, signed by the
property owner.

2. Filing fee (may be determined by staff after review of the plans).

3. Three full-size copies and six half-sized copies, drawn to scale, of the following
items:

a. A site plan (survey may be required) that shows:

name, address, and phone number of the owner of record, applicant,
engineer, architect, and other project consultants;

north arrow (north should be at the top of the sheet) and scale;

8For more information visit us oniine at www.lownofross.org
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date (revised cop¡es must be cleørly indicated with a new date and
marked "revised);

all dimensions of the property and the footprint of the proposed structure
in relation to the property;

all required setback lines;

distance of proposed structrues/additions to the property line(s);

overview map or photo showing structures on adacent parcels (such as

Google Earth photo);

structures on the neighboring parcels that are closer thanZl'to project
property line(s);

existing and proposed topography in two foot contours (If excavation,
grading or filling are to be performed, include a section which shows the
percentage of slope of the property and the extent of the proposed
excavation, grading or fill);

inundated areas, streams, culverts, and drainage swales as well as their top
ofbank;

the location, length, and height from existing grade, of existing and
proposed fences, gates, walls, and retaining walls;

all existing and proposed easements;

the location, names and existing widths of all adjoining and contiguous
streets and ways;

ingress, egress, and off-street parking sites;

all existing trees with a diameter greater than or equal to six inches (6"),
indicating those that are proposed for removal.

b. If tree removal, relocation, or alteration is proposed, a completed tree removal
application and the payment of applicable fees.

c. Floor plans showing existing and proposed floor areas for each level with
complete dimensions. The plan must clearly identify existing walls to remain,
as well as new construction.

d. A full set of existing and proposed building elevations including complete
dimensions, exterior materials, and colors. Existing and proposed elevations

9For more information visít us online at www.townofross.org
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should be arranged such that existing and proposed elevations for each side are
shown on the same sheet.

e. Building sections including a section sufficient to clearly show the building's
maximum heightfrom exßting grade.

f. Floor plans detailing existing and proposed floor area, lot coverage, and
verification of floor area. Identify any areas excluded from the calculation of
floor area.

g. Calculations of the amount of proposed cut and/or fill in cubic yards.

h. An 8% by I I inch material and color board suitable for filing with official
town records; a larger presentation-sized board may also be submitted if
deemed necessary by the applicant.

i. Details on the windows and doors clearly indicating materials and design of all
proposed new or replacement windows and/or doors (including garage doors),
and those to be retained.

j. Elevations, clearfy indicating materials, for all proposed new or replacement
retaining walls, fences, gates, and gateposts.

k. A preliminary drainage plan designed to produce a no net increase in peak
runoff from the site compared to pre-project conditions. Applicants are
encouraged to submit a preliminary drainage plan designed to reduce runoff to
the site, or to produce peak runoff that is the same or less than estimated
natural, predevelopment, conditions at the site. Applicants are encouraged to
consult the Start at the Source design guidance manual and other materials
prepared by the Marin County Stormwater Pollution Prevention Program
(MCSTOPPP) : http :/imcstoppp.orglacrobat/StartattheSourceManual.pdf

4. Story poles connected by ribbon are required to indicnte changes to ridgelines,
building corners, and exterior walls along with any proposed fencing adjacent to
a right-of-way. Story poles must be in place at least 10 days prior to the hearing
date. A plan detailing the story pole locations and elevations is required. The
planning department may request surveyor certification of stoly pole location
and height If required story poles are not installed on timen the Town may
continue the item to a later meeting. Story poles shall be removed wíthin two weeks
of aftnal Council decísíon on ø project.

5. Written acknowledgement of the proposed development is required from the
owners, lessees, and occupants of all abutting property, including property across
any street, Iane or roadway on the Neighbor Acknowledgment form. Names and
addresses may be obtained from the Planner or Administrative Manager. If
written acknowledgements arti not obtained, a statement stating the reason or
reasons therefore must be submitted. The Planning Department will mail notice

For more ínfornration visit us online at www.townofross.org 10
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of the propos€d variance to property owners within 300 feet of the subject
property. If requíred neighbor acknowledgements are not submítted,lhe application
møy be deemed íncomplete ønd removedfrom the Council agendo.

6. The house address must be clearly marked and visible from the street in order to
facilitate onsite review by Town staff and Council members.

7. Every person who engages in any business, trade or occupation within the Town is
required to obtain a business license from the Town. A license is required even if the
primary place of business is not located within the Town of Ross. All professionals
associated with planning applications must obtain required business licenses in
conjunction with the planning review of their application.

Alternate lsrmat Information
The Town of Ross provides written materials in an alternate format as an
accommodation to individuals with disabílities that adversely affect theír ability to utilíze
standard print materials. To request written materíals in an alternate þrmat please
contact us at (415) 453-1453, extension 105-

For more ínformation visit us online at www.townofross.org ll
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August 19,2015
File: 737.10bltr.doc

Abey Arnold Associates
1 005 A St #305
San Rafael, California 94901
Attn: Peter Arnold

Re: The Branson School
Synthetic Turf Drainage
Ross, California

Per the request your request, this letter presents the design approach of the proposed synthetic
turf field at The Branson School in Ross, California. Our work is performed in general
accordance wíth our agreement dated June 15, 2015.

Synthetic turf systems are designed to transmit rainwater through the infill/turf into the
underlying drainage system, consisting of a sectioñ of drainrock and/or a shock-pad (i.e. Brock
Powerbase). The rainwater is then transmitted laterally through the draínage system into a
collector drain system, typically located on the sidelines of a playfield, depending on the
subgrade slope direction. This entire process takes time for a water droplet to hit the field, travel
through the synthetíc turf field into the drainage course and into the perimeter subdrain system.
Water collected in the subdrain system can infiltrate into the subsurface soil layers given
adequate time to percolate. This process effectively reduces and delays rainwater entering a
storm drain system when compared to a natural turf system.

During very heavy rainfall and once the synthetic turf system becomes saturated (i.e. during a
1O-year storm event) water will travel over the field surface to the low areas of the field. The
water will then flow vertically through the synthetic turf and into the highly permeable drainrock
filled collector subdraín. lf the water flow exceeds the infiltration rate of the soil, an overflow
pipe in the perimeter subdrain will convey water to the storm drain system. During this
condition, the synthetic field will perform similar to a natural turf field.

We hope this provides you with the information you require at this time. Please do not hesitate
to contact us with any questions or concerns.

