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SPSS Agenda ltem No. 17

Staff Report

Date: July L3,2OI7

To Mayor Robbins and Council Members

From: Heidi Scoble, Planning Manager

Subject: McReynolds Residence,tTT Lagunitas Road, File No. 28L7-0t4

Recommendation
Town Council approval of Resolution 20L5 conditionally approving a Nonconformity Permit and
a Tree Removal Permit to allow to allow a modification to the existing roofline of the main
residence, the demolition and the new construction of a garage, and the landscape and
hardscape improvements within the backyard portion of the project (rear and side yard), and the
removal of three trees, and denial of the Design Review for the new construction of 6-foot tall
gate and the new driveway and parking hardscape improvements fronting the façade of the main
residence adjacent to Lagunitas Road and denial of the Encroachment Permit to allow a new
encroachment from Lagunitas Road.

Property lnformation:
Owner:
Design Professional:
Location:
A.P. Number:
Zoning:
General Plan:

Flood Tone:
Project Number:

Lot Area
Existing Floor Area/Ratio
Proposed Floor Area/Ratio
Existing Lot Coverage
Proposed Lot Coverage
Existing lmpervious Surfaces

Zach anij Alexandra McReynolds
lntegrated Design Studio and John Clarke Architects
t77 Lagunitas Road

073-23L-02
R-1:8-6 (Single Family Residence, 6,000 sq. ft. min. lot size)

Medium (6-10 Units/Acre)
Zone X (Outside of 100 year floodplain)
2OL7-OL4 DR-NCP.EP

11,008 square feet
3,698 sq. ft.
No Change
2,334 sq.ft.
No Change

4,043 sq.ft.

33.5%l2O% permitted)

2L.2%l2O% permitted)

1,

27%



Proposed lmpervious Surfaces 2,786 sq.ft. 25%

Project Description
The project applicants, lntegrated Design Studio and John Clarke Architects, on behalf of property
owners Zach and Alexandra McReynolds, are requesting Design Review, a Nonconformity Permit,
and a Tree Removal Permit to allow a modification to the existing roofline of the main residence,
the demolition and the new construction of a garage in addition to a substantial landscape and
hardscape project, and the removal of three trees. The project is also requesting an

Encroachment Permit to allow for a new driveway encroachment from Lagunitas Road to provide
vehicular access and parking adjacent to the front of the house. Driveway and parking access to
the project site is currently from Woodside Way.

The project materials and colors associated with the roofline modification and the new garage

would match the existing residence. The project materials and colors for the entry gate would
consist of red brick columns, a black metal driveway and pedestrian gate, a wood and metal
"hogwire" fence, bluestone rock for the stairs and seat-walls, grey colored permeable pavers,

decomposed granite, and a solid white wooden fence.

The project also would include the removal of a protected 8 inch in diameter Flowering Crabapple
tree and a significant 32 inch in diameter Deoder Cedar tree. The health of the Flowering
Crabapple tree is good and the hþalth of the Deoder Cedar tree is fair with a poor structure and
a significant lean.

The proposed improvements require the following permits

Design Review is required pursuant to Ross Municipal Code (RMC) Section L8.4I.O2O
because the project would entail the construction of a 6-foot tall fence.

A Non-Conformity Permit is required pursuant to Ross Municipal Code (RMC) Section
18.52.030 to allow for the structural alteration to the roofline of the nonconforming
residence and the detached garage.

A Tree Removal Permit is required pursuant to Ross Municipal Code (RMC) Section 12-
24.O8O to allow for the removal of one protected tree and one significant tree (12" in
diameter or greater) on improved land.

a

a

a

An Encroachment Permit is required pursuant to Ross Municipal Code (RMC) Section
12.08.030 to allow a new driveway encroachment from the Lagunitas Road public right-
of-way to the project site.

Background
The project site was established as lots 1 and 2 of the Woodside Tract subdivision that was
recorded with the County of Marin in L908. The project site is an upward sloping lot with an

average slope of approximately9%. Access to the site is via Woodside Avenue. The project site
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consists of a single family residence with single detached garage and carport. The original
residence was constructed circa 1908 with driveway access via Woodside Way.

Advisory Design Group Review
On April 25, 2OL7 and May 23, 20t7, the Advisory Design Review (ADR) Group conducted
Advisory Design Review. With the exception of one ADR Group member, the ADR Group generally

supported the project and provided the following comments/recommendations:

t. Supports the front and side landscape and hardscape elements.
2. Recommended reducing the amount of hardscape and landscape along the front of the

property because it appears too excessive.
3. Recommend a more English Garden design concept for the front of the property.
4. Provide articulation along the façade of the garage, such as either pushing back the garage or

providing a "notch" along the front wall plane.

5. Consider reducing the height of the garage to reduce the scale of the garage.

Since the April and May ADR Group meeting, the applicant has incorporated the suggested

comments relative to the garage. The applicant has also slightly reduced the amount of
hardscape elements along the front of the property.

Key lssues

Nonconformity Permit
Pursuant to Section L8.54.030(c), a nonconforming structure in a residential zoning district may
be enlarged, extended reconstructed or structurally altered with a nonconformity permit
approved under Section L8.52.040, except that a floor area ratio variance shall be required to
increase the square feet of nonconforming floor area. Staff suggests the Nonconformity Permit
findings can be achieved as the project would meet the intent and purpose of the regulations as

follows:

1. The primary residence and the detached garage were constructed prior to the Town's zoning
r,egulations and therefore considered to be legal nonconforming.

2. The scope of the project would allow for structural alterations to the existing nonconforming
walls associated with a legal nonconforming primary residence and the detached garage.

3. The project would be in keeping with the architectural, cultural and aesthetic value of the
primary residence and guest house by designing a project that would architecturally
consistent and compatible with the design and massing of the built environs, and therefore
consistent with the Design review criteria and standards as described in the Design Review
section of the staff report. The project is also subject to conditions of approval to provide
project screening to ensure a balanced and harmonious relationship among structures on the
site, between structures and the site itself, and between structures on the site and on
neighboring properties.

4. The project would not result in a net increase in existing floor area associated with the project
site.
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5. The project would be required to comply with the Town's Municipal Code and California
Building Code to ensure the public health, safety, and welfare to properties or improvements
in the vicinity.

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

7. The project is designed to provide the requisite parking requirements (one enclosed parking
space and one on-site parking space) for the R-1:8-6 zoning district.

Desígn Review
ln order to approve the Design Review for the 6-foot tall gate and related landscape and
hardscape improvements, the Council is charged within making the following requisite findings:

L. The project is consistent with the purpose of this chapter as outl¡ned in Section 18.4L.0L0.
2. The project is in substantial compliance with the design criteria of Section 18.41.L00.
3, The project ¡s consistent with the Ross general plan and zoning ordinance.

The overall purpose of Design Review is to provide excellence in design consistent with the same
quality of the existing development, to preserve and enhance the historical "small town," low-
density character and identity that is unique to the Town of Ross, to discourage the development
of individual buildings which dominate the townscape or attract attention through color, mass or
inappropriate architectural expression, and to upgrade the appearance, quality and condition of
existing improvements in conjunction with new development or remodeling of a site.
Accordingly, pursuant to Section L8.41. L00 of the Ross Municipal Code, a series of Design Review
criteria and standards have been developed to guide development.

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

L. Preservation of Natural Areas and Existing Site Conditions. 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 Ihe amount qf nativ.e vegetation clearins, grading,

cutting and filline 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,

2. Minimizing Bulk and Mass. New structures and additions should avoid monumental or
excessivelv larse size out of character wilh thqir settine or with other dwellings in the
neighborhood. Buildings should be compatible with others in the neighborhood and not
attract attention to themselves.

3. Drives, Parking and Circulation. Access wavs and parkins areas should be in scale with the
desien of buildinss and sTructures oJì the site. They should be sited to minimize physical
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impacts on adjacent pr:operties related to noise, light and emissions and be visuallv
compatible with develoqm,ent on the site anC on neiehborins pr,operties. Off-street parking

should be screengd from view. The area d,e,voted to drivewavs, parking pads and parkine

throu careful site lannin

4. Landscaping. 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.

Upon review of the project, staff suggests the project is not consistent with the Design Review
findings related to General Plan consistency and conformance with the Design review criteria and
standards of Section L8.4L.100. Related to General Plan consistency, the project appears to be
in conflict with General Plan policy 3.8 which states that driveways and parking areas should be
designed to minimize visibility from the street and to provide safe access. The current condition
of the project site fronting Lagunitas Road is that the frontage of the property is heavily screened
with vegetation (refer to photograph no. 5 on Sheet L-L.0 of the project plans). Additionally, as

seen in the photograph number 8 on Sheet L-1.0, access to the front of the residence is from an

approximate five foot wide gate, with a dense vegetated arbor appearance. Although the project
includes a comprehensive landscape plan that would provide new landscaping, the scope of the
project would entail denuding the existing vegetation mature vegetation along the frontage of
Lagunitas Road and construct a new L6 feet wide driveway with an open gate, a 4 feet wide open
metal pedestrian gate, and 20 feet of low lying vegetation to facilitate enhanced visibility for use

of the driveway. ln total, approximately 50 feet of the 90 foot frontage of the property would be
visible from public vantage points along the road and the pedestrian path, thus exposing the large
expanse of driveway and parking areas and not consistent with the aforementioned General Plan
policy.

The project would also not be consistent with the Town's Design review criteria and standards of
Section L8.41.100 of the Ross Municipal Code as follows:

L. The design criteria states that new structures and additions should avoid monumental or
excessively large size out of character with their setting or with other dwellings in the
neighborhood. Although the project is designed to meet the Ross Valley Fire Department
regulations for driveway access and turnaround movements, the resultant appearance of the
driveway and parking areas appear out of scale and character with the neighborhood.

2. The design criteria states that the area devoted to driveways, parking pads, and parking
facilities should be minimizçd. The project as designed appears to maximize the driveway and
parking area to accommodate more on-site parking with turn-around areas than required.

3. Wherever possible, development should be designed to preserve, protect, and restore native
site vegetation and habitat. The project would remove the existing plantings along the
property frontage and replace the screening plants within non-native plantings.
Furthermore, the project would only include the planting of three California native plantings,
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whereas the planting of native plantings should be encouraged

ln summary, staff suggests that the requisite finding to support the proposed vehicular and
pedestrian gates, in addition to the landscape and hardscape to accommodate the driveway and
parking area cannot be supported as discussed above.

Encroachment Permit
Pursuant to Section 12.080.030 of the Ross Municipal Code, an Encroachment Permit is required
to construct and/or use a portion of the public right-of-way for private purposes. The applicant
is requesting an Encroachment Permit to allow for a curb cut and driveway apron to provide
access to a new driveway and parking area.

As referenced in Section 12.080.010 of the Ross Municipal Code, the purpose of the
Encroachment provisions states as follows:

"The public right-of-way and public property are resources held by the Town for the benefit of
the public. While it is recognized that special and unusual conditions may justify the installation,
use, or operation of encroachments upon the public property, it is the policv of this Town to
discouraee encroachments onto oublic lands. and such encroachments shall be kept to a

minimum. Encroachments shall be permitted on the public right-of-way or other public property
only when necessary or desirable and not in conflict with the General Plan. The encroachment
shall not create a substantial adverse impact on persons or property or adversely affect the public
health, safety and welfare."

Consistent with the intent of Section 12.08.0L0 of the Ross Municipal Code which discourages
encroachments onto public lands, there are no new special or unusual conditions associated with
the site that would warrant the need for an additional encroachment. The project site was
constructed circa L908 with driveway and vehicular access from Woodside Way. The project site
has been able to provide adequate parking and access to the site for the past L09 years.

Additionally, parking on Lagunitas Road and Woodside Way has been restricted since the L97O's.
The past and present owners of the project site have lived with and have been able to manage
with the on and off site parking limitations for over 50-years without ever requesting a need for
an additional encroachment.

As stated previously in the Design Review section of the staff report, the encroachment would
be in conflict with General Plan policy 3.8 in that the driveway and related improvements would
be highly visible. Additionally, it would be difficult to minimize visibility of the driveway and
parking area because those modifications would either be in conflict with the Ross Valley Fire
Department driveway width requirements, and/or impede visibility of the pedestrian path, thus
potentially impeding safe use and access of the path.

Furthermore, it is staff's opinion that the construction of a new driveway crossing over the well-
traveled pedestrian path within the Lagunitas Road right-of-way would adversely impact the
public health, safety, and welfare establishing an over-proliferation of encroachments along the
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ex¡sting pathway by adding an additional obstacle to pedestrians. Specifically, within
approximately 660 linear feet, one would need to navigate 7 driveway encroachments, which is

approximately one drive for every 94 feet. Lastly, the primary historic development pattern along
the southside of Lagunitas Road for corner lots is to locate the driveway and parking areas on the
side streets adjacent to Lagunitas Road. With the exception of ZOt,161, and L21 Lagunitas Road,

the remaining four out of seven corner lot properties which front Lagunitas Road have access

from an alternative side street

Public Comment
Public Notices were mailed to property owners within 300 feet of the project site. As of the
writing of the staff report, no public comments letters have been received.