Very truly yours,
MILLER PACIFIC ENGINEERING GROUP

Benjamin S. Pappas
Geotechnical Engineer No 2786
(Expires 9/30/16)
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CONSULTING ARBORISTS AND HORTICULTURISTS

August 27,20L5

Ned Pinger
Assistance Head for Strategic lnitíatives
Branson School
P.O. Box 887
Ross, CA 94957

RE: Soccer Field Turfgrass Removal and Tree Protectíon Procedures

Dear Mr. Pinger,

Pursuant to a request from the Town of Ross, this letter summarizes my recommendations for
tree protect¡on procedures for the mature valley oak (Quercus lobotol and California bay
(lJmbelluldria californical trees bordering the exist¡ng soccer field. The existing turfgrass will be
removed and replaced with an artificial turf.

The primary tree protectÍon procedure is the installation of drip irrigation in a grid pattern below
the artificial turf to provide periodic irrigation to the root system currently receiving water from
irrigationofthenatural turfgrass. Thisdripsystemislocatedinareaswithinandbeyondthetree
crowns, while avoiding irrigation close to the trunks. lt is antÍcipated that the trees will be

irrigated every 7 to 14 days March through mid-November with the frequency of irrigation
dependent upon rainfall and prevailing temperatures. The location of the drip systems is shown
on Sheet l-1 ofthe Branson School Soccer Field Renovation plans prepared by Abeyrl¡¡s¡¿
Associates [andscape Architects.

The total excavation depth requirement for the field is limited to the removal of the natural turf
to a depth of two to three inches. The drip irrigation lines will be laid in a shallow trench within
this subgrade and the artific¡al turf, pad, and base material placed on top of the subgrade (refer to
detail 3, sheet L-2). No significant impact to the existing tree root systems is expected.

Additional tree protection requirements include hand diggíng of any írrigation trenches or other
excavations within 30 feet of all existing trees. There is a containment curb located on the north
and east sides of the field and within the tree protection zones. This curb will be held ín place

with 36-inch long #5 bar. The bar will be installed at four feet on center with the location

adjustable in the event that woody roots are encountered.

Bartlett Tree Experts are currently under contract for management of the trees. All cultural and

management requirements relating to health and structural issues are under Bartlett's directíon.

This irrigation concept was discussed with Becky Duckles, Town Arborist, who agrees with the
approach.

POSI'0¡'FI(iE BOX n5a . (]LllN til,L0N, CÃ o544t ¡ Pl'iOitlE: 7o7.o38.r8zz



Soccer Field Turfgrass Removal and Tree Protect¡on Procedures
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Please contact me with any questions, or if additional information is required.

Sincerely,

James MacNair
lnternational Society of Arboriculture Certifled Arborist WC-06034
lnternational Society of Arboriculture Qualified Tree Risk Assessor

MacNair and Assoc¡bfes
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San Anselmo, CA 94960
San Anselmo (415¡ 482-9703
Truckee (s30) 582-9713
Cell ls3ol249-2662

TO: Peter Arnold, PLA, Abey Arnold Associates

FROM: Micki Kelly, PWS, Principal, Kelly BiologÍcalConsulting

DATE: September 1,2015

RE: Biological lssues for Branson Turf Replacement Project, Ross, CA

Summary (lncluding Conclusion)

Branson School in Ross, California is proposing to replace the soccer field lawn with artificial turf.
Due to the proximity to Ross Creek, the Town of Ross has requested that a biologist evaluate the
potential for impacts to biological resources, per the CEQA checklist. The Town also asked that the
appropriate state and federal agencies (US Army Corps of Engineers, the California Department of
Fish and Wildlife, and the Regional Water Quality Control Board) be contacted to determine if the
proiect activities would require a perm¡t from those agencies.

The purpose of the effort was to determine if there are biological issues or if permits from the above
agencies are needed. As discussed below, the results of the biological review and the agency

communications, show that there no sensitive biological resources that will be impacted and that
agency permits are not required. ln summary, there are no biological impacts that would need to be

addressed as part of a CEQA review.

Project Description

Branson is proposing to replace the natural turf field with an artificial turf one. The site is located at
39 Ferndale Avenue, Town of Ross, within Marin County (USGS San Rafael 7.5-minute quadrangle).

The west and north sides of the field are bounded by Branson school buildings, parking, and

landscaping. Private residents are east ofthe site and a fence and Ross Creek south of site.

The field size, location and shape will not be changing. The artificial turf will reduce the need for the
well water, which is currently used for irrigation. To protect water quality, the plans include a French

drain designed to allow storm water to percolate into the aquifer. The artificial turf does not require
rubber granules. No construction work will be done within the creek bed or on the creek bank.

The work will consist of:
1. Mobilization (Construction fencing, SWPPP safeguards installed, NOI- permitting)
2. Removal of the natural turf (2-3" depth)
3. Drainage installation (all water from the field will flow into a recharge trench that can handle

a L0-year storm before daylighting into existing storm drain system)
4. Subgrade preparation (soil compaction and import of 6" of Class 2 baserock)

5. lnstallation of 'pad and carpet' over baserock

1



6. lnstallation of infill sand, which is used as ballast for the carpet. lt also protects the turf. Note
- no crumb rubber will be used on this project.

Results

Micki Kelly, PWS, Plant Ecologist (Kelly Biological Consulting) traversed portions of the site on foot in
spring of 2015. She also recently conducted and California Natural Diversity Database (CNDDB)

search to determine if there were known occurrences of Special Status Species on or near the site. A
map of the CNDDB results is included below (Figure 1).

Ross Creek has been channelized over time. lt receives managed flows from Phoenix take as well as

surface water runoff from nearby areas. The flows are typically not perennial, However, they do
persist over much of the year, varying with precipitation patterns and management regimes of a
given year.

The habitat found on the site consist of managed lawn with several bays (Umbelløria colifornicol and
valf ey oaks (Quercus lobotol scattered in the lawn to the east of the play field. These trees will be
protected during construction. Adjacent to the site is Ross Creek, which has a limited riparian
corridor in the reach nearthe site because there is a steep coast live oak (Quercus agrifolial, bay and
similar common species dominated wooded hill to south of the creek and the playfield to the north.

Biologically Related Regulations

Here is a summary of the regulations that could apply to the project. After each is a bullet that discusses of
the related biological issues for the project.

Clean WaterAct (cWAl

The CWA provides guidance for the restorat¡on and maintenance of the chemical, physical, and biological
integrity of the nation's waters. Section 404 identifies the Un¡ted States Army Corps of Engineers (USACE)

Jurisdiction over fill materials in essentially all water bodies, including wetlands. All federal agencies are

required to avoid impacts to wetlands whenever there is a practicable alternative. Section 404 established a

permit program administered by USACE regulating the discharge of dredged or fill material into waters of
the US (including wetlands).

Section 401of the CWA requires that an applicant for a federal license or permit that allows activities
resulting in a discharge to waters of the U.S., obtain a state certification that the discharge complies with
other provisions of CWA. The Regional Water Quality Boards (RWQCB) administers the certification program

in California. The guidelines alfow the discharge of dredged or fill material into the aquatic system only if
there is no practicable alternative that would have less adverse impacts.

top of the bank (between the soccer field and the creek), which will remain in place, protecting the
creek. There will be no direct impacts to Ross Creek. lndirect ímpacts will be avoided through the use

of temporary BMPs (such as silt fencing) as well as permanent BMPs {e.g. subdrains).

from the paved parking area on the north side of the field. SuÉace runoff will be avoided within the
artificial tuÉ area because the design allows water to percolate, entering subdrains, then eventually,
discharging to a stormdrain.

2
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California Porter-Colosne Water Qualitv Control Act

This State law is becoming more prominent on projects involving ¡mpacts to ¡solated Waters of the State
(non-404/401waters). The RWQCB is increasingly requiring Waste Discharge Requirement (WDR) permits

for impacts to Waters of the State.

above.

Streams. Lakes. and Riparian Habítat in C¿lifornia

Streams and lakes, as habitat for fish and wildlife species, are subject to the jurisdiction of California
Department of Fish and Wildlife (CDFW) under Sections 1600-1616 of California Fish and Game Code. The

term "stream", which includes creeks and rivers, is defined in the California Code of Regulations (CCR) as "a

body of water that flows at least periodically or ¡nterm¡ttently through a bed or channel having banks and

supports fish or other aquatic life [including] watercourses having a surface or subsurface flow that supports
or has supported riparian vegetation" {14 CCR L.721. }n addition, the term "stream" can include ephemeral
streams, dry washes, watercourses with subsurface flows, canals, aqueducts, irrigation ditches, and other
means of water conveyance if they support aquat¡c life, riparian vegetation, or stream-dependent terrestrial
wildlife. "Riparian" is defíned as "on, or pertaining to, the banks of a stream." Riparian vegetation is defined
as fuegetation which occurs in and/or adjacent to a stream and is dependent on, and occurs because ol the
stream ltself" (CDFW website).

There will be no impacts to the creek bed, banks, or riparian zone.

Specia l-Status Specles lM u ltiple Reeulationsl

Special-status species include those plants and wildlife species that have been formally listed, are proposed

as endangered or threatened, or are candidates for such listing under the federal Endangered Species Act or
California Endangered Specíes Act. These acts afford protect¡on to both listed and proposed species. ln

addition, California Department of Fish and Wildlife Species of Special Concern, which are species that face

extirpation in California if current population and habitat trends continue, U.S. Fish and Wildlife Service
(USFWS) Birds of Conservation Concern, and CDFW special-status invertebrates are all considered special-

status species. Although CDFW Species of Special Concern generally have no special legal status, they are
given special consideration under the California Environmental Quality Act (CEQA). Plant species on the
California Native Plant Society (CNPS) Rare and Endangered Plant lnventory with California Rare Plant Rank

of 1 or 2 are also considered special-status plant species and must be considered under CEQA. Rank 3 and

Rank 4 species are afforded little or no protection under CEQA. The following paragraphs discuss some of the
key regulations.

Federol Endangered SpecíesAct The Endangered Species Act (ESA) of L973, as amended (16 USC 1531 et
seq.), was enacted to provide a means to identify and protect endangered and threatened species. Under

the Section 9 of the ESA, it is unlawful to take any listed species. "Take" is defined as harassing, harming,
pursuing, hunting, shooting, wounding, killing, trapping, capturing, or collecting a listed species. "Harass" is

defined as an intentional or negligent act or omission, which creates the likelihood of injury to wildlife by

annoying it to such an extent as to significantly disrupt normal behavioral patterns, which include, but are

not limited to, breeding, feeding, or sheltering. "Harm" is defined as an act which actually kills or injures fish

or wildlife and may include significant habitat modification or degradation which actually kills or injures fish

or wildlife by significantly impairing essential behavioral patterns, including breeding, spawning, rearing,

migrating, feeding, or sheltering. Actions that may result in "take" of a federal-listed species are subject to
USFWS or National Marine tisheries Service (NMFS) permit issuance and monitoring. Section 7 of ESA
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requires federal agencies to ensure that any action authorized, funded, or carried out by the agency is not
likely to jeopardize the continued existence of any endangered or threatened species or resu lt in the
destruction or adverse modification of designated cr¡t¡cal habitat for such species.

Essential Fish Habitot. The Magnuson-Stevens Fishery Conservation and Management Act of 1976 was

established to conserve and manage fishery resources found off the coast, as well as anadromous species

and Continental Shelf fishery resources of the United States, by exercising (A) sovereign rights for the
purposes of exploring, exploitíng, conserving, and managing all fish within the exclusive economic zone

established by Presidential Proclamation 5030, dated March 10, 1983, and (B) exclusive fishery management

authority beyond the exclusive economic zone over such anadromous specíes, Continental Shelf fishery
resources, and fishery resources in special areas.

Caliþrnio Endongered Species Act. CDFW is responsible for administering California Endangered Species Act
(CESA, CDFG Code 9$2050, et seq.), which prohib¡ts take of species that have been listed, or are considered
for listing (candidate species) as threatened or endangered species within the State of California. CESA

allows for ¡nc¡dental take of state listed species through issuance of an lncidental Take Permit, or through a

Consistency Determination in coordination with a Biological Opinion issued by the USFWS (CDFW Code

Section 2081). ln contrast with federal law, the definition of "take" under CESA involves actual harm to one

or more members of a listed species and does not extend to modification of habitat not involving direct
take.

Figure 1. None of these species are likely to occur on or in the turf that it being replaced. No special

status plant species would be expected to occur in the project construction area. Several special

status wildlife species such as western pond turtle (Emys marmoratol occur in or adjacent to
Phoenix Lake. Some of these species may be found in the creek during certain high flows, however
given the active management of the lawn (mowing etc.) and the chain-link fence between the fence

and creek, these species would not be expected in the work area.

Mientory Bir-d Treatv Act

This treaty with Canada, Mexico and Japan makes it unlawful at any t¡me, by any means or in any manner, to
pursue, hunt, take, capture, or kill migratory birds. The law applies to the removal of nests (such as swallow

nests on bridges) occupied by migratory birds during the breeding season. California Fish and Game Code

(Sec 3500) also prohibits the destruction of any nest, egg, or nestling.

begins in February and ends on August 31. No trees will be affected the pro¡ect. No impacts

to nest¡ng birds are expected.

Summary of Regulatory Agency Communications

The Town asked that the appropr¡ate state and federal agencies (US Army Corps of Engineers, the California

Department of Fish and Wildlife, and the Regional Water Quality Control Board) be contacted to determine if
the project activities would require a permit from those agencies. Here is a summary of the communications.

California Deoa¡tment of Fish and Wildlife - Timothy Dodson (7O7-944-55L3) spoke to Peter Arnold, PLA,

Abey Arnold Associates via phone August 26,20L5 stat¡ng that the project proponent should determine if a
Lake and Stream Alternation Agreement would be likely be needed. He noted that CDFW has the option of
responding with an enforcement action if problems arose.