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

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

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

Environmental review (if applicable)
The project is categorically exempt from further environmental review pursuant to the California
Environmental Quality Act (CEQA) Guideline under CEQA Guideline Section L5301 -additions to
existing structures, because it involves a modification to roofline to an existing single family
residence and Section 15303 -new construction or conversion of smqll structures, because it
involves the new construction of a detached one car garage with no potential for impacts as

proposed. No exception set forth in Section 15300.2 of the CEQA Guidelines applies to the
project including, but not limited to, Subsection (a), which relates to impacts on environmental
resources; (b), which relates to cumulative impacts; Subsection (c), which relates to unusual
circumstances; or Subsection (f), which relates to historical resources.

Attachments
t. Resolution 2014
2. Project plans

3. Project Overview, date stamped received June 2L,2QL7
4. Project Description of Neighborhood Outreach prepared by the applicant
5. Neighborhood Gates and Driveway exhibit prepared by the applicant
6. Arborist Report prepared by PNLA dated March L7,2OI7
7. Preliminary Drainage Report prepared by Dan Hughes dated March 20,2OI7
B. Advisory Design Review Group m¡nutes dated April 25, 2017 and May 23,20L7
9. Driveway Encroachments of Corner Properties along Lagunitas Road prepared by the Town

of Ross
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TOWN OF ROSS

RESOLUTION NO. 2OL5

A RESOLUTION OF THE TOWN OF ROSS APPROVING A NONCONFORMITY
PERMIT TO ALLOW A MODIFICATION TO THE ROOFLINE OF THE MAIN
RESIDENCE AND THE NEW CONSTRUCTION OF THE ONE CAR GARAGE,

APPROVING A TREE REMOVAL PERMIT TO ALLOW THE REMOVAL OF TWO
TREES, AND DENYING THE DESIGN REVIEW OF A 6-FOOT TALL GATE AND

DENYING AN ENCROACHMENT PERMIT TO ALLOW A NEW DRIVEWAY

ENCROACHMENT FRONTING LAGUNITAS ROAD

AT L77 LAGUNITAS ROAD, APN O73.23L.O2

WHEREAS, project appl¡cants lntegrated Design Studio and John Clarke Architects, on
behalf of property owners Zach and Alexandra McReynolds have submitted an application for
Design Review, a Nonconformity Permit, and a Tree Removal Permit to allow a modification to
the existing roofline of the main residence, the demolition and the new construction of a garage

in addition to a substantial landscape and hardscape project, and the removal of two trees. The
project is also requesting an Encroachment Permit to allow for a new driveway encroachment
from Lagunitas Road to provide vehicular access and parking adjacent to the front of the house.
Driveway and parking access to the project site is currently from Woodside Way at 177 Lagunitas
Road, Assessor's Parcel Number 073-231,-02 (the "project"); and

WHEREAS, on July t3,20L7, 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

WHEREAS, the project was determined to be categorically exempt from further
environmental review pursuant to the California Environmental Quality Act (CEAA) Guideline
under CEQA Guideline Section L5301 -odditions to existing structures, because it involves a

modification to roofline to an existing single family residence and Section 15303 -new
construction or conversion of small structures, because it involves the new construction of a

detached one car garage with no potential for impacts as proposed. No exception set forth in
Section 15300.2 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

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 "A", and approves a Nonconformity
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Permit and a Tree Removal Permit and denies Design Review and an Encroachment Permit for
theprojectdescribedherein,located at177 LagunitasRoad,subjecttotheConditionsofApproval
attached as Exhibit "8".

The foregoing resolution was duly and regularly adopted by the Ross Town Council at its regular
meeting held on the 13th day of July 20t7, by the following vote:

AYES:

NOES:

ABSENT:

ABSTAIN: Council Member Hoertkorn (recused)

Elizabeth Robbins, Mayor

ATTEST

Linda Lopez, Town Clerk
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A.

EXHIBIT'A"
FINDINGS

177 LAGUNITAS ROAD

APN 073-231-02

Findings

Non-Conformity Permit (RMC I 18.52.040!- Approval of a Non-Conformity Permit to allow
for structural alterations to a legal nonconforming detached garage in accordance with Ross

Municipal Code Section 18.52.030, Non-Conformity - Alteration, and is approved based on
the findings:

The project is consistent with the purpose of the Nonconformity Permit chapter as outlined in
Ross Municipal Code Section 18.52.040:

al The nonconforming structure was in existence at the time the ordinance that now prohibits
the structure was passed. The structure must have been lawful when constructed. The
property owner has the burden to prove by substantial evidence the nonconforming and
legal status of the structure.

The existing garage was constructed along the southern rear property line, where a 40 foot
setback is required. The garage was constructed circa late L92O's priorto anyTown zoning
regulations and therefore considered to be legal nonconforming.

b) The town council can make the findings required to approve any required demolition
permit for the structure: The demolition will not remove from the neighborhood or town,
nor adversely affect, a building of historical, architectural, cultural or aesthetic value. The
demolition will not adversely affect nor diminish the character or qualities of the site, the
neighborhood or the community.

Pursuant to Section L8.50.020 of the Ross Municipal Code, a demolition permit does not
apply to garages, therefore this finding is not applicable as no structures are proposed to be

demolished.

c) The project substantially conforms to the relevant design review criteria and standards in
Section L&.4L.LOO, even if design review is not required.

As summarized in the staff report dated July L3, 2017, the scope of the project associated
with the new construction of the garage only would be consistent with the design review
criteria and standards relative to architectural design, materials, colors, and landscaping.
Lastly, the project would address health and safety through the issuance of a building permit
to ensure compliance with the building, public works, and fire code regulations.
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d) Total floor area does not exceed the greater of the total floor area of the existing
nonconforming and/or legal nonconforming structure.

The resultant project would not result in a new garage that would have more floor area than
the existing garage, therefore the new garage would be consistent with this finding.

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

The project would be required to comply with the Town's Building Code and Fire Code
requirements, therefore ensuring the health, safety, and general welfare of the residence
residing in the vicinity.

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

The project site is located outside of a designated flood plain and therefore not subject to a

development permit pursuant to Section L5.36.130 of the Ross Municipal Code or other
development related regulations associated with Chapter L5.36.

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

The Ross Valley Fire Department has indicated they would approve the project as presented
to the Town Council.

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

Condition of approval number 9 would require the applicant to indemnify and hold harmless
from any claim, action, or proceeding ("action") against the Town, therefore the project
would be consistent with this finding.

¡) The site has adequate parking. For purposes of this section, adequate parking shall mean
that the site complies with at least the minimum number of parking spaces required for the
zoning district (covered or not covered).

The project would comply with the Town's R-1:B-6 zoning district parking regulations
whereby two on-site parking spaces can be accommodated, one of would be enclosed.

ln accordance with Ross Municipal Code Section t2.24.O80, a Tree Removal permit is
approved based on the following findings:

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

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

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

4. The alteration or removal is necessary due to the Ross Valley Fire Department's
requirements for improved on-site circulation. The Ross Valley Fire Department has also
approved a Vegetation Management Plan that includes tree removal that is required to
comply with state mandated defensible space criteria.

ln accordance with Ross Municipal Code Section L8.4L.O7O, Design Review is approved
based on the following findings:

a) The project is consistent w¡th the purpose of the Design Review chapter as outlined in
Ross Municipal Code Section 18.41.010:

As supported in the July 13, 2OL7 staff report, the project would not meet the purpose of
design review in that the project would not be consistent with General Plan policy 3.8 which
states that driveways and parking areas should be designed to minimize visibility from the
street and to provide safe access. The project site fronting Lagunitas Road is heavily screened
with vegetation (referto photograph no.5 on Sheet L-1.0of the project plans). Additionally,
as seen in the photograph number 8 on Sheet L-L.0, access to the front of the residence is
from an approximate four foot wide gate. Although the þroject includes a comprehensive
landscape plan that would provide new landscaping, the scope of the project would entail
denuding the existing vegetation mature vegetation along the frontage of Lagunitas Road and
construct a new 16 feet wide driveway and a 4 feet wide pedestrian gate. Furthermore, in
order to provide enhanced visibility for use of the driveway, low plantings would be planted.
ln total, approximately 46 feet of the 90 foot frontage of the property would be visible from
public vantage points along the road and the pedestrian path, thus exposing the driveway
and parking areas.

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

Pursuant to Section L9.4L.LOO, the Council has determined the project is not consistent with
the following Design Review criteria and standards:

L. The design criteria states that new structures and additions should avoid monumental or
excessively large size out of character with their setting or with other dwellings in the
neighborhood. Although the project is designed to meet the Ross Valley Fire Department
regulations for driveway access and turnaround movements, the resultant appearance of
the driveway and parking areas appear out of scale and character with the neighborhood.

2. The design criteria states that the area devoted to driveways, parking pads, and parking
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facilities should be minimized. The project as designed appears to maximize the driveway
and parking area to accommodate more on-site parking with turn-around areas than
required.

3. Wherever possible, development should be designed to preserve, protect, and restore
native site vegetation and habitat. The project would remove the existing plantings along
the property frontage and replace the screening plants within non-native plantings.
Furthermore, the project would only include the planting of.three California native
plantings, whereas the planting of native plantings should be encouraged.

c) The project is consistent with the Ross General Plan and zoning ordinance.
As summarized in the above Design Review finding a), the project would not be consistent
with General Plan policy 3.8. Therefore, the project is not consistent with this finding.

lV. In accordance with Ross Municipal Code Section 12.08.010, an Encroachment Permit is

denied based on the following:

Consistent with the intent of Section L2.08.0L0 of the Ross Municipal Code which discourages
encroachments onto public lands, there are no new special or unusual conditions associated
with the site that would warrant the need for an additional encroachment. The project site
was constructed circa 1.908 with driveway and vehicular access from Woodside Way. The
project site has been able to provide adequate parking and access to the site forthe past L09
years. Additionally, parking on Lagunitas Road and Woodside Way has been restricted since
the 1970's. The past and present owners of the project site have lived with and have been
able to manage with the on and off site parking limitations for over S0-years without ever
requesting a need for an additional encroachment. Furthermore, the construction of a new
driveway crossing over the well-traveled pedestrian path within the Lagunitas Road right-of-
way would adversely impact the public health, safety, and welfare establishing an over-
proliferation of encroachments along the existing pathway by adding an additional obstacle
to pedestrians. Specifically, within approximately 660 lÍnear feet, one would need to navigate
7 driveway encroachments, which is approximately one drive for every 94 feet. Lastly, the
primary historic development pattern along the southside of Lagunitas Road for corner lots
is to locate the driveway and parking areas on the side streets adjacent to Lagunitas Road.

With the exception of 2OI, L6L, and L21 Lagunitas Road, the remaining four out of seven
corner lot properties which front Lagunitas Road have access from an alternative side street.

Lastly, as summarized in the July L3,2017 staff report, the encroachment would be in conflict
with General Plan policy 3.8 in that the driveway and related improvements would be highly
visible. Additionally, it would be difficult to minimize visibility of the driveway and parking
area because those modifications would either be in conflict with the Ross Valley Fire
Department driveway width requirements, and/or impede visibility of the pedestrian path,
thus potentially impeding safe use and access of the path.
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EXHIBIT "B"
CONDITIONS OF APPROVAL

177 LAGUNITAS ROAD
APN 073-23L-O2

t. This approval authorizes a Nonconformity Permit and Tree Removal Permit to allow a

modification to the existing roofline of the main residence, the demolition and the new
construction of a garage in addition to a substantial landscape and hardscape project within
the backyard portion of the project (rear and side yard), and the removal of two trees at 177

Lagunitas Road. The elements of the project that are not approved is the Design Review for
the new construction of 6-foot tall gate and the new driveway and parking hardscape
improvements fronting the façade of the main residence adjacent to Lagunitas Road. An
Encroachment Permit is also not approved to allow a new encroachment from Lagunitas
Road.

2. The building permit shall substantially conform to the plans entitled, "McReynolds
Residence", date-stamped received June 21,,2OL7 with the exception of those elements of
the project which are not approved as described in the above condition of approval.

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

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 project shall comply with the Fire Code and all requirement of the Ross Valley Fire
Department (RVFD).

6. BEFORE FINAL INSPECTION, the applicant shall call for a Commurìity Development Agency
staff inspection of approved landscaping, building materials and colors, lighting and
compliance with conditions of project approval at least five business days before the
anticipated completion of the project. Failureto pass inspection will result in withholdingof
the Final lnspection approval and imposition of hourly fees for subsequent re-inspections.

7. A Tree Permit shall not be issued until the project grading or building permit is issued
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B. The project shall comply with the following conditions of the Town of Ross Building
Department and Public Works Department:

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

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

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

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

e. No grading shall be permitted during the rainy season between October 15 and April L5
unless permitted in writing by the Building Official/Director of Public Works. Grading is
considered to be any movement of earthen materials necessary for the completion of the
project. This includes, but is not limited to cutting, filling, excavation for foundations, and
the drilling of pier holes. lt does not include the boring or test excavations necessary for
a soils engineering investigation. All temporary and permanent erosion control measures
shall be in place prior to October L.

f . The drainage design shall comply with the Town's stormwater ordinance (Ross Municipal
Code Chapter L5.54). A drainage plan and hydrologic/hydraulic analysis shall be
submitted with the building permit application for review and approval by the building
official/public works director.

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

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

8



storage, traffic control, method of hauling and haul routes, size of vehicles, and washout
areas. The plan shall demonstrate that on-street parking associated with construction
workers and deliveries are prohibited and that all project deliveries shall occur during the
working hours as identified in the below condition 10.n.