4



Resional Water Qualitv Control Board - Xavier Fernandez (510-622-5685) spoke to Peter Arnold on August
27,2OL5, noting that the project only requires a standard SWPPP and filing online in the SMARTS system

!.S, Armv Coros of En¡ineers - Roberta Morganstern (415-503-6732) responded via emailon August 27,
2015. Here is an excerpt from that email "As described the project ¡s outside Corps jurisdiction. My
understanding is that the lield ìs beyond the top of bank. Corps jurisdiction ís defined by the ordinary high
woter mark which usually presents os a change in vegetation, sediment or debris from fluctuat¡on of the
woter level olong the creek bonk. Corps'jurisdiction regulates fill dischorges below jurisdiction. From your
description you dre outside the creek bonk ond do not need a 404 perm¡t."

5
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Representative Pholos

Taken from the northeast s¡de of the site, facin3 east southeast

#t$r;'.

..t"c
tì¡l¡[trl¡¡-^

,4\:Í i,
. , iÍ.-.

,,fii\.:

Taken from the northeast side-ofthe site, facing south towards the fence and creek
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l7lü;!

Taken from the northeast s¡de of the site, facing east-southwest (the fence and creek are on the left side of
the photo.l
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IVa-rlance No. [1ll Mr. ar¡{t{fs. Ðavíd C, Bra.dford
12-i'eFffii-IÏ -ilve. -(7t-051-19) 20,000 sq' ft. zone.
Re.luest to allorv additlon of bathroom, closet,
bedr"oom exùension and lawrd.ry to exLsting non-
conforming house !r from side property llne.

Loù Arep.. I9r8ól+ sq. ft,
P:resent 1oü coverage 9.3/,.
Proposed rr rr I0 /"

SteLing that the aoditions would cure inherent
obsolescence, Mr. Jones moved, approval of ühe
varla¡rce requesü, seconded by I{r. Maglnls and
r:na¡rl.mously p as s ed..

Varlance No. l{r. a¡d Mrs. r"lc BL
e 8Q', ,

zone. Request
23t x 23t garage.
non-oonfonming.

to a]Iow constructlon of
Exlsùlng house and cabans. Bre

Lot Area 17,557
Presenb 1ot coverrige
Proposed.rr tr

sq.
ri/,
22.%

ft.

i.âlÉ
'$le: r?'

1"\'

rp'

Mn. Rogons oxpl-ained thaù tho prosent ga::age,
whlch wtLl be ussci s.s a caba¡ra, Ls not accessablo.
The proposed two-car garatre w111 be butlt wlth
tho sarne roof pltch as bhe house a-rrd will bLend
in porfectly. Followlng discusslon on ùhe excessive
amount of 1ot iovera.ge, Mr. Maglnis moved. grentlng
the vari.ance wlth the condltlon ühat the present
gana.qs (shown as caba¡ra on the plans)wtll be razod,
thereby not Íncneasin3 the preserrt 17% lot coverage.
Mr. Rogers assured the Cor:r¡cll t,hab bhe slze of the
proposed ge.rage and the caba.na are êxactly the saûIê.
Mr. Jones seconded the motlon, whlch t¡as unanlmously
passed.

üse Kathar Br
yenue 3-0 e

Request to allow de¡nolltion of carports, sÙor:a,3e erea,
house, Lnelnenator and repl-ace by garago, storage area
and üwo tennlg courts and pave parklng ene&.
Mr, Leonard Richardson explained that pavlng.the parkfn
area would. allevlaÙe dust problem a¡rd' allow 50 cars
1nsttle gror:nds, thereby frèeing Fer"nhil-1 Avenue from
school õ*"". The new tennls counts are much needed,.
l,layor Allen road a Ietter from Sanford' Paganucclt
s ignod by Dr. e¡d. lvlrs. Dawsolt, Mr. and Mr1. David
Faã¡<irr air¿ ltr. and ì{rs. Russoll G' Srnlth Jr" asking
the CounclL to defer actlon on the use pêrmlt untll
school reveals lrBs r,raster plan and council can make
study of environmontal impact orì comr¡unlty.
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Mr. I,'Im. Stapp sbaued that paving the parklng ane should
soive the p"rkj.ng problern, but felb the school should
¡rollce the erea a,rd prohlblt speeding, pa"r'king on Fernhill
and limiü the number of sars. Mr. Rishardson assured
the Council and eudterrce that tt ts easy bo contnol ùhe
numbe:' of students alLor¡ed to drive co,rs, and lndicated
th.ìt the school wisires to malnùain the rural feellng of
fhe Town and ùo maintaln Þhe lntegnity of the nefghbor-
hood, i{e agreed that a stop slgn at the exÍt or bumps
Inslde the parklng area would. be consldered.

Dr. Dar¿son exprlessed concern regardlng the maf¡y cars a¡rd
the speedlng. Mlss ioy Paganuccl stated 'bhat tho nolso
ls offenslve and asI<ed that the Cor¡ncll- conslden people
density. She sai.d the school r^¡as bullù fon a maxlmum of
150 studenbs and is nor¡Í overcrowdod.. Mr. Rlchardson sald.
272 studonts albend at present -- the maxfmu¡n wouLd be
300.

Mr'. Chase stated that as a trust,ee of the school hs wlll
not vote, bub wlshed to explain that the plan tries to
resolve a serlous pankf.ng problem.

Dr. Dawson su¡¡gesüed uslng the ariea botween Bll-I
Richardsonr s house and the fteld fon tho tennls courts.
Mr. Richardson explained thab thls Ls a g:raduaÈlon fleld
which has been used for 5l+ yeårs. Mn. Stapp further
stat,ed h'e thought the ter¡nLs courts would upgrade the
area since the o1d house, opên carport er¡d lnclneraton
r^roulrl be torn down.

;¡i

I.
.:

I

Attor.ney Vlncent Mu1Ilns, representlng the
l,ire CouncLl to defer actlon on the reqìresb
bhemselves ttmo to sùudy Long range gnowth
sctrool, envLnonmental lmpaet and obhen new
may be lnJected lnto tho Ross Va)-Iey.

Fasklns, urged
to allow
plans of the
pnob)-ems whlch

Îhe Clerk reponted Èhab Town staff had made e¡r envlron-
nrentaL lnrpacù assessmenü and filed. a negatlve decla:latlon
with the County Clerk on June 3d.

Mr. Jones suggested the Cor¡ncll conslder the posslbttlty
the project mlght have a signlflca¡rt effect on the
environment. Mayor Allen, Mrs. 0sterloh and Mr. Maglnls
discussed the matter and determlned that lt would. not.

Mayon A11en moved grantlng tho ûse PenmLt, contl.ngenb
on lnsballaùlon of a stop slgn on bumps ln the parklng
â.rea. Mns. Ostenloh seconded. the motlon, whlch passed.
by a three to one vote, Mr. Jones dlssenülng, Mr. Chaso
abstainíng.

The Cle¡k was ri.trested to- f lle a Notlce of Determlnatlonlndicating that the proJect wlII noü have a slgnlffce¡rü
effect on ùhe envlronment.
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TOWN OF ROSS

RESoI¡UTION y9. loll2

!

A RESOLUTION OT THB TOWN OF ROSS
GRANTING USE PERMIT NO- 5ô TO
THE KATHERII{E BRÀNSON SCHOOL,/I4OUNT
IAMAIPAIS SCHOOÍ¡

WHEREAS, fhe Katherine Branson School/Mount TamalpaiE

School (hereinafÈer rrthe SchoolÉ) has made an appì.icat,ion

for a use permit to allow in a R-l disÈricÈ, a private,

coeducational secondary school havíng an enrol,I¡nent no!

exceeding 320 studenÈBt and

lilHEREAs, due notice of a public hearing on such appli-

cation was given as required by Law by publication of notice

in the INDEPENDENT JOURNÀI. and by mailing notice to property

owners in accordance with SêcÈion 18.44.020 of the Ross

I{unicipal Code (herelnafter t'g}¡s Çodsrt); anð

!{tiERE¿[S, a final Envlron¡¡cntal Impact Report (herein-

after .EIR') conserning thc Mast€r Plan for the School. v¡as

prepared lrursuanù to the prqviaions of the Calif,ornia Environ-

menÈal Quality Àct of 1970, ae anrended, and Èhe State EIR

Guidelinee, and has been cortified tn Resolution No. 1023¡

NOhf. TBE'nBFOn'E, BU I1[ RE6OLVED as follotte:

1. The application of the School is for the use

specifi.ed in the preà¡nblÊ abova. lthe location of the slte,

the preeenb and propgsed buildinga, and the other improvements

thereon, are more Patèíqularly deecríbêd and delineated in

the docu¡ßenùo entl¿led DrafÈ EIR (March 1977) anat Final EIR

(July 1977)

Z. Ig 1. h¡f*ü,n€gil¡É. EA EÊtermined that the establish-

n¡ent,, nìaintenanca anÖ cgnductlng of tbe u9ê for which the

above u6e pernit le aought ut¡l Dot, und.r the circumstances

of this parÈicular sa¡6 lnd the conditfone impoeed herein,

be detrimêntal to the h€atth, eafety, noralg, comfort,

convéniencet ot general welfare of pereona rgsiding or



working in the neighborhood of the use and will notr under

the circumstances of this particular case and the conditior-rs

imposed herein, be detrimental to the public welfare or

injurious to property or improvements in the neighborhood-

3. Specifically. the PresenÈ zoning of Èhe property

is R-l: B-A (single family residence with ninimum perrnitted

arga of one acËe). One of the PermiÈted uses in a R-I

'district is that of a private school. The adopted General

Pl.an of tlle Town classifies'the property of bhe Scl-rool as

PS-L (Pubtic Service, rimited). Listed uses in such clas-

sification include that of a private school. Accorclint¡ly,

the use for which the use permit Ís sought, !s in confornity

and comPatible with both the zoning law and the General Plan

of ttre Town.

4. the use of, the ProPerty as a prj'vate Echool predated

the acloBtion of Èhe Code and the School is t'herefore a legal

nonconforming uso. sLch nonconformÍng use i9 required to be

re¡noved or altered or converged to a conforming u{¡e in

accordance with the time perioile specifLed Ln section Is.52.0I0(c)

of the code. Slnqe the u6e fqr lthich the use perrnit is

soughL is identical to tl¡e existing ur¡e of the property.

consideration of. thc nonconfonning status of the school is

appropriate at thie tíne.

5. The preeent enroll¡nent at the School is approxinately

320 students and the application ís for a private school

with an enrollment not ùo excaed 320 gt'udenÈs ' Section

IB.I6'030(b) of the Code. ae adopted by the voters at the

March 7, Lg78 Genera¡ lluntcipal Elecbion, perrnits the issuance

of a use perrnltitOr'i",Sr¡¡ftc""Or prlvate Eehool whoðe total

full and pert-tino cnr9u4.nt ¿loe3 not e¡ßcecd 320 students.

As a regult theroaÍ, thore ulll þe no increas€ or ingensifi-

cation of che e¡(iEting uae to which the ProPe¡ty ls made.

-2-



No increase in police and fire protection will be requíred

nor wiLl there be any increase in any ot.her municipal services.

6. The granting of the use permÍt lril"I remedy tl¡e

nonconforning status of the propertyf rnaintain iÈs existing
usage and., with the oond.iLíons imposed herein, will result

in no change to the health, safeÈy, comfort, convenience or

general welfare of the persons residing of wor¡(l-ng in the

neighborhood of the Schoo1 and no injury üril1 occur to
property or improvements in bhe neighl:orhood.

7. Over the years the School and it,s tloard of Trustees

have been generally responsive to tlìe concertlÉt of the Town

and Lhose residing in the neighborhood and have j.nstituted

and maintaj,ned numerous programs and policies to harmonize

its acti.vities wíth t,he general welfare of persons residing

or working in the Town. Such cooperêtion of, the School and

its pasg and presênt Board of TrusteeÉ¡ cqnatitutes an inportanÈ

coñsideration f,or tl¡e lecuance of thie uae permit.

8. A use psrmlt, 1r hereby granted Èo the school to

a11oht a prlvaÈô, coeducation secondary Echool uPon each and

all of the condltÍons set forth in Exhibit A t¿hich is attached

trereto and incorporated herein.

PASSED Àù¡D Ap9PTED at a na€ting of Èhe Town council of

Èhe Íordn of'Ross rt c meeting thereof duly held on the llth

day of May, 19?8 þy t¡e following vote:

AYES: Councilmen AlLen¡ 0stenloh, !fa61nls, Dnekhuu

NOES: Coungilnên None

ABSENT OR NOT VOTING:

CouncÍlmen Cheso

l, -\" o-!-jÅ-..mrea----_---
AÎTEST ¡

-3i
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EX[{Í.BIT A

1. fhat the üota1 fult end' pâ'rõ-tlíìe stud'r.¡ltt ertrollrrrenü of
the Sohool sirafi-at no timo oxceod' 320 students'

2. '[hat no bullillng pgr!¡lt (excopü as a perrtnlt rrray be

nää"ri:ó¿-rãr iüä ãiarnar¡i-ur¿lirte¡r¿rnco or repclr or
;;i;ii"6 få,otltÈlos) rrralf be lssued for eny con-
gb¡.ustton 

"r ;;;-;;ópãrGi-wirrct¡ Ls not descnlbod &nd

iãããtiliã¿ rn-ï¡,t'm"ito1 plarr ror tho Jehool' as

. &trond.od on APPI1 J' 197tt.