The applicant shall submit a schedule that outlines the scheduling of the site development
to the building official. The schedule should clearly show completion of all site grading
activities prior to the winter storm season and include implementation of an erosion
control plan. The construction schedule shall detail how the project will be completed
within the construction completion date provided for in the construction completion
chapter of the Ross Municipal Code (Chapter 15.50).

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

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

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

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

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

n. Working Hours are limited to Monday to Friday 8:00 a.m. to 5:00 p.m. Construction is not
permitted at any time on Saturday and Sunday or the following holidays: New Year's Day,
Martin Luther King Day, President's Day, Memorial Day, lndependence Day, Labor Day,
Veteran's Day, Thanksgiving Day, and Christmas Day. lf the holidayfalls on a Sunday, the
following Monday shall be considered the holiday. lf the holiday falls on a Saturday, the
Friday immediately preceding shall be considered the holiday. Exceptions: 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.) 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 time on Sundays or the holidays listed above. (RMC Sec. 9.20.035 and 9.20.060).

o. 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 L8.39.L00). 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
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expense of the property owner prlor to allowing any further grading and/or construction
activities at the site.

p. Materials shall not be stored in the public right-of-way. The project owners and
contractors shall be responsible for maintaining all roadways and rights-of-way free of
their construction-related debris. All construction debris, including dirt and mud, shall be
cleaned and cleared immediately. All loads carried to and from the site shall be securely
covered, and the public right-of-way must be kept free of dirt and debris at all times. Dust
control using reclaimed water shall be required as necessary on the site or apply (non-
toxic) soil stabilizers on all unpaved 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.

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

All electric, communication and television service laterals shall be'placed underground
unless otherwise approved by the director of public works pursuant to Ross Municipal
Code Sectio n 15.25.t20.

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

t. The applicant shall work with the Public Works Department to repair any road damage
caused by construction. Applicant is advised that, absent a clear video evidence to the
contrary, road damage must be repaired to the satisfaction of the Town prior to project
final. Damage assessment shall be at the sole discretion of the Town, and neighborhood
input will be considered in making that assessment.

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

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

w. BEFORE FINAL INSPECTION, the Soils Engineer shall provide a letterto 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.

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

All construction 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.

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

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

9. The applicants and/or owners shall defend, indemnify, and hold the Town harmless along
with the Town Council and Town boards, commissions, agents, officers, employees, and
consultants from any claim, action, or proceeding ("action") against the Town, its boards,
commissions, agents, officers, employees, and consultants attacking or seeking to set aside,
declare void, or annul the approval(s) of the project or alleging any other liability or damages
based upon, caused by, or related to the 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 attorney fees and litigation costs incurred by the Town in either
case paid for by the applicant and/or owners.
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(E) MA4EIO REMAÑA PROIECI WIIOR ENIRV, CONCRÊTÊ PAWRS
ON PERMæLE MSE, M

ALU€SIONE PAVERS, ÛP. SIEPPING PAN, BLUéIONÊ PAVERS
ON PÊRMABLE *É WP.

(N) EDESTRÁNqTE

TRANStrþñ lO(O FENCÊ

(Ê) dM6Ê TO AE RilOWO
VEHEULAR GAIE& COLUUNS

(SHM æHEO),SAO

(E) FENCËfO RÉMAIN.MF

TRANSIIþN TO{Ð FENCE

(N) DRVEWAY IO æN NECI 1O SIRÊÉI
scÞ

(E) IøBRICKMLTTO REMAN

SIEPPING PG. BLUESTONE PAWRS
ON PERilSBIE NE.M.

TMNSPUNIED (E) OAKTREE

üoot*ÀltGNMENIoF

BæWRE FENCE ¿ GAIE

(N) HæWREFENCE, M

MATFRIAI S I FGFND
A
\19

@
@̂

SIEPPI¡G SIOÑES. 4UÊSÎONE PAWRS
ON ÞERMæLE æE (REUSE EXISTING)

RETAINING MLL ALÙESIONE %
%
*

(( . )

o

MOGEO SHRUÑÉRENÑIAS N(SEE PUNIING PúN, !4.0)
(sEEPUNI|NG PUñ, r4.o)

ffi BIUESIONE PAWRS ON PERMEAq€
æq(REUSE EXISTING)

PRO6ED SREENINê SHRÙæ
IO RÊPUCE ÛSTING

@ "."u*",."on"".r." 
*"" rcÍED luTS _--o*4^)Hæ*REFEN.!\k1Y aLoNGLreuNìlÆaND

WNIDESTREEß

@ "o,,o 
r.n".f-------:ì /î\ DEcdGEo GRANTE oN

I I @ PÊRMuBLEæE
SISTING IREEIO REMAÑ
a PROIÊCÌx IRßH/RÉCYCLING

NOtÉ:
UNDSURWING PROVIOED
BY M ôROUÞ ON DÄIEO31ÐO17

*ISTING TREEIOæ #

'ffi
21etuh. xttury

*'*,:;;:

@ci

3 u ãu:
- 

? rVO¿L a 
=g)N> uJ <<¿

rlJ o õoÈ
ú a :aä> É :Yä

tuw
E;GG6õñ-

úh¡6öfrd
æFOhó4dh-
ffiiæhb'*
kdúlbùdÉilj,
-tudle¡tÈÐb
bftdbÐ-hd
d.@¡ÛtuùÈ
Éñd*dhÞldt5

w'çsqEða

ttt
lmñ t^Þ@ |
lRd,MD ls I

I F¡'r I MEn Il_______1-|

SITE PLAN

L-2.0



il_:
\o-'

--{rlEGtarED
t!¡ra¡¡ I ¡ t ro

m.ñ&o!dd.nsddbcd

Aci
3 u ãnt
- 

7 -SOz 1 
=øN> lJ Í<¿

uJ O õotr
ún:n2
> E :;ä

ffi
ffi

ÈñiEùæd
æróh@dhtu
útuh@hbdd
bdúlbÞd6rld

Þ.ùdbDdftd
4.l@útutuh

ffiæbúEâÀ

3D MODEL
VIEWS

2a
C)
F:()
:)
oa
F-
!)
()
()
aa

!-
F-()
2a

¡l nrnrnL uew FRoM coRNER oF LAGUNTTAS AND wooDStDÊ /?\ vrEw or neAR pATro FRoM TNSTDE oF THE HousE

/1\ vrew rnou wooDSrDE RoAD /1\ vrEw rRor'¡ LAcuNtrAS RoAD

\-./ sclre: ru.r.s. \-./ sc¡le: ¡l.r.s

(N) GARAGE

\-,/ scmÈ, r.l:r-s\-,/ scnle: u.r.s. L-2.1



¡Ë
 

p 
P

ú 
ø

 
.¡

õ<
<

 
it

O
 

! 
¿

O
¿

¡-
 

!n
â 

2 
lg

el
z 

az

e 
å 

ãi
qi

d 
äË

i 
! 

É
ë!

d 
qÉ

Z
â 

bË
äg

 ã
ã

ã 
3 

*Y
gP

 t
sg

ô 
i 

l-r
>

>
 

<
o

í, 
E

 tÅ
Ê

.i 
=

2
Ë

 
*t

_ã
ð 

¡ô
q 

ItE
õ 

ñh

i 
är

r1
* 

lÊ
g 

ëñ
2 

Z
=

'ä
 

úl
t1

 
E

g

Ë
 9

:!s
 E

È

ã 
tà

flE
 ã

g

3 
Ë

-q
P

ã 
qÉ

3 
E

i¡E
 +

å
; 

öl
ln

 
<

;

e 
fr

!Ê
; 

dg
] 

ãå
H

R
 

ß
Í 

ó2
ø

X
õ 

ãã
fr

a 
2

2 
28

9Ë
, 

H

ñ 
q8

gq
 i

i 
6a

ì.6
 

à
n 

?õ
 

<
yz

rt
^T

 
E

^Þ
 

^^
N

tê
T

Þ
t 

t^
ft^

N
t

I I P I õ P I I I I II

62 t: o> 2e E
q

ña iz Ë
H 89 ;ír Ê
o lì ?Ë >
q

6; 2q E
A J1 çd

30
' D

E
F

E
N

S
IB

LE
 

S
P

A
C

E

I I I

? a o õ

\. \ a

a 3 9 ¡ ç I

õ o ol 3 I z -

ã 
ü6

*

fi 
ä!

E
1à

â ñ 
åi

F
tg

B
 

ÌÊ

ð 
B

Â
-=

¿
ã 

*E

:Ë rB
n ã

ô ì t a a É z { o o c á í ð

I á 9 É I

ãc
E

 gã
 q

!

E
iÌ 

ei
 ?

i
9>

È
 Ë

6 
ãq

3i
ñ 

E
å 

E
È

3{
á 

$=
 s

!
Ë

Ë
ã 

Ë
g 

Ë
?

çI
Ê

 È
g 

iB

;ti
 

åç
 

I
P

Z
T

 F
; 

9
s:

 E
9 

È

Ë
q 
'i 

õ

E
Ë

 g
 3

ââ
 9

 a
;2

 
¡ 

ç
4.

 
=

 
il

Ìf 
g

iø
?

a4

q 0 m 1 m z Ø @ r m Ø ! m

0s
E

ta
A

cK

I N t8 28 Å
= -ñ z I 3 Þ I 4, x

ð
ä

i:è
tI =

a

Y
'

4ã

gx 64
if,

s= 9"

á

ol Þ
6

.Ë
ë 

?

á
I a

ã4

äÉ E
<

ol È
9

9È õê
6

?! ah I

S
P

A
C

E

c

a $ ã

Î
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1- WRI* L@TþN OFAU BUILDINE.ML6, ROA6 NÞCURS
AFECIING UNNCÆES@É OÊrcRKWTH &CHTEqUMLNDC¡MT
ÉtrGINEERS DMWNGS. #æilær

+-
OTHER UTILIIES

THE

3. TMEÀL D¡MENSIONS Rd FACEOFCURE, WL OR BUILDING OR TO
CENERUNEOF@IUMNSORÌRE*UNIÊSOTHERrcENOEO, AI
dMEreþilSCÀEOOT Ñ'EAUAT ÆE EOUIDEIANT MæURilENIS 1O
D6GNAIEO CENfERLINE(Ð.

4.TAEAILOilENSIOÑSPERPEilOþUURIOANYREFERilCELIÑE.rcRK
IIilE. FACE OF BUITOIilG. FrcË OF MLT. OR CEWERTINE.

5. 4L OIUÊNSION IMEN TO CENTERLINE OF ÐITDING æLUMN SMLL
M4 I! E FIRSI Ril OF æIÚMß CIGEST IO THE FrcE OF IHE
BUILOING- SEEARCÉIECÌS OùWNS FOR @RRESæNDING COTUMN
LINES.

"ilSÎÑG fr Ê6 rc RÊTAN SHALL AE HAND UæR.

H'-7. AIANGIESrc E 9 OEGREESANOÀL LINESG PAVING NO FENC¡NG
TO E PÆALEL UNLS NOIED OIHERreE. MIffiAIN HORZONTA
ALIG¡MENIOFÆùCENÎ EIEMilFÆ NOTEO Oil NE ORAWNGS.

8. HOIO IOF OF WÀLS A¡D ENCES REL UNLÊS NOIEO OTHERWSE. SEECMTORAWN6

9. CÉNIÉRLIf,Ê OFCREEKSHALL BE INTERPRNEÞß fffiSI rcNlOF
DSREGARDING SURFACE ÚNER

OR OEBRISOTER IHAN

IO. REFERENCE IO NOFü REFERS IO NUE ¡GIH. RÊFÊRENCE IO SCAIE
S d ruUStrED ORAW{GS dLT æ ilOTæAIE FRq REDUCED

1'. OIMÊNSþNS TAKÊ PR€CEDENCEOVER $AIES SHom Oil ORAWilG.

1 2, NOTES N O DEIALS d SÈCIFþ MAWNè IAG PRECEDENCE OVER
GEilEML NOI6 ÑO MrcA DEÍAILS.

13. æ ilOl rNSfA[NYTRKOr STRUCÌURE RIOR tO RilSOF
MTERPRæFNG ryÆCHIIECI

l4.MBENOTSHM d WÑÂæ ORMN6.SÊÊCIUI ENGINEERS
DRAWN6 FOR R@AY CENIERLIilES, BUIIOING SEIæreANÞ BENCH à

I5, A[dCRÛE SÆAND RMPOR SIEP F@TIilG SH4L æ

SIHE WESZEND SPACING UNTE$ ilOIEÞ OlHERrcE. SEE JOIfrIre
offaLs.
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@,n.
@ * *,r o*n".n NoTEi ffiERE PARÆLEL R* TILdCURVNG æúOURS. nÁNGUUR

SPACING IOI REOUIREO. MINTA¡N HORUdTALY PARALIEI Rffi- S€È PUÑ

NOTE:
GUIOE WRÊ ISTO AE PRdECEO
FRø Frc€OFWALL IMN VNES
TOGR@UPWREIO KEEPVNES

PLANT

SCALE: N.T.S.

NOE:
SET STMES
AI RGHI NGIES

¡.À vt.te pr-n¡nrruo O DEEPR@TARÐR TIE TREË
EBSNG TIES NCHOR IRUÑK

ANDMAIN !æR IN ÍHREE

WNæ UNTES
OTHERWSE NOIED-

\-,/ scnu: u.r.s.

lsIE
IN @NIANER GRM SHRUS LGEN RæTSAT S¡DES OF R@I4L

ÆMÊNf INWNO BUT
IGHI ENOUGH IO RMNI
æE$IE WNOMIPPING AMTIE

R@f CRM IO BE ELTAEO
3 HARreÞ STAKB,
ZX1ÛDRIEN FRMIY

9æRÆtilA
rcN (æIOIBURY

WDNKMULCH, ?UIN. DEffi IN PRdtæ1É6H tNst&t4uMÞ
MUICH UYER,

¡N ilNlNG

ó

(GROUND CMfoSHRUBARæ).