3. tlhgË guoh på¡mlt shall terrnLnate upon i?'-1li3l l?"""
or d lsposltroä-t'y-üeã/lrts nr t'ho r¡ieserti cntnl)us srt6
on a cheng" fn låo 

-"orporate 
sÈ¡'uirÙuro of tíl):i'lilTs from

n non-ot'ofrt i"sïimiiã", poouLdtid thnb tho roroc'tbton

"f--mlS'wtff not cld,ss a ta¡'mlnatton'

h. That the School uee lts best offorts bo operr¡bo the+¡ À;;;.i'-i. ;;óh-";intt"r "" to p}evcnt dls::upLron or'

dlstu¡'banou or TnälãÁãe, qut"ï' comfort and safety
of bhe lnruredleta netghborhooit'

5. That by Ocbobe¡' 15th of oùoh ysar- Èhe Jchoot shall
or.ov lde a¡¡o flie'liit -irtã-iã*ír- * å r "tur"nÈ 

lnd1c Ð. blr¡8

üä'åiäuä-"¡-;;"ä;;ïs-äFo1ie¿ ln üh6 school ¿nd_tho

nuinber st saro-õ[udànir vho ero ¡'egldente of the Tot'rn'

a sohsdule of ü;-;iliãxinatg datee of a-11 upoclal
ão ãñîi -pi""¡t"a îãr--uià 

- 
sãuo o1 

- 
rê êr r - "+d {9 " 0l-Ì9 

- :'o.mott'
iåãäi""'.t they-are hown¡ &nq e ooholastrc gamos

sobodulo 1n¡olär aa known, ang a oopy of a merno¡endurn,

iõîtãr-'r ¡rrâ;ir;; tä- iïnaoatlr,.3'iil:t!ii",ä: Tåilin';ã;i;i"¿ tben of thc termg-of thi
as appllcebre,-Lãli"tù;;trn¿ thetr oonpllqnco w[Èh

esoh ?¡f thø te¡rms of eald Pormlv'

6. That Èhe Sohool oonstruct not mo¡re tha¡ ten (10)

aililltlonel P"";ñãï;tõ"i,--i" accorilênoe r'rtth e plan

[õ-¡ã-""unrïhe ¿õ rird eplrovetl bv the Town'

1. That tho Sohool u¡¡k e¡rd olearly tlosignato ^t-I::::r' iñ; -iBi ;ñõã; tãr vlsrtorre perklng onrv' on oamÞus'

\, Thaü the Sohool osnilnue to use -tts best efforts to
dlscou¡ago p"íiråä'ãl'I'irããt"-"¿Jacont to the Sohool

üv-Ji*¿ãñi¡i emplõvcos and raoultv'

9. That tha ScbooL uac lts best efforts to 
'llscoursgo&cosss to t¡c"ËoËõãr=ui Bllrglrü Drlvo th-rough

memor&ndur .ti;;ñ*tlä"IronË to students' pa'rants

;ä'ii;to .o"rrr"g thsm of euch PorlcY'

10. Theb wsrtbon perclBtls$r üþe gqhool ÐnovfdÔ tomporary

on-oeûrpus e""iä;;t-ffiå ni;¡1ns rleid ror err sP6cls'l

svonÞs orpeot;ã-Ëo ár¡¡r- e laíge-nwnuon of vlsitorg

rilii";ir"åii.iyi:*'*:..;:;",'"'?:'tl"::""::ã:""
õffingþ tbâ Sahoolrt n¡ln lltrctoc'

11. Tha,ü th. r¡¡c of t¡o ËDs/Mlg rühlctto feotllÈleo'--LL' 
äis:"lill;i #tuäi;rlr.ilul':ïiî!*ii^üill'""iîiîrî-"iii;ffi ;;"ñ-;;'içro.-*rilii'1ffi'Ír;Ttïli'"u'
il;;:!;h;ia¡tio cvonüs ElËb. f.B
Áthlelto t"*i-ipã"ãäiãa 9ù me ilo¡¡ Rearsatlon
Âsgoolatlorr,'ãoiã-iiiiiã l'ätc"e and Eoss Sooosr llro¡lrem
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a.nd other groups s¡hlch h¿vo tr)rovior.rsly userl ühes(rfaclltttes, proulded lhat the nurrrl¡c¡. õI' ev.rrr.ts or,
stngur.! of uso by such Êrroups sh¿Lll ¡rob e."_u,r¡¡r} Lrr rur;r
c'1lsn.1ar ygar åny guch useg o¡' evonts lrr rrr:. .¡r¡rnpr.lor to l9?0.

l[hat any othen uge of È]'re School r¡¡ abl¡lotfq f,¡cL.l tbl.r.¡
by any other group or lndlvlcluals bo by 'Ior.rn i:er"rrrlsslo
lhtt no tempo:rary or perm¿ìÌonÈ grrrrilsr:4ìtds o¡'
bleachers, _enpltfylng equlpment or orrtsldo ll3trLln,; be
oonstrucÞed, malnlolned or trsod lll coÌù¡ec t;lùn ù{i Lj¡
s,ny a,bhlotle events hel¡i on eqmÈus.

'llrrrb t,ho neH tonnl¡¡ courCs oonsBru'tlerl ù.1 i,r,:ur¡B bo
lho p*rkln6 1o9 bo rssbrlcbed ùo u:lo by s[,r¡(l.rrlÇ,:r !illd,lîacully_of KtsS,/t'tBS, ofllctelly sporrur.rnód ¡lr'.ru¡)s ù¡.
boens of the Ross llecnestlo¡¡ Assoel¡rtlonr'tto¡¡t Ll¡ULs
Lor6-ue or nors_Soocôtr Loû,due, bohreon Þhs hou¡os of8¡I5 A.M. ¿nd 0:00 P.¡'1. and bhr,t tho rppnopr.tuLe
$túns bê oongt¡ructôd and rqÂ!nüalnrrd on- eut¡t tcrurlu
cou!Ès regardlng Èhts.

That the eucllto¡rlrulr bo rostrLoùod to use for .:icnool
essgmbl!.es, lp€glal s,ItlrnnL, faoultyr pa,rents and"
fnlends of the Sohool, buù ln no oironl, fo:r tho
oehedull,ng of speclêl €v€ntg üo whloh tho publlc or
outslde guoste u¡¡å,Eooolå.ùed r.¡lth KBSIMIS a¡ne lnv1ted,.
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l claimed liabÍlíty based upon or caused by the approval of che project. The Town
shall promptly notify the applicants and/or owners of any such claim, action, or
proceedihg, tendering the defense to the applicants and./or owners. The Town
shall assist in the defense, however, nothing contained in this condition shall

-t $A - prohÍbit the Town from paruicipating in rhe defense of any such claim, action, or

,.. ^#4í- r¡rr) proceedingso long as thé Town âgrees to bear its own a$orney's fees and costs

¿¡ .W*¡-$t"- and participåtes in the defense in good faith.

"\# CP' 
W:::i:#tmouncedatg:29p.m.thttthe 

Councílwouldtdlcedshorrrecessandthenreconvenewith

*
20. Use Permit No. 321

The Roman Catholic Archbishop of San Francisco, Sir Francis Drake Boulevard
and Bolinas Avenue, A.P. No. 73.052-25,R-l (SÍngle Family Residence, 5,000
Square Fooc Minimum.) Use permit to allow the use of 4l parking spaces in the
exisring paved parking lot for parking by the students of the Katharine Branson
School. Thc proposed Branson School parhng is Eo occur Monday through Friday
during regular school hours, with a bus shutrling students berween their cars and

tbe Branson School campus.

Gary Broad, Planning Director, summarÍzed the staff report and rccommended
that the Council approve the use permit with the findings and conditions in the
staffreport.

Pat Langley, parish coordinator, noted that they are responding by a request from
their neighbors to provide additional parking. They use that portÍon of the
parking lot that is not adjacent [o the neighbors in order to minimize the impact
on the neighboring homes. She furthcr urged approval.

Mayor Barr pointed our rhar this would take vehicles off the road and place them
Ín the parking lot.

Mayor Pro Tempore B)¡rnes asked staff ho\¡/ they could ensure that the parking
would be used as intended. Mr. Broad tesponded that they cannot resrrict an

individual from parking on the street. He noted that a condition couldbe
required that the spaces be made available to vehicles that would otherwise be
parked on the streèt or iequire that the applicanc submit a parhng methodology
to the Town.

Mayor Bar desired to know the number of parking permits issued- Council
Member Poland noted that they could approve subject to restricting the parking
to replacing on-street parking.

Mr. Broad pointed out to the Council that Íf there is a problem the use permit
could be revoked,

Mayor Barr opened the public hearing on this item.

IB
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KevinWestin, Ross resident, hadno objection to the additionalparking, but
ex¡lressed concern for it being an area where children congregate. Mayor Barr
responded that Ioitering is specifically prohibiced. Also, adult supervision durÍng
the morning hours is required. She furuher recommended to Mr. Westin that he
contact the Town if chere is any problem.

Mayor Pro Tempore Byrnes oipressed concern for screening the parking lot.
Council Member Poland recommended revíewing the screening after approval in
order to understand how it appears. CounciL Member Hunter stated that it could
be revisited if the screening is â problem.

Council Member Strauss recommending installing landscaping on the edge in
ce¡ms of Branson and San Anselmo. Ms. LangJ.ey indicated that thete is no water
at that sire. Mayor Pro Tempore B)¡mes believed a water permit could be
obtained.

Council Member Snauss recommended approval with the conditíon of planting
some screening in order to have a more attractive apPearance.

Mayor Pro Tempore Byrnes and Council Member SËrauss agreed that screening is
needed ín order to minimize the visual impact of vehicles parkedin the lot.

Mr. Jarjoura indicated chat public safety is a concem and the area should be more
oçosed in order to have less crime. Council Member Strauss recommended
addÍng stafFs standard condition in regard to rhe Council having up to three
years to add additional landscaping if so desired.

Council Member Strauss recommended including sorne landscaping in order to
mitigate concerns.

Mayor Barr indÍcated that that she didnot believe that it was neeessary for the
church to provide parking lot landscaping.

There being no further public testimony on this item, Mayor Barr closed the
public hearing and brought the matter back to the Council for acrion.

Mayor Barr asked for a motion.

Council Mcmber Poland moved and Council Member Strauss seconded, to
accept stafPs recommendation with the added condition that the Council has
up to three years to add additional landscape screening if so desired. The
motion carried by a 4:t votc by the Council, with Mayor Pro Tempore
Byrnes opposed, with the following conditions:

St. Anselm's Church Conditions
L This use permit shall aliow-the use of the existing St. Anselm's Church parking

lot for the parking of Branson School srudent vehicles during the school week
subject to condirions no. 2-i8 below. Thc original use permit limiting church

l9
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parking on the lot to Sundays and Roman Catholic holidays is not hereby
amended and all of its associated conditions shall remain in full force and effect.
No other use of the lot for non-church activities is allowed.

2. TheTown Council resemes the ríght to require additionallandscape screeningfor up to three (3)

y e ar s fr om pr o ject final.
3. The B¡anion School shall use the parking lot for sEudent cars Monday through

Friday only and only during the school year. No evening use of the sÍte is allowed.
4. Branson School parking on the lot shall be limited to a total of chirry'nine (39)

vehicles.
5. Parking shall be restricted to the easternmost rov/s of parking spaces, with no

parking in the row ofspaces adjacent to any neighboring resÍdence.

6. No shuttle buses or Branson câts shall arrive at che lot prior to 7:40 a.m.

7. Responsible adulc supervision at the parking lot shall begÍn at7:40 a.m. and
remain constant during the period of srudent and shuttle bus arrival and
deparnrre.

8. Once they have parked, srudents shall move immediately to the waiting school
van. No excessive noise Ís allowed and speech which exceeds no¡mal
conversational volumes is prohibited.

9. The loitering of Branson School students is saictþ disallowed at aûy time during
the school's use of the lot.

10. The use of this lot shall be overseen on a reguiar basis by the Branson School and
revíewed by St. Anselm s Church on an annual basis.

ll. No on-site idling of parked srudent cars or of shuttle vans is permÍtted. Vans shall
remain on the site only long enough to pick up studenrs who have already anived
and shall not wait for additional arrivals. Vans that remaín on site to províde the
required adult monitoring shall not keep their engines idling.

12. The staging point for the vans shall be on the eastern half of the lot, as near as

possible to the easternmost property line .

13, All shuttle buses shall be kept properþ rune&up and mechanically maintained.
14. Students shall enrer and exit the lot in the quietest manner possible. Any action

which results in a noise level above what is normally generated in the reasonable
operatíon of a vehicle is srrictly disallowed. Such actions include, but are not
limited to, the use of car radios or sound systems, the rewing of engines, sudden
or abrupt braking resulting in tire squeal, or the operation o[ any vehicle which is
unmufllered or tuned to generate levels of engÍne noise beyond what is reasonably
to be expected of an unmodiliedlate-model sedan.