æGL!MH SPÊCIF¡ED

stt
sÊÊ sP€æ.UNOISIURæD

@UPACIEOPÊR SEæ.

SHRUB PTANTING lÀ rRee puurHc
SCALE: N.T.S. \-,/ sc*e: u.r.s.

TREEANOSHRUAWre:
æAVAIE CIRCUW trSMH SIOESSLOPEO INMRD. MÛ *E I4VING CEMR ARU USEOSLIGHf,YIOSUPrcRTRæT UL!ANÞßSI I¡ ORANÆÊ. æ NOT FURIHER OSruRB NE. S*IrySIDÊS
OF Mf PII SMæÐ OR $æTBED DURING SCAVAIþÑ. ddVAIE APROXÛATEIY IHREE TMES ß WOÊ Æ WL OHETER U @NÍA¡ËRGRM S1æK. Sf @NIANERGRM SIæK PIUMB ANO Iil
CE¡ER G PIl OR IRENCH WTA @ OF RæÎ 4L 1 INCH rcW ßrcENT FNþH GRÆES. NËFULLY REilOW R@T 4I Rd @NIAN€R WIHOUI NÆING RæT 4! OR PSNÍ, PUCE Púil1N6 $IL
MX AROUTO R@T UIL IN UERS,ISPINGIO SEÍLE ÍXAÑO ELIÍINAIE WIN ANOAIR Cç8.
GEN HI IS æROXTAIELY ONE-H4F rcGIIED, WAIER ßOROUGHLY BEFORE æING REMANDER OF MCKFILL REET MIERING UNIIL NO MORE MIER E ¡&RBED, MTER ÆAIN FER æING AND
INFNG FINAL UER OF PUNTING SII MII

ORGNC MUICHING: AP4Y}INCH AGRÆEIHrcKNE$ OF ORGNþ MULCH qENDING 12 ¡rcHES BErcNÞ Eæ€ OF M1N6 È1OR IRENCH, REFER TO fuNIING DEIAß FOR fuRfHER INFORUAIþN,

@NIAINERMX:
Afl D æ TOFOIL WH PH RNGÊ OF 5.5 TO 7, AMINIUUü OF6 PETENIORGNIC MATERhL æNIENITREE OFSIONES 1 INCH 6 Mm OR WGER lN ñ DIMENSTON NO OrHER UTRNEOUS MIER|{S
MFMFUIIO PWIGRMH.

Sl ANALreF: F4 SCH UNMEN*O $[ mE. FURNSH $lL NAß|S ANO 
^ 

wlÍEN RErcRT ry A OUAIFIEÞ S¡!-l61lNG IÆUIORY SÀTING ffiCEffiAcES OF ORWþ MÍER: GRMrcN OF
WD, SILT. ANO CUYCONIENIIqTþN UCHNGE CÆrcIW: OEIEIERIOUS MIERIAK PB: NO MIÍERÀNO P4NI-NUTRIENTCOMENIG lHE $IL. REMTSUITASLIWø TESIEDsoIT FoR PWlGRWH,
æEOUUIHEIESIRBULIS,STAERECSMENMIþNSFORSOI!TRATENßANOSLNENOMENISIOæINæRrcRATED, STAEREdMENMIHSINEIGHTÆR1@SO.F.ORþLUMEPERCU,
rc. rcR X[ßæEN, *64ORUS,NO rcIÆH NUTRIEÛSÀNO9I!MENWÊNFTOBEAODEDIOPRODUCESßFACrcRYPINING$ILSUITA4EFOR H4LIHYUMÊ PLNS.

INSIALL ERGþN€ONNOT MæURES IO PRMNI ERGION @ DSPWEM€NIOFSILS NO OISHARGEOF $II-SRINGMIER RUNOF OR AIRæRNE ÞUSI IO ÐrcENI PROPERIIB NÞMLMAre.
AMINIMUM OFAOFNOI{ÊCHNIqLIYqPTIEDSILSHALLBEAVAIIÆE rcRWAIER¡&RMON AND RæIGRWH IN PUNT€ÞARæ

IrcORrcMIECilæI OR NAIU& FERÎIT¿ER INTO TH€ SOIITOAMINIMUM OEPIH OF FAIA MINIMUM MTE OF 6 CUBC YÆæ ÈR 1@ AUÁRE FEETOR PER SPECIFIC NEN*ÊNT RE@UENOÁTIONS
ÊROM A SOIS ÆRAIORY R EÐRI

1) PRO6€DtuNltNG LSl@NÌANS!g*EC|ESL|STEDrilrHEqLtrcRNh
rNvÆrw PWT TNWNTORY (C41rc FEa, æ NO 2ø UPMÌË)

Ð PRÊLIUINÆY PWI LISI @NSÊTS OF OROUGHI-IOEMNI, NAIM OR
AùfrÊÞ úNT SECIES SUITA4E TO THE LøL ilþRæTIMAIE,

3) PER úM R€OUIRÊMENF. ÆæWû SL@E GR4ER IMN 3I MUSI BE
MENDEOMH OR6Nþ MAIER!ÀÆ REdMEilDEO W UNMæ
ARCHITECT, SOILS EToINEER OR SOI LÆAIORY RErcRI, NDARæ
WTH SLæE tr 3I OR IE$ MUSI MËEIIHÉ FOIIøNG qL REP
RÊAUIREMENF:
A) RIPOR ROIARY SSIING 9ITIOA DEFH OF 6IrcHES, OR,
B) II@RrcMEAil ORGNC MENNENIATTHE RAE OF5 CUBþ

YARæ PER l@ SUARE FEÊl rNrO lHElopStX(6) TNCHES OFSO¡t.

.) ALI PúNÎNG ARæ SHM ON lu TO BE IRRMIEDWN DRIP
IRRIGAIþN SßIEM.

(*il
2resdhtl@
nv8a@1

-**:;::

U)^ô-É
d E rsiz z 

=e*,> uJ <<¿
trJ o õoh
5 fr taã
= tr :Vt

@
ñffi:jãffiã-

ûh:&ùfrd
{Ùroñ'4dñ-
ú¡ùid'tub-
hffirbFd6ü
¡tud*'dth
rbùdÉûdn#
ú.6¡*tutuñffi:::

PLANTING
DETAILS

L-4.2



2Z

i:
:)
ctt-
.Dz()
()
ct
o
IL
t-()
2a

INSIALL FMR EMIÍÉRS FOR

ftÉsE LOqlþNS_

IRRIGAÎON LEGEND
swæL o€sRtfrtoil ZoNE$HEOULE tRRtGAlON ñOÌES:

6
o

@
6
a
B
EI
@

IRRIGÀÎONZONE NUMSER

REMOIE CONIROIVÀW ßËMBLY ANO æ{ SøE AS NOIEO ON PUN.

IN-IINE 4LVAIW. INSIALTINTO ÐX. SNESUEAS LINE.

(E) æMESIþMER IINE(ßUMÉO L@IION)
M¡N PRE$URE IRRIqTþN LINE. SCHEDU!Ê& ryC
æK FLOWPRWENIER NEil4Y/ PRESSURE RÊGUUIOR {MODEL.FEæO 82fl
IRRIGAIION @NIROILER. INST&L IN GARAê€.
*slNG 1'METER (LæATTON V.t.F.) MEIÉR11a79s2

H6E gB
IRRIGATION SU&MÍER

zoñE oEscRrfrtoN MlERmsusE: GENEMI:
O LæAIE €XSIIÑG UlI!ñ LIilES PRIOR TO IRRIGAIþN

TRENCHING.
2) INSIALLMINLIN6, UIÊML LINES.¡ EOUI4ENIIN

PUNTING ARæ MERE F*I4E& ilOI UNDÉR

!!e!!g
8) ROUIE IRRGAIION LIÑESÆ FARÆ æSIBLESHRUNPERENXIALS

SIRUßPERÊÑNIALS
ORIP IRRGIAIþN (MOOWAIER USE)
DRtP rRRtqlþil (LMWAÌER USE)
ORIP IRRIGAIþN üOOMTER USE)
DRIP IRRIGATþX {LilWATER USE)
oRtP tRRtGAlþñ üOOMTER USE)
ORIP IRRIGAIþN (L@WATER USE)
ORIP IRRIGAIþN OOOMTER USE)

AROUND PROGEOTREEIOCATþNS REFERTO
TREES
IREÉS 9) 4L IRRìGAIþN EQUIilENTTOBEINSTALLEDWTHIN

rcÍED fuNTS
3I INSIALL MINLINES/UGRA LINS UNOER PAVING

ONLYMEN NECES$RY. INSIOE SH 4 SLEW€ S¿ED
1O) HilÈIOHÊAD @WMGE RÉQUIREO FOR SRAY

IRRGAIIONAIUM.
rÐ MrNrMuM urEMLszE To BE%',
t2) DEflHOFCdER FOR MtNftN€ tO E 1û.
13) oÊfrHoFcwER FOR UÌERI LTNES TO BE tZ.
1') RryÞECONTROIWRES IN $HEOULE 40 ryC

MEN NOT LæAIEÞWfH MAINLINE.ffi .o".r,rr.". ffi zones, *esr

ffi zore:, æzsr $ zoñE6:1214sF

låÊHEgl 
.o".., * "' ffi zoNETi s sF

RilqH zoNE4: $sF

4) MERE UTERALSCRO$ HARNAPE ELEMENTS.
PUCE IN TRENCH WIH MÂINLINEÆ ÑECESARY.

5) LæAÍþN OFCddÊNTSARECONSIDERED
o¡ÀôRdMÀlrc. coNnrcToR ro RWDE sHoP
ORAWNG NOT¡NG IRRIGAIION ROUIING RþR 1O
INSIAUIþN FOF U RTfu/AÞROVA.

RESOTE CONIROL VAWS:
6) VAW ilUMBÉRS ON PLAN INDICATE CONTROIL€R
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7) PROVIÞEAN trRAREOWRÉ ÀI ACH
V&G þX TO PERMII IHE SOLENOID IO BE

quu4
. SEEAPPENDICESA& B FOR APPLIEÞWAIERAL!øNCE

(Ls.l)
. SEEAPPENDIXC FORAOOITONAL INFORMÀTION
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1 INTERþROR

sERtES2$UU3
@vurvuu cLwrrce

FOR @ROPENING

@uooer ouov

OcoNlRo!wR€ rN ÊLEclRrcaL
æNOUtr. SIZEANO]E

@rø lwn suenværwn
J-æX IßIOÊCONTROLLER
CONNÊCT PER LæAICOOE

sEc!fl 6, 12. 18.2.. S. $.42
SIAT¡ON MODEL CONTROLIER.
MOUNTCONIROLLER MH

MIN.CLIKRAN SEN$R
.WRELSMOOEL
(SEE UNUFACURER SPrcS.)

WAIER RE$URE REOUCING VALW,
SEE MÑUFÀCURERSES.

815CHÊSTNW STREET.
N, ANæWR, MA0186

GAUASZETO UINLINÐ

w M^RC6. CA %78

MOUNTTOGUÍER
OR RËESINDING

@NIROLIER æX
!gIES

(EAUA IO MAINUNE). - IN ÐOITþN TOA MIN SENSR,
@NTROLIER IO E HIGH-EFICIÊNCY.
EIHER-NEO OR OTHER SEN$R"*EO
SELF.ANUSIING IRRIdIIOil CONIROLLER.

- [L EIECTRrcAIrcRK MUSÎ @NFORM IO
LæA C@S. REFER 10 PROOUCÎ
LIERAIURÉ FOR AOOITþML INST4UTþN
REOUIREMENIS.

SEE ilNUFACruRER SPE6.
FEæO 4CKFLdPRWENT¡ON

NOTE:
HARòWREOIO GROUNOED
l1O o¡ 2æ Vrc SU RCE.

/?\ encrrLow pREVENToR /?\ co¡¡rnou-en RAIN SENSOR

\-,/ scnlr: ru.r.s \.-,/ sc¡le: H.r.s SCALE: N.T.S.

sEslp!.l4Eg trol6;
æ" LINilR LENGTH OFWRE @ILED

MTERPR@F COilNECÎþN:
MTNATROSÉþE-1 O OF2)

vaw æx wlfr æwR

HARNCAæ EL4EM
+t[cH GRAIÊ (NCLUOEO)

BUEELER (S€E IRRIGAIþN PUN)
IRÊNCH

flPE reEIHE
COMPRSþN ADMER
æY FII dPRE$Id
COUPLING: RAIN BIRO

UND$Aæ DRIPTIilE IUBIN6:
RAIN gRO UNMÆE
oRrPlrNE LùU-U OR r¿rNCfl
rcLYMYLENEPIÈ:
MIN ÐRDXæ BUCKSIRIE

ORWREBUNDLE

R@I WAIERING SrefEM:
(SEEIRRGAI|ON PW)
PAGilWLOR rc $NDSK
(RNæK) FOR SANOY S|LS.
1¿]NCH æ*H& XIPRE(NCLUDED)
1/2IilCH $O€GREÉ ÊLdil{NCLUDEO)

1/2f NCH MALE NÐ INL€I INCIUDEO)

BURhL OEñHSl
REMOÎÊ COWR4 VAW (SEE IRRIGAÎþN PUN)
MSCH &NIñE (CLGÐ WARNINGTAPE, M.

e!¡!l4Eg
ilAtN UNE ld.

WRING WO CONÍROI WRS 1S

rcSCH æ NIPPLÊ (LENGTH Æ REAUIRED)
BR|CK (1ø4)

æNOUI ulÊMLL|NÊS12'

W
",,"_".".,.,;J- ^W-W

w-T*

SEryES BENSTH

SH æNIæIEø TENGIH,
HIDDËNì ANOSH ¡OELL

@ utennnoeurnen
rc9HOßEAffiÉR
r MN. 4PTH OFAf WÆKEOGRAWL

DRIP ASSEMBLY TREE BUBBLER TRENCHING
SCALE: N.T.S.

æY FITdPRE$ION

æY FIl dPRESION
FIUSflCE RANBIRO

REMOTE CONTROL VALVE

SCALE: N.T.S.

CAN SÎER (NCLUDÉD)

NT

AI CMNGES OF DIRECIþN
OF S DEGR4S OR GR4IER.

@NNECNONSHAVE BEEN
MÆ.
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LdTLIAGE LIGHTING TMNSFORMER
SEE ß NECESRY. IRANSÊORMER & SWICHING
MFWIH UNDSAPE ARCHtrECf

IRÊE MTGHI

\

I
F
I

& SPJLGHI|NG|NC.

o ' 
SWÍCIING SHOM SHOULÞ BÉ RÊVIMDAND
APROWO BY(MÊR. SWÎCHING & LINE rcLTÆE
PROVTSIONS AY OIHERS (EtECfR þtAN).

$ PROæED WÌCH røftoñ FOR

CAST BRN - MAÍE BRONZE
ARE SHOM DßGRAMMAIrc. CONIrcI WßüPE ARCHITECI FOR

q AIL L¡GHT FIFURES TO BESHIETDEO
AND (mWÆÈDIRECIEO.SÂ.DFOR INTERIOR SWÍCH IæAIIONS + 2) LIGHIING UYOUISHOULO æCUR IN CONJUNCIION WIH MÍING

UYOUI FOR L-Â- IO RfuEW ANO AæROW,
CONTEMrc I@È-LEO
CßIALU$INUM. RON¿E

n ALL OUTÞR LIGHTING AÍACHEO TO TNE BUILOING
IO E HIGH EFFCIENCY, ORCONTROLLEO BYæIHA
MOTION SEilSR ND MOTæONIROL

Ð LMVOITAGE LIGHTINGWRINGSHALL BE DIRECIBÙRY12dU6ËOR
URGER.JUTESIANEDINPUCE- ÐRYÍOAOEFHOÊ{ANO!@ATE
WRING ANACENT TO HARMAPE EIEMEÑISMERMR ßIÊLÉ

WÀLL¿ COLUMN LIGHI
+ HTNKLEYL6HnNGTNc.

NUM I54Ð- LED
BRONZE

4) IRÂNSFORMER SHALL AE MOUNTED IN rc@RDANCE IO THE MFR'S
SæCIFIdIþNS BYA LICÊNSED ELECIRICIAN (F HARNRED) OR MAYæ
PLUGGED INTO AGFI OUTLEI.

6) SEEÆCH ORAWNé FOR INI€RIORSWCHING
AND CONNECIþNS IO EfERIOR !ÉHÎìNôþNÊS

x HINKIEYIEHIING INC.
LOUVERED BRþK 1SE- LEO
CASTALUMINUM. RONZE

,Êã mt særce

dIl
*

HINKLEYLGHIING INC.
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CA - LANDSCAPE AND GARAGE REMODET PROJECT

Project Overview and Encroachment Findings

Prepared by:

lntegrated Design Studio, lnc.

John Clarke Architects
DVC Group

Zach McReynolds and Alexandra Morehouse (Property Owners)

Prepored for Town of Ross Planning Department Design Review, submitted 6/19/17

This document addresses the Applicotion for a Proposed Londscape ønd Garage Remodel

Project att77 Lagunitas Road in Ross, CA, wherein the homeowner is requesting that their
primary vehicular and pedestrian entry be relocated to Lagunitas Road, in order to match their
current address. The following includes an overview of the project, in addition to justification

for allowance of a driveway encroachment onto Lagunitas Road (12.08.010, 12.08.080).

1.0 PROJECT OVERVIEW

7, 7 Project Røtionole
The landscape and garage remodel project has been proposed to address several ofthe
longstanding issues the homeowners have experienced over the 12 years they have lived in

their house, as well as improve the use and enjoyment of their rear outdoor space. The two
biggest problems over time have been the inadequate parking situation and problematic site

entry into the home. Other issues include the dilapidated garage and reducing both high water
consumption and high maintenance of the landscaping.

lnadequate Parking:

The current driveway and entry is accessed from Woodside Way. The current driveway/garage
holds only two tandem parking spaces, which results in homeowner and guest vehicles parking

on the street. Vehicles parked on Woodside Way near the intersection with Lagunitas Road

impact the entire neighborhood by narrowing passage for vehicles, pedestrians, and pets

walking on Woodside Way (there are no sidewalks). Compounding the problem, there is no

4 r 5.38 1-9500
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legal street parking at all for visitors on weekends and holidays on Woodside Road, so there are

currently no spaces for guests to park at those times.

Problematic Entrv Sequence:

Due to the current Woodside access and parking issues, all visitors to the home arrive via

Woodside Way. This results in visitors arriving at and entering the property and home through
the rear instead of through the front porch and main foyer, as was originally intended (the

house and existing front door face Lagunitas Road, although the driveway access is on

Woodside). Additionalconfusion is created when visitors and delivery people experience

difficulties finding the house, since the address is on Lagunitas Road, but the entry is on

Woodside Way.

Other lssues

The existing garage is dilapidated, has significant insect damage, and floods when it rains. Since

it needs to be rebuilt, there is an opportunity to relocate it slightly to the east aligning it with
the house and enhance the existing rear stone terrace area. Since zoning regulations require at

least one covered parking space, the garage must remain, even though the plan proposes to
create additional parking in front of the house.

The Solution:
Several design alternatives were considered but rejected as unworkable. lncreasing parking on

site in the rear of the lot is not possible due to the placement of the house on the lot. Parking in

the front of the house, with Woodside Way access, is not feasible, as the driveway would then
be located too close to the corner of Woodside Way and Lagunitas Road creating an unsafe

condition. Thus, moving the driveway access to match the legal property address was deemed

the best solution. The proposed design provides the opportunity to get all the cars off the
street, provides legal parking for visiting friends on weekends, increases Woodside safety, and

allows visitors and guests to arrive and enter the house via the beautiful front porch, as it was

designed and intended.

7.2 Project Desígn

The proposed project includes landscape remodel to both the front and rear yards, along with a

rebuild of the existing garage.

Proposed Rear Landscape

The rear landscape improvements are basically a rehabilitation of the existing space, with
improved seat walls, improved circulation, new impervious stone surfacing, and the addition of
a fire pit. The new stone patio area is proposed to be pulled back 2 - 5 feet from the property

line adjoining t79 Lagunitas Road, to allow for more planting/screening between the
properties. Overall, the proposed rear design is consistent with the existing landscape design

,11\ 381 tliüt
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and uses, while increasing impervious surface and screening to neighbors

Proposed Front Landscape

The proposed front landscape improvements address the parking and entry concerns of the
owners, as expressed in the earlier Project Rationale section of this document. First, a new

driveway access to Lagunitas Road will match the existing address and refocus the sense of
entry to the grand porch and existing architecture of the house. Proposed landscape plans also

include a new gate, fence, and columns, consistent with style and look of neighboring
landscape, setting, and surrounding neighborhood. Additional parking will be provided on site,

using new permeable pavers. Adequate space is provided for vehicles to turn around and drive

head first when existing the property onto Lagunitas.

Proposed Garage Remodel

There is an existing detached 479 sf garage along the south boundary of the property,

comprised of both an enclosed garage and carport. The existing structure has stained cedar

shingles and painted wood trim. The roof has asphalt composition shingles and has a hipped

construction. The existing garage is dilapidated and needs to be replaced. There has been

significant insect damage and the structure floods from the south when it rains. Both have had

a negative effect on the structure.

The area of the proposed garage is identical to the existing garage at 479 SF. The proposed

design will match the house materials with painted cedar shingles and trim; the roof form is a

gambrel roof to match the primary residence. The proposed roof height is 16'-9" above grade

which is approximately L5" taller than the existing garage in order to accommodate the height

of the gambrelshape congruent with the main house. The remodeled garage will be located

farther from the south property line than the existing structure, to accommodate the roof
eaves. The proposed is garage wall is 18" from the property line, while the existing structure is

as close as 8". The face ofthe garage has been pulled back 18" from the eastern face ofthe
main house. Although the proposed garage still reads as secondary, it has a better street
presence along Woodside. lt also opens the southwest corner of the property to accommodate

the rear patio rehabilitation project.

A covered walkway connecting the garage and the back door of the main house is also

proposed. This would allow covered circulation between the garage and the house. This cover

would run above a set of site steps that transition down to the floor elevation of the main

house. To offset the increase in lot coverage, an existing coop and shed are being removed as

part of the landscape remodel.

Due to its location on the lot, the existing garage is non-conforming with respect to the

,i15'381 rjii)li
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requ¡red rear yard of 40'-0". To rebuild the garage, we will be applying for a non-conformity
permit. The required parking is being satisfied by the proposed design - one covered, one

uncovered (on driveway).

ln addition to the new garage, we are also proposing to add a gable roof structure over the

existing southeastern wing of the house. The slope of this gable roof will match the slope of the
existing roof over the southwestern wing of the house.

Desisn Adiustm ner ADR feedback

The following design changes are reflected in the current plans, specifically based on feedback

from ADR on April 25,20L7 and May 23,2017l.
. The proposed garage was moved L8" west, away from the street. (garage was first

aligned with the house and ADR suggested that pushing it back in this way would reduce

visual impact)
. The proposed width of front parking areas was reduced by 6 feet, in response to

comments about increasing greenery vs. crushed granite-covered area, resulting in total
reduction o1228 sf hardscape area.

. Planter were added at each corner of the visitors parking, along with boxwood hedges,

to enforce the symmetrical design and more "garden like" look to the front area.

. Plants within the view triangle were noted to have a maximum allowable height of 42

inches (per view triangle requirements, see Findings for 12.08.080 at the end of this
document for additional information).

. Pedestrian gate within the view triangle was reduced to below 42 inches (per view
triangle requirements, see Findings for 12.08.080 at the end of this document for
additional information).

1.3 Neighborhood Context
The proposed plan is consistent with the design and intent of the existing house and the

surrounding context and neighboring houses. To begin, the existing house already has stone

columns announcing the entrance on Lagunitas Road so the visual element of an entrance at

that location is not new. ln addition, both houses across directly across the street as well asL79

Lagunitas Road have their similarly-styled driveway entrances located in this exact area firmly
establishing it as appropriate for exactly the type of entrance being proposed.

Moreover, the proposalto have the entry/driveway location match the home address is

completely consistent with the entire street (including similar corner lots), and conforms with
the access and driveway style of the homes adjacent to and across the street from L77

Lagunitas Road. Specifically, there are 36 other properties with frontage and addresses on

Lagunitas Road between Shady Lane and Glenwood. Of these 36 properties, there is only one

,ii,i l8l.t50f)
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house that could have a driveway on Lagunitas Road that does not already have one. ln fact, 5

of these 36 Lagunitas houses actually have two driveways on Lagunitas. ln terms of corner lots

similar to this project site: there are 8 houses along this stretch of Lagunitas on corner lots, and

6 out of 8 of these houses have their driveway on Lagunitas Road (one corner lot, L63

Lagunitas, does not have room for a driveway on Lagunitas). There are an additional 5 houses

on corner lots that have legal addresses on the side street; all 5 of these have their driveways

on the side street matching their legal address.

7.4 Neighborhood Outreoch Summary

The following is a summary of the neighborhood outreach to date, with clarifications about

how the design has addressed some concerns.

During the first week of December 2016, Zach McReynolds sent the adjacent neighbors copies

of proposed Schematic Landscape Design Plans, together with a brief written project

description and explanation of the problems that the new plans were designed to address. The

materials were sent via email to the Andrews (L70 Lagunitas), the Tullys (180 Lagunitas), Janet

Weiner (179 Lagunitas), Monica DuFlock (l Woodside Way), and Delongs (4 Woodside Way).

Allfive of these closest neighbors have reviewed and responded to the proposal; Zach received

email responses from three of these neighbors, and has had extended discussions in person

with the other two. Project information was also sent by email to all neighbors on Woodside

Way for which email addresses were available, and subsequent updates have been sent as the
plan has moved through the planning process.

Four of the five adjacent neighbors express full support for the proposal. Moreover, the two
that Zach spoke to in person (owner of L Woodside Way and owner of 4 Woodside way) both
feelthat the project would eliminate the need for on-street parking on Woodside, which would

be a major benefit not only to them, but also to others on Woodside. Emails supporting the
project have been received from several additional neighbors residing on Woodside Way, and

one neighbor felt strongly enough about the project to attend the ADR meeting on his own

initiative to emphasize that this proposal could dramatically increase overall safety for both
pedestrians and vehicles (see Findings for 12.08.080 at the end of this document for additional

i nformation about safety).