15. Srudent parking aC the lot shall be regulated through the issuance of parking
permits by the Katherine Branson School. A maximum of thirry-nine (39) parking
permits shall be issued. Srudents shall receive written notification of these use
permit condÍtions and the requirement that thcy comply with all of their Ëerms at
the time of permit issuance,

16. The parking lot shallbe maintajned at all times free of weeds,litlet, and debris.
The Íence surrounding the sÍte shall be repaÍred or rcplaced as necessary, wíth
any ne\¡/ or replacement fencing subject to the Town s regularions. Landscaping
shall be Ínstailed and maíntained along the lot's peúmeter as deerned necessary

and fhe Town Council leselves the right to require additíonal vegetative
screening at âny time.
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17. The annual statement which the Branson School must file with the Town by
October 15 of each year shall include reference to the manner in which the
parking facility is being operated to ensure compliance with these conditÍons of
approval.

18. Sainc Anselm's Church shall be responsible for monitoring the use of the parking
lot by the Branson School ro ensure thar the operarion of the lot complies fully
with all of the hereby enacted conditions of approval. Failure to comply with any
condition shall be cause for Town Council revocation of this use permit.

19. The applicants and/or ownets shall defend, indemni&, and hold the Town
harmless along with its boards, commissions, agcnts, officers, employees, and
consultants from any claim, acuion, or proceeding against the Town, its boards,
commissionsr agents, officers, employees, and consultants attacking or seeking to
set aside, dedare void, or annul the approval(s) of the project or because of any
claimed liability based upon or caused by the approval of the projecr. The Town
shall promptly notify the applicants and/or owners of any such claim, action, or
proceeding tendering the defense to the applicants and/or owners. The Town
shaìl assist in the defense;however, nothing conrainedin this condition shall
prohibit the Town from particþating in the defense of any such claÍm, action, or
proceeding so long as the Town agrees to bear its own attorney's fees and costs
and participates in the defense in good faith.

Council Member Strauss reiterated his desire to have screening.

Variance, Design Review, HillsÍde Lot/HazardZone and Tree Removal
DENIAL
Karson and William Aubuchon (owners), Ross Pa¡menter (applicant), 54
B aywood Avenu e, A. P. Nos. 72 -072 -29 and 7 2-07 2 -30, R-1:B-20 (Single FamÍly
Residence, 20,000 square footminimum.) Variance, design review, andhillside
lot/ hazard zone 3 use permit to allow the constructÍon of a 1,588 square foot rwo
story residence with a 52 square foot mechanical/laundry room and a patio
within the front yard serback (25 feet required, 9 feet proposed.) A 485 square
foot attached garage is proposed within the front yard setback (25 feet required,
l0 feet proposed) and within the rear yard setback (40 feet required, 36 feet
proposed.) 328 square feet of decks are proposed ac the rear of the resídence.
Total development of 2,08i square feet of floor area is p:oposed*, wÍth 39 linear
feet of retaining walls and 63 cubic yards of cut. A variance is requesced to allow
only two on-site covered parking spaces (2 covered and 2 uncovered required) as

2 uncovered spaces would be located partially on-site and partially within the
Baywood Avenue right-oÞway. An encroachment permít is rcquested to allow
improvements within the Baywood Avenue right-of-way, including driveway and
walkway conscruction. Tree removal is requested to allow the removal of. aI4"
bay,al4" oak, and a 6" bay.

Lot area
Present Floor Area Ratio
Proposed Floor A¡ea Ratio
Present Lot Coverage
Proposed Loc Coverage

20,g7lsquare feet
0o/o

l0.lo/o (l5o/o permitted*)
0o/o

8.0% (l5Yo permitted)
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WILLIAM H. CURTISS

,"RF"lELYFR""'

tEB - 4 2016

lbwn of Ross
7 HILLGIRT DRIVE
P.O. Box 1743
ROSS, CALIFORNIA 94957.1743

TELEPHoNE: (415) 454-0835
FACSIMILE: (888) 857- I 987

EMAIL: curtisslaw@comcast.net
CELL PHoNE :(415)5 l9-5210

February 4,2016

Mayor Katie Hoertkorn
Mayor Pro Tempore Carla Small
Council Member Elizabeth Brekhus
Council Member P. Beach Kuhl
Council Member Elizabeth Robbins

Re: February 11,2016 Meeting of The Ross Town Council
The Branson School Application for Use Permit Amendment

Dear Mayor Hoertkom and Council Members:

Back on September 1Oth of last year I stood before you in support of The Branson
School's application for approval of the construction of a new soccer field. Little did I
know the unintended consequences ofsuch support. The Branson School had
wholeheartedly agreed to our one request that Hillgirt Drive not be used to stage the
construction and that requirement formally became a condition of approval.
Unfortunately, it was not long before heavy equipment was parading up and down our
small drive. On several occasions we could not even use Hillgirt to drive back to our
home.

When I called the Acting Head of School concerning construction congestion on
Hillgirt, she told me that she was aware of the use of Hillgirt, but that it would only be for
a'few døys." Later when the Town intervened, Branson changed its position to claim a
lack of awareness and blamed the use of Hillgirt on the contractor. Unfortunately it was
only a matter of days after the Town intervened before heavy equipment including
forklifts transporting building materials was again headed up our drive. When I again
contacted Branson, I was told that the renewed use of Hillgirt would only be for a"few
døys', and that the staging on Hillgirt was necessary as they did not want to drive across

the partially constructed soccer field.

It was with some relief then that in late November the project appeared to be

coming to an end. Then during the Thanksgiving holidays a large score board was erected

on the side of the old gym and we come to where we are now. Branson's position
concerning the use ofthe scoreboard eerily echoes the school's stance on the use of
Hillgirt to stage construction: it will only be used for a'few lrours" a week. This stance

I



of course isnores the fact that even when turned off it presents a larse black and
blue evesore facins down our drive.

The Branson School is taking the position that they honestly believed the score
board was included in the application for construction of the field and that in any case,
since the scoreboard has already been installed, the school should not be punished for its
honest mistake and the scoreboard should remain where it is. In light of the history of
this project, we find that hard to believe. However, even if that claim is true, it still
exhibits a cavalier attitude towards reading and then following the conditions of approval
since the conditions clearly state that "no lighting is proposed for the project" and that in
any case:

(f) Exterior Lighting. Exterior lighting should not ueate glare,
hazard or annoyance to adjacent property owners or
passersby. Lighting should be shielded and directed
downward, with the location of lights coordinated with the
approved landscape plan. Lamps should be low wattage and
should be incandescent.

While Branson should not be rewarded for intentionally or negligently failing to
follow Town rules, I do believe that there is still a reasonable compromise that can satisSr
all the parties. It is the compromise we would have suggested back at the September
meeting if we had any notice of the proposed installation of the scoreboard. The
scoreboard should be relocated to the sideline of the field which parallels the Branson
driveway so that it is not visible from Hillgirt. Perhaps it could be installed above the
existing cement retaining wall.

Very truly yours,

L 'jÅ,t. 
'*1

William ('oTony")

t" r.' t"

Marta Osterloh
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