One neighbor (I79 Lagunitas) responded by emailthat she does not support the proposal. ln

her perspective, the features being proposed would devalue their property by making it feel

more crowded, and possibly create noise and smoke from the terraced patios. ln response to
these objections, is important to note the following: first, she is concerned about the potential

for a barbeque grill, but this is not being proposed. Second, the new plan for the rear patio

spaces does not propose a substantial change ofuse from the current uses ofthe space; an
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outdoor enterta¡ning area already exists, and the current proposal is for a reconfiguration and

remodelof this area. She also expressed concern about the proposed pedestrian entry, vehicle

entry, and courtyard/parking on the Lagunitas side of the site, as she is worried about
crowding, fumes, noise, and impact of having an additional entrance along the streetscape. ln

response, it is important to note that there is already an existing pedestrian entry gate on this
side of the site, and thatthe project address ist77 Lagunitas, sothat is naturallythe
predominant location at which people seek to enter the site. Visibility of cars parked in the
proposed courtyard should be minimal, as viewed lrom t79 Lagunitas House, since screening is

provided by vegetation, the L79 Lagunitas garage, and the I77 Lagunitas house. And the
proposed entry gate on Lagunitas is consistent with the aesthetic and patterns of the
neighborhood along Lagunitas.

The next neighbor outreach will be a meeting on site, prior to the Town Council meeting, to
enable interested neighbors to review the most recent proposal that includes various digital 3D

views of the project, All adjacent neighbors, in addition to other neighbors on Woodside road,

will be invited. Their comments and concerns will be recorded at this meeting and provided to
the Town.

4t5.381.9500
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2.0 ENCROACHMENT FINDINGS

The following provides justification for approval of a driveway encroachment for the subject
property (177 Lagunitas Road), onto Lagunitas Road.

2.7 Encroochment Fíndings (per 72.08.070, Purpose)

12.08.010 Purpose. The public right-of-way and public property are resources held by the Town

forthe benefit of the public. While it is recognized that specialand unusualconditions may
justify the installation, use, or operation of encroachments upon the public property, it is the
policy of this Town to discourage encroachments onto public lands, and such encroachments

shall be kept to a minimum. Encroachments shall be permitted on the public right-of-way or
other public property only when necessary or desirable and not in conflict with the General

Plan. The encroachment shall not create a substantial adverse impact on persons or property or
adversely affect the public health, safety and welfare. (Ord. 638 (part), 2OI3; Prior codes 53400,

s3401, 93402, 53403).

Applicant Response to 1.2.08.0L0

The problems of inodequote parking ond problematic site entry for the homeowners (as

described in the previous sections of this document) represent o "speciol and unusual condition"
that would justify a driveway encroochment os o solution, per the proposed site plons. The

proposed site chønges would remedy the adverse conditions. Furthermore, the proposed plons

improve the overoll safety* along Woodside Woy, and hove the support of many neighbors. To

that end, the request for an encroachment con be cotegorized as "necessory or desirable," and
meets the criteria for purpose as stoted in Section 12.02.010.

*for o more detailed anolysis of safety, see the following section 2.2 of this document.

2.2 Encroachment FíndÍngs (per 72.08.080, Action on Applications)

12.08.080 Action on Applications. The Director shall grant or conditionally grant a permit if all

of the following criteria are met:

a. The Applicant has fulfilled all of the requirements listed in section 12.08.060;

b. The encroachment for which the permit is requested is necessary or
desirable;

c. The encroachment is not in conflict with the General Plan;

d. The encroachment does not create a substantial adverse impact on persons

or property; and

,i t5 l8I 9300
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e. The encroachment does not adversely affect the public health, safety or
welfare.

The Director shall deny any permit regarding an application that does not satisfy all of the
above criteria. (Ord. 638 (part), 2013; Prior codes 53400, 93401-, 53402, 53403).

Applicant Responses to L2.08.080. a-e:

a) The Applicant has fulfilled allof the requirements listed in section L2.08.060;

Criteria willbe met.

b) The encroachment for which the permit is requested is necessary or desirable;

The owners of 177 Logunitas hove identified issues with inodequote porking ond problemotic
site entry þs described in the previous sections of this document), ond this proposed plan is
o remedy which is highly desiroble to the owners. The project is olso necessory and highly
desiroble to the mony other residents of Woodside Woy who have expressed uniform strong
support for the plons ond the potential for improving the overoll sofety on Woodside Woy.

lmportantly, os described further below, the project will further the achievement of three
distinct goals of the Town of Ross Generol Plan, o contribution thot is expressly desirable to
the Town by the terms of the Generol Plon. To that end, the request for on encroachment
con be categorized os "necessary or desirable," and meets the criterio for purpose os stoted
in Section 12.02.010.

c) The encroachment is not in conflict with the General Plan;

The proposed plon does not conflict with, and insteod demonstrobly odvances three distinct
policy gools of the General Plan, os described below.

General Plan Policy 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 proposed plans incorporote permeøble pøvers into the new hardscope oreas,

and repløce significont areas that ore currently not permeable with permeoble
surfoces.

'i l5-18l'95ûrJ
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General Plan Policy 7.1 Safe Streets. Provide streets that are as user-friendly and safe as

possible for motorists, pedestrians and bicyclists.

The proposed plons improve sofety ot bose of Woodside Rood (see response to
(e)Íor additional informotion about safety)

General Plan Policy 7.6 Parking Program. Address on-site and street parking needs

through adequate parking standards and enforcement. Limit on street and overnight
parking.

The proposed plan enables porking for residents ond visitors on the owners'
property, eliminoting the need for on-street and overnight porking.

d) The encroachment does not create a substantial adverse impact on persons or property;

The proposed project does not creote a substontiol adverse impoct on persons or property.

e) The encroachment does not adversely affect the public health, safety or welfare

The proposed project does not odversely affect the public health, safety or welfore. To the
contrary, the design improves current safetyissues at Woodside Way, ond a sofety study
prepored by o Civil Engineer confirms that the proposed drivewoy encroachment meets the
sofety stondards required by the Town of Ross Department of Public Works.

Ensuring that there is no negøtive impoct on safety from the proposed encroochment
requires that it be safer thon the existing crossings that occur on Woodside Way, since there
would not be any net increase in totol pedestrion pathway crossings or turns onto Løgunitas

Road resulting from the driveway (they already cross the path ond turn onto Logunitas from
Woodside Woy as it is). The existing path crossing ond intersection ot Woodside Way hos

extremely limited visibility ond is demonstrobly less safe than the proposed new driveway.
Over and obove that standord required by the encroochment ordinonce, the homeowners
are committed to o design thot is fully safe on its own merits by providing good visibility for
both drivers ond pedestrions. The new driveway locotion would hove a limited number of
new vehicle crossings by the homeowners, but they will be sofer than they ore now, ond the
gate and drivewoy are designed such that vehicles will exit the property head first ond be

oble to view pathway troffic before exiting ocross the pøth.

Further tilting the bolance towards greoter safety by virtue of the encroachment, the new
plons would remove both parked cars and vehiculor trips on Woodside Way. Multiple
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neighbors have voiced ogreement that this proposal could dromatically increose overall
sofety for pedestrions on both the poth and on Woodside Way os well os every vehicle using

Woodside Woy, particulorly ot the intersection of the path, Woodside Way, and Lagunitas

Road. As noted obove, currently this orea is hazordous due to limited visibility for vehicles

approaching Logunitas Rood (drivers connot see either pedestrions or other cars on

Lagunitas Rood until they cross the path, and most do not stop before entering the poth

leoding to frequent surprises os pedestrions emerge). Pedestrions on Woodside Woy and
vehicles olso currently must deolwith a norrow pøssoge when cars ore parked on the street
above the stop sign.

ln order to ossure the sofety of the design, the new drivewoy encroachment was onalyzed by
DVC Group, Civil Engineers, bosed on the stondords required by the Town of Ross

Deportment of Public works. The stondords used for this onolysis were clorified and
confirmed at o site meeting on Moy 30, 20L7, between Dan Hughes, DVC Group, Civil

Engineer, ond Richørd Simonitch, Town of Ross Public Works Director. Also ottending the
meeting wos Jane Sedonoen, lntegroted Design Studio, lnc, and Heidi Scoble, Town of Ross

Plonning Director.

Per DVC Group, Civil Enqineers

Site distonce study hos been included as part of submitted plan sheet L 'Triangular View
Diogrom." This plan sheet indicotes the site distance oreos per the Caltrans Highway Design

Manuol and AASHTO. Documents and detqils referenced have been submitted for reference
(portions of) ond ore os follows:

. Highway Design Manual, Chapter 400, poge 22 (400-22). Toble 405.LA is generally

used for Corner Site Distance requirements. HOWEVER, section a05.1.(2)(c) stotes
"....Rurol Driveways -The minimum corner sight distonce shall be equal to the

stopping sight distance os given in Toble 207.1., measured os previously

described". Becouse this proposal is strictly o rural drivewoy, said section 20L.L

should be used for this applicotion ond is os follows:
. Highwoy Design Manual, Chopter 200, poge 1(200-1.). Table 20L.L Site Distonce

Standards indicates the roodwoy design speed and stopping distance

necessory. Lagunitøs Rood mointains o posted speed limit of 25mph. Bosed on table
20L.L, the necessory stopping sight distonce for a 25mph design speed sholl be

1s0Ít.
o American Associotion of State Highway ond Transportotion Officiols (AASHTO)

Highways ond Streets manuol,2001 Fourth Edition, page 384 Local Rural Roods, Site

Distance and poge 385 Exhibit 5-7, Minimum Design Speeds for Locol Rurol

Roods. Bosed on exhibit 5-7, the necessory stopping sight distonce for o 25mph

design speed shall be L55ft. This section also specifies the vertical criterio for
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measuring site distance (maximum height of objects within site distønce 'triøngle'

should be 3.5ft (42"). This distance is typicol design height of a driver's eye line while

sitting in o car.

The site distance study includes the design stopping site distance 'triangle' L0 ft bock from
the edge of pavement (os is stondard, the typicol location of the driver of the vehicle waiting

to enter the street) lt olso includes the stopping site distances of 155ft (+) as meosured from
eoch edge of proposed driveway and the 'triongle' zone where not plantings or
improvements shall not exceed a height of 42' (with exceptions being post for fencing, signs

or tree trunks, etc.).

The site distance study olso includes a 'triangle' for the exiting vehicle with regord to the

pedestrion pøthwoy as well. This triongle is shown as 10ft x L0ft as pedestrions will be

moving at walking/jogging poce on the pathway. The pathwoy is such thøt fast-moving
bicycle riders will (and do) travel within the Logunitos roodway (not within the pothwoy)

This proposed project meets the criteria set by the Highway Design Monual ønd AASHTO for
stopping sight distances for vehicle access from the proposed new drivewøy entering

Lagunitas Road. Meeting such standards presents o sofe exit of vehicles (for the exiting

vehicle, vehicles/bicycles troveling on Lagunitos Rd. ond pedestrians troveling on the
pedestrian pothwoy. The same cannot be said for the existing condition required by the

driveway location of this home. The current configuration requires occess exiting onto

Logunitas Rd. from Woodside Way. This exiting from Woodside Way onto Lagunitas

nowhere near meets stopping sight distonce stondords.

The proposed project would provide incredible benefits for not only 777 Løgunitas but also

all homes/residents who currently live off of ønd occess ofÍ of Woodside Way and onyone

using the pedestrion path. As mentioned obove, the current qccess off of Woodside Way

does not meet ony stondords noted herein. lt is o difficult intersection to safely enter. This

proposed project would toke L77 Lagunitas vehicles off of Woodside Woy and ollow them a

much safer entry onto Lagunitas. lt will reduce the number of unsofe entries from
Woodside. lt would also reduce the roadside pørking within Woodside. This is important
becouse the roodside porking condition along Woodside is far from ideol. Parking is ollowed

only on one side of the street and thot side of the street has o very large/open droinage

channel right olong the side of the street. Folks exiting their vehicles can experience the

challenging trip hozard this poses. This proposed project allows residents and visitors of L77

Logunitas to pork on property and not hove to dealwith the limited parking and tripping

hozard conditions. Woodside Way is olso o norrow, difficult to novigote street with no

turnqround (other thon use of others personøl drivewøys). Any opportunity to reduce the
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omount of vehicles from Woodside Way is welcomed by the existing Woodside Way

residents ond should be welcomed by the Town.
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t77 Lagunitas Site Improvements
Description of neíghbor outreach

The following is a summary of the neighborhood outreach to date, with
clarifications about how the design has addressed some concerns.
During the first week of December,201-6, Zach McReynolds sent the adjacent
neighbors copies of proposed Schematic Landscape Design Plans, together with a

brief written project description and explanation of the problems that the new plans
were designed to address. The materials were sent via email to the Andrews (L70
Lagunitas), the Tullys (180 Lagunitas), fanet Weiner (179 Lagunitas), Monica
DuFlock [l Woodside WayJ, and Delongs (4 Woodside WayJ.All five of these closest
neighbors have reviewed and responded to the proposal; Zach received email
responses from three ofthe neighbors, and has had extended discussions in person
with the other two.
Four of the five neighbors express full support for the proposal. Moreover, the two
that Zach spoke to in person (owner of 1 Woodside Way and owner of 4 Woodside
way) both feel that the project would eliminate the need for on-street parking on
Woodside, which would be a major benefit not only to them, but also to others on
Woodside
One neighbor (179 Lagunitas) responded by email that she does not support the
proposal. In her perspective, the features being proposed would devalue their
property by making it feel more crowded, and possibly create noise and smoke from
the terraced patios. In response to these objections, is important to note the
following: first, she is concerned about the potential for a barbeque grill, but this is
not being proposed. Second, the new plan for the the rear patio spaces does not
propose a substantial change ofuse form the current uses ofthe space; an outdoor
entertaining area already exists, and the current proposal is for a reconfiguration
and remodel of this area. She also expressed concern about the proposed pedestrian
entÍ!, vehicle entry, and courtyard/parking on the Lagunitas side of the site, as she
is worried about crowding, fumes, noise, and impact of having an additional
entrance along the streetscape. In response, it is important to note that there is
already an existing pedestrian entry gate on this side of the site, and that the project
address is L77 Lagunitas, so that is naturally the predominant location at which
people seek to enter the site. Visibility of cars parked in the proposed courtyard
should be minimal, as viewed from L79 Lagunitas House, since screening is
provided by vegetation, the L79 Lagunitas garage, and the \77 Lagunitas house, And
the proposed entry gate on Lagunitas is consistent with the aesthetic and patterns of
the neighborhood along Lagunitas.

4i5 381 9500
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The next neighbor outreach will be a meeting on site, prior to the Town Council
meeting, to enable interested neighbors to review the most recent proposal that
includes various digital 3D views of the project. All adjacent neighbors, in addition
to other neighbors on Woodside road, will be invited. Their comments and concerns
will be recorded at this meeting and provided to the Town.

Sincerel¡
Jane Sedonaen
March 2L of 2017
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McReynolds Residence
L77 Lagunitas Rod. Ross, CA
Neighborhood Gates andf or Driveways
3/20/t7

Neighbors with two gates and/or two
dri

L21- Lagunitas

140 Lagunitas

170 Lagunitas 1-70 Lagunitas
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186 Lagunitas

1-86 Lagunitas
LB6 Lagunitas

1-94 Lagunitas 194 Lagunitas
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Neighbors with single gates andf or
driveways

L09 Laeunitas 1-20 Laeunitas

L23
125 Lagunitas
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161 Lagunitas

L80 Lagunitas

L88 Lagunitas
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L90 Lagunitas

L96 tas

19B Lagunitas

L99

200 Lagunitas 200.5
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201 Lagunitas

203
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Frl 1a
Pam Nagle
lândscape Architect 15039
ISA Cc.tiñ.d Atbori¡t rWÊ-96174

PROJECT: McReynolds-Morehouse Residence
L77 Lagunitas Road

Ross, CA 94957
Contacts: Zach McReynolds & Alexandra Morehouse

Date: t7 March2OLT

ARBORIST REPORT

Assignment

o Project Overview: review Site Survey, preliminary project drawings and Town of Ross

regulations related to tree removal and tree protection.
o Site visit: lnspect and photograph existing trees on-site within the property boundary and street

right-of-way; record field notes on existing conditions & verify with existing survey plan.

o Prepare a Tree lnventory and key to site survey map provided by client.
o Prepare an Arborist Report listing the findings of the Tree lnventory and identifying all Protected

and Significant Trees on the property; make recommendations for preservation and/or removal,
protection, maintenance and pruning of the existing trees on site, per development plans and
Town of Ross code (Chapter 1,2.24) and Ordinance No. 659.

Background

At the request of lntegrated Design Studio, Landscape Architects (Mill Valley, CA) and Zach McReynolds
and Alexandra Morehouse (clients), this Certified Arborist report has been prepared for the
McReynolds-Morehouse Residence in anticipation of proposed site work at the above address in Ross.

The proposed project involves renovation of an existing garage structure and installation of new
landscape. The residence is located on an approximately %-acre lot at the corner of Lagunitas Road and
Woodside Way. The property gradually slopes from south to the north end at Lagunitas Road.

/ eam Nagle - ISA Certifj.ed Arborist #wE-9617A nagrLepcGqmail.com /



Town of Ross Requirements and Process

The Town of Ross recognizes "the importance of trees to the community's health, safety, welfare and
tranquility." According to Ordinance No. 659, which amends section 12.24 of the Ross Municipal Code
(Tree Protection Ordinance), these resources must be prudently protected and managed.

Town of Ross Municipal Code protects specific trees on public or private property from removal without
a permit, and requires their protection during construction. The following descriptions are taken from
the Chapter 1,2.24 (Planling, Alteration, Removal, or Maintenance of Trees):

¡ Protected Trees: Any tree located within twenty-five feet (25') of the front or side yard property
line or within forty feet (40') of the rear yard property line of any parcel, with such tree having a

diameter greater than eight inches (8"). Due to the size of this property, this condition applies

to all trees on the lot with a trunk diameter greater than 8" aL 54" above grade.
¡ Sienificant Tree: Any tree having a single trunk diameter greater than twelve inches (I2"), or

any tree designated to be preserved on plans approved by the town council, or as a condition of
approval of a project approved by the town council.

r Trees in the public risht-of-way: All trees growing within the street right-of-way (publicly-

owned), outside of private property. ln some cases, property lines lie several feet behind the
sidewalks. The pruning, maintenance, and removal of all trees greater than L" in diameter
located in the right-of-way is subject to the provisions in Chapter 12.24.040.

For removal of a Significant/Protected Tree, a Tree Alteration /Removal Application must be filed with
the Town of Ross Planning Department. There is also a Replacement Tree Requirement: where feasible,

Town requires that replacement trees "shall be of a species native to Ross." Also, on parcels zoned R-1

as is the lotatl77 Lagunitas Road, one new replacement tree is required for every tree to be removed.
Where on-site replacement trees are not feasible, the applicant may instead make an in lieu payment to
the town for provision of off-site trees at that replacement ratio.

Tree Assessment & Survey

Site observations were conducted on December gth & 76th,2016, and March '1,4'h,20l.7. The client
provided a topographic survey plan prepared by DVC Group, lnc. of MillValley, CA(3/I3/20I7).
Proposed Design Review Set plans were made available from the Landscape Architect, lntegrated Design

Studio of MillValley, CA (March, 2017).

A Visual Tree Assessment was performed on eight (8) existing trees on the property and two (2) street
trees in the right-of-way on Lagunitas Road. A site Tree lnventory, including field observations, was
preparedonthesetreesof 4"DBHandgreatersize,includingoneofthestreettreesunder 4"DBH.
Tree species, location, size, general health, and recommendations for alternatives to removal, where
possible, are noted below. A map of the site was also prepared with locations of all trees, each tree
numbered in the report and corresponding to trees shown graphically on the Tree Map (Appendix A).

Trees were not physically tagged with numbers in the field; this Map must be used to find specific trees.

A total of ten trees were considered, two of which are classified as Significant and Protected Trees. The

trees were visually observed from the ground plane from as many angles as were accessible. No drilling,
coring, excavation or aerial inspections were performed.
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Summary of Findings

Ten (10) trees were identified ín the Tree lnventory. Of the (8) trees on-property, three are designated
for removal due to construction. One of these trees (#8) is a Significant/Protected tree, so a Tree
Alteration/Removal Application will need to be filed for its proposed removal. The other two trees to be

removed (#4 and 6) are not subject to the permitted removal requirement.

Subiect Trees bv Species: Total = 10 (See Appendix B - Tree lnventory)

The Tree lnventory contains the following information

o Tree number, botanical and common nqme. Trees are identified by the most currently accepted
scientific name and the most locally used common name.

o Trunk diameter (DBH) at 4'-6" from the ground in inches. DBH for multi-trunked trees was
consolidated as follows: the square root of the sum of all squared stem DBHs.

o Estimated Height ond Spreod (Conopy width)in feet.
o Heolth: Rated Good, Fair or Poor, using the following criteria:

o Good: Vigorous growth with foliage of normal size, shape and color. Canopy density 90-
IOO%,little to no dead wood, minor or no pest infestation, little to no decay. Tree is

expected to live its natural lifespan.
o Fair: All or some of the new growth shoots are shorter than expected for the species.

Canopy density 60-90%. Some small branch dieback. Possible noticeable pest infestation
and/or decay. Tree is not in decline right now, but further stress such as construction
impacts, increased pest pressure, drought etc. may cause a decline in health.

o Poor: Little to no new growth and significant dieback. Foliage may be undersized, distorted,
yellowed or another color abnormal for the species. Canopy density 20-60% or less.

Significant dead wood, pest infestation or decay. Tree is not expected to live its natural
lifespan.

o Structure: Rated Good, Faír or Poor, using the following criteria:
o Good: Minor structural flaws may be corrected through pruning. Tree has an upright

trunk and a single trunk tapering to a single leader at the top, or a single leader may be

easily trained. Most scaffold branches are smaller than the leader, attached to the trunk
at angles approaching 45 degrees and are spaced apart on the trunk both vertically and

radially. Structure does not contain included bark (bark inside the juncture of multiple
trunks). No sign of previous branch failures. Foliage is evenly distributed on the limbs.

Symmetrical or mostly symmetrical canopy.
o Fair: Some structural flaws not correctable through pruning. Tree may have more than

one trunk or leader, trunk may have a slight lean. Scaffold branches may be attached at
angles less than 30 degrees and/or may be crowded on the trunk. Structure may have
included bark, previous branch failures or end-heavy limbs. Some asymmetry in the
canopy.

Qty Species Tree #
T Magnolio grondifloro 1.

3 Acer ioponicum 2,3,7

T Molus spp. 4

t Ulmus porvifolia 5

L Cornus spp 6

1. Cedrus deodara 8

2 Quercus loboto 9, l-0
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o Poor: Significant structural flaws not correctable through pruning. Significant dead wood
or decay. More than one trunk or leader and/or branches crowded together on the
trunk. Significantly end-heavy limbs may be present. Structure may contain significant
included bark, previous branch failures and/or asymmetry. Precipitous lean may be
present. Tree is likely to be hazardous.

Removols: Trees are recommended for removal due to health, hazard, construction impacts, or
crowding. For each removal, data is included on the following

o Reoson for Removal

Recommendotions for preservation during development, improving health and pruning are
included:

o TPZfencing:The edge of theTree Protection Zone must be delineated byfive orsix (5'-
6') foot high chain link fences. Unless the Town specifies otherwise, fences are to be

mounted on two-inch diameter galvanized iron posts, driven into the ground to a depth
of at least 2-feet at no more than l-0-foot spacing.

o TPZ Radius: TPZ radius is calculated using the standard formula of one foot for every
inch of trunk diameter. Work within the TPZ must be done differently to avoid soil

compaction, root loss or damage, changes in soil grade or soil moisture that would
adversely affect trees.

o Existing pavement qs root buffer: Use existing pavement to store or stage materials or
park vehicles.

o Trunk protection: Wrap the first 6 feet of the trunk in straw wattles to prevent damage.
o lrrigate or Do not irrigote in summer: Provide irrigation or do not irrigate in summer

where indicated.
o Cleorance prune: Prune lower branches for at least L4 feet of clearance or as needed to

accommodate equipment.
o Containment.' Prune tree to reduce height and spread of the canopy.
o Deadwood: Remove dead branches over 2 inches in diameter.
o Root Crown Excovqtion: Remove excess soil built up around base of tree to expose the

root flare or buttress roots.

Principles of Tree Preservation During Construction

Potential Construction lmpacts on Trees

Soil Compocfion: Driving, operating equipment or storing materials on unprotected soil severely
reduces oxygen, killing tree roots.

Root Loss and Domoge: Excavation equipment can tear roots. A tree can more easily respond
to a clearly cut injury than a ripped root. Removal of buttress (structural) roots makes a tree
haza rdous.

Grade Chønges: Adding soil on top of roots in the root zone reduces the soil oxygen necessary

for root health. Removing soilfrom the root zone exposes and damages roots.

Changes in lrrigation' Mature trees can decline or die after sudden reductions or increases in
irrigation within the root zone.

The TPZ radius for each tree to be preserved is indicated in the data at the end of this report, and shown
graphically in the diagram below. Special design considerations are necessary within the TPZ:

o Special foundations, footings, and pavement designs shall be employed to minimize root
interference when structures must be placed within the tree protection zone.

o Utilities such as electric, gas, cable TV, telephone, water drains and sewer shall be routed
outside the tree protection zone.

a

a

a

a

a

a
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o Landscapes shall be designed to exclude trenching for irrigation lines within the tree protection
zone and no irrigation shall be applied within 5 feet of the trunks of protected trees.

o Any new plantings within the tree protection zone shall be designed to be compatible with the
cultural requirements of the retained tree(s), especially with regard to irrigation and nitrogen
application. ln protection zones where native drought-tolerant trees are located no summer
irrigation shall be installed and no vegetation installed requiring excessive irrigation such as turf
and flower beds.

o Surface drainage shall not be altered so as to direct water into or out of the tree protection zone

unless specified by the Project Arborist as necessary to improve conditions for the tree.
o Site drainage improvements shall be designed to maintain the natural water table levels within

tree retention areas. lf water must be diverted, permanent irrigation systems shall be provided

to replace natural water resources for the trees.

Tree Protection Specifications for Contractors

Tree Protection Zone (TPZ) Fencing; Place TPZ fencing around the exposed soil areas of the TPZ to
prevent compaction. For some trees, part of the TPZ is paved. Where trees grow in groups, fence around
a collective TPZ using the diameters of the edge trees to calculate the radius, or the edge of existing
pavement.

Tree protection fencing must be installed prior to construction to minimize damage to root systems of
preserved trees. The edge of the Tree Protection Zone must be delineated by five or six (5' -6') foot high

chain link fences. Unless the Town specifies otherwise, fences are to be mounted on two-inch diameter
galvanized iron posts, driven into the ground to a depth of at least 2-feet at no more than LO-foot

spacing. Close the fencing with wire. Work within the fenced fPZ area must be supervised by the Project
Arborist.

Posts may be also be placed into concrete blocks on pavement where no soil is available or where posts

would have to be driven into soil within 3 trunk diameters of the tree. Connect with building walls or
existing fencing where necessary to close gaps and prevent entry into restricted areas.

Tree protection fence locations shall be designated by the Project Arborist prior to any construction
activities, including tree removal. Work must proceed within the Tree Protection Zone as follows:

o Do not park equipment, store, dump, grade or excavate within the TPZ without prior written
approval of the Project Arborist.

o All trenching, excavation and equipment use within the TPZ shall be supervised by the Project

Arborist.
o lmmediately remove excavation tailings and do not place within the TPZ of any other trees.

o Rootcutting must be performed orsupervised bythe ProjectArborist. All root pruning must
conform to the standards and Best Management Practices within Managing Trees During

Construction (companion publication to ANSI 4300 Part 5)

o lnstall a root buffer (defined below) on exposed soil areas before driving, operating equipment,
storing or staging, or retain existing pavement as a root buffer.

o Do not raise or lower soil grades except as indicated by the Project Arborist.
o TPZ fencing must remain closed when no work is being performed inside.

Trunk Protection:Trunk protection is recommended in the data where fencing may not be possible, or
work may be likely to take place within the TPZ. Wrap the first 6 feet of the trunk in straw wattles to
prevent damage.
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lrrigotion: lnstall temporary irrigation within the TPZ fencing for all trees to be preserved, except where
indicated in the Tree lnventory. Temporary irrigation should be installed above ground, not in trenches,
using PVC pipe on undisturbed soil. The risers are attached to "T"s and elbows, as they would be in an

underground system.

Root Buffers: Root buffers prevent soil compaction and are only needed on exposed soil. ln some cases,

the existing pavement serves as a root buffer. lf pavement is to be replaced or removed, retain it for as

long as possible for use as a root buffer. Where exposed soil must be used for equipment, storage,
staging, parking or tree removal equipment, install a root buffer prior to the commencement of the
project. Specifications are as follows:

o Spread tree chips (coarse mulch)overthe designated area to a minimum depth of 6 inches.
o Add a second course of 3/4-inch quarry gravel.
. Top with 3/4-inch plywood.

The root buffershall be installed priorto construction and remain in place forthe duration of the
project.

Prune or tie low limbs: Where tree limbs would interfere with construction equipment, prune them or
tie them back prior to the beginning of construction to prevent injury. Trees recommended for low limb
pruning have limbs lower than 1-4 feet over paved surfaces, where equipment may be operated or
parked, or materials may be stored. Do not prune trees in areas not impacted by construction except as

indicated on the survey data. Prune only to provide the necessary clearances; in most cases, L4 feet is
sufficient. Do not remove more than 25% of living foliage unless directed by the Project Arborist.
Pruning must be performed in compliance with ANSI 4300 standards under the supervision of the
Project Arborist.

Site-Specific Recommendations

Tree #5

lf tree is not re-located to elsewhere on the property after removal of wood prop and chains; check tree
for current stability. Tree may require 3-point guying; have landscape contractor review the work in

tandem with the landscape renovation plans, and install appropriate system for tree size.

Tree #8:

The fact that the Cedar tree is leaning and has codominant trunks with possibly included bark is a

structural concern. Presence of decay in the roots would need to be further determined by an extensive
root excavation. lt should be also noted that another nearby Deodar Cedar, on the adjacent neighbor's
property at #t79 Lagunitas, is also leaning, at a similar or steeper angle, to the south and east. Appraisal
ofthistreeisnotincluded,butitmayalsobeatriskoffailing. Therootsystemsofthetwotreesmaybe
intertwined.

Considering the age and lean/general condition of the Cedar tree, removal should be considered for
safety concerns if the front yard is to be developed to the extent noted in the plans. Cutting the trunk
cleanly at approximately 18" above ground level (height to be reviewed by Landscape Architect) and
leaving the trunk and roots in place may create the least disturbance for the neighbor's cedar tree,
which may require a risk assessment as well.

For removal of a Significant/Protected Tree, a Tree Alteration /Removal Application must be filed with
the Town of Ross Planning Department.
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Trees #9 and #10:

The property owners have expressed an interest in replacing these trees with a different species,
perhaps Red Oaks (Quercus rubra), similar to those planted further west along Lagunitas Avenue. This
proposed removal/replacement is currently not part of the landscape project, and would need to be

permitted and approved by the Town of Ross.

Coordinate location of a new driveway entrance on Lagunitas Road with Tree Protection Zones

recommended in the Tree lnventory.

(See Tree lnventory for overoll protection and mointenqnce recommendotions for eoch tree.)

Assumptions and Limiting Conditions

L Preparation of specifications for and oversight of tree protection measures implemented during
construction should be done by a consultant or consulting arborist with a current Contractor's
License for Tree Service in the State of California.

2. No responsibility is assumed for matters legal in character. Any and all property is appraised
and evaluated as though free and clear, under responsible ownership and competent
management.

3. Care has been taken to obtain all information from reliable sources. All data has been verified
insofar as possible. The consultant can neither guarantee nor be responsible for the accuracy of
information provided by others.

4. The sketches and photographs in this report are intended as visual aids and are not to scale,

unless specifically stated as such on the drawing. These communication tools in no way
substitute for nor should be construed as surveys, architectural or engineering drawings.

5. Loss or alteration of any part of this report invalidates the entire report.
6. Possession of this report or a copy thereof does not imply right of publication or use for any

purpose by any other than the person to whom it is addressed, without the prior written or
verbal consent of the consultant.

7. This report is confidential and to be distributed only to the individual or entity to whom it is
addressed. Any or all of the contents of this report may be conveyed to another party only with
theexpresspriorwrittenorverbalconsentoftheconsultant. Suchlimitationsapplytothe
original report, a copy, facsimile, scanned image or digital version thereof.

8. This report represents the opinion of the consultant. ln no way is the consultant's fee
contingent upon a stipulated result, the occurrence of a subsequent event, nor upon any finding
to be reported.

9. The consultant shall not be required to give testimony or to attend court by reason of this report
unless subsequent contractual arrangements are made, including payment of an additional fee

for such services as described in the fee schedule, an agreement or a contract.
10. lnformation contained in this report reflects observations made only to those items described

and only reflects the condition of these items at the time of the site visit/s. Furthermore, the
inspection is limited to visual examination of items and elements at the site, unless expressly
stated otherwise. There is no expressed or implied warranty or guarantee that problems or
deficiencies of the trees or property inspected may not arise in the future.
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DISCLOSURE STATEMENT

Arborists are tree specialists who use their education, knowledge, training and experience help people

to make informed decisions about trees. Arborists examine trees, recommend measures to enhance the
environmental benefits of trees, and attempt to reduce potential risks of trees.

Clients may choose to accept or disregard the recommendations of the arborist. Soliciting additional
advice from a Consulting Arborist, ISA Board Certified Master Arborist or Tree Risk Assessment expert
may be warranted. Local agencies in the site jurisdiction may have additional specific requirements and
guidelines that must be followed.

Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Trees

are living organisms that exist in a natural or constructed setting with variable conditions. Trees can fail
in ways that we do not fully understand; even healthy trees that appear free of defects can and do fail.
Conditions are often hidden within trees and below ground. Arborists cannot guarantee that a tree will
be healthy or safe under all circumstances, or for a specified period of time. Likewise, remedial
treatments, like any medicine, cannot be guaranteed. Recommendations are intended to provide a

reduction of risk but do not eliminate risk.

Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist's
services such as property boundaries, property ownership, sight lines, disputes between neighbors, and

other issues. An arborist cannot take such considerations into account unless complete and accurate

information is disclosed to the arborist. An arborist should then be expected to reasonably rely upon

the completeness and accuracy of the information provided.

Certification of Performance

l, Pam Nagle, Certify

o That I have personally inspected the trees and/or property evaluated in this report. I have

stated my findings accurately, insofar as the limitations of the assignment and within the extent
and context identified by this report;

o That I have no current or prospective interest in the vegetation or any real estate that is the
subject of this report, and have no personal interest or bias with respect to the parties involved;

o That care has been taken to obtain all information from reliable sources, and all data has been

verified insofar as possible;

o That the analysis, opinions, and conclusions stated herein are my own and based on current
arboricultural science and commonly accepted arboricultural practices;

o That my compensation is not contingent upon the reporting of a predetermined conclusion that
favors the cause of the client or any other party.

o I am a member in good standing and Certified Arborist #WE-961-74 with the lnternational
Society of Arboriculture, and have successfully completed the requirements established by the
Certification Board to be recognized as ISA Tree Risk Assessment Qualified (TRAQ.

Signature

f**Ñr'/,
Date: March 17,2OI7
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AfiACHMENTS

Appendix A: McReynolds-Morehouse Residence Tree Map
Appendix B: McReynolds-Morehouse Residence Tree lnventory
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Proiect Narrative:

This preliminary drainage report details the methodology and
calculations for the improvements proposed for the existing res¡dence
al 177 Lagunitas Road in the City of Ross. This report has been
prepared at the request of the City as part of the Design Review
Process. This project consists of remodeling a portion of the exist¡ng
res¡dence roof, construction of a garage and second driveway with
park¡ng, and assorted landscap¡ng hardscape features, many of which
are to be permeable pavers. The 0.26-acre property is located at 177
Lagunitas Road in Ross, with an elevation fall across the site of
approx¡mately 11 feet and an average slope across the disturbed area
of 9o/o. Drainpipes and culverts run along Lagunitas Road in front of
the property, and a 42" drop inlet is adjacent to the northeast corner,
along Woodside Way.

Storm water currently runs down across the property to the ditch
Lagunitas Road, and the existing drop inlet on Woodside Way.
Proposed improvements will route storm water v¡a new roof leader
drains, hardscape areas, and stormdrain pipes downhill to the ditch
and exist¡ng drop inlet. Permeable pavers, permeable bluestone
pavers, decomposed granite, and a dry well will act to slow the storm
water, remove sediment, and allow an opportunity for infiltration.
Drainage analys¡s is required to ensure a non-impact for the 1O-year
storm event. As demonstrated in the calculations below, the
proposed improvements will significantly reduce the impermeable
area of the site, and in addition, provide a dry well with 1.6 cf of
stormwater retent¡on. Thus, the proposed improvements will reduce
the 1O-year storm runoff for the site.

Hvdroloqv and Hvdraulic Analvsis

For the purposes of this drainage report we used the Drainage Design
Críteria from the County of Marin Depaftment of Public Wotks
Hydrology Manual, "Revision 8/A00". All flow calculations were
performed us¡ng the Rational Method (Q=C|A). Detailed calculations
are shown on the following pages.

Review of the Hydrology Manual provides the following mathematical
models and constant values used ¡n the hydraulic analysis:

a

o

lnitial Time of Concentration

Zone from Map V

leo from Map I

t"=W*smín
Zone D3,0.7210.66

1.S"lhr
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a Runoff Coefficient 0.7 for pervious areas
0.9 for impervious areas

Quantities used to determine Runoff Coefficients were taken from
Pre- and Post- Permeability Maps, see attached.

Volume Storaoe Calculations

Storage is proposed to balance the pre-construct¡on and post-
construct¡on storm water runoff flows. The pre- and post- flows for the
overall site are listed below:

Pre-construct¡on 10-year flow = 0.515 cfs
Post-construction 1O-year flow = 0.500 cfs
lncrease in runoff = 0.000 cfs

The Triangular Hydrograph Method was used to calculate the volume
generated by the 1O-year storm. See the attached calculations.

Volume = 0.0 cf required storage to mitigate 10 year increase to
storm water runoff.

Proposed storm water storage will be provided in a dry well in the
corner of the property:

Dry Well = 1.6 cf proposed storage

Q=



Weighted Runoff Goefficient Galculations
177 Lagunitas Road
3t20t2017

PRE.CONSTRUCTION

Tributarv Area lac) Pervious Area (ac) Pervious C lmpervious Area lac) moervious C
1 0.258 0.165 0.7 0.093 0.9 0.772

TOTAT 0.258 0.165 o.7 0.093 0.9 o.772

reffi@Ð

POST-CONSTRUCTION

Tributarv Area, Area Pervious C m Comoosite C
1 0.258 0.194 0.7 0.064 0.9 0.750

TOTAT 0.2s8 0.194 0.7 0.064 0.9 0.750

Composite Runoff Coefficient Equation:

cr : cv*. cr*



Time of Goncentration
177 Lagunitas Rd
3t20t2017

T 140 0.07 0.772 8.63

lr):j r Lrir')¡¡1;',1"111 Xr', il|(])f)Ì

l:''';lll'i',1
'i)lìl,l\/ , 'l( ) (',l',,''

l t':
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Peak Flow Galculations
177 Lagunitas Rd
3t20t2017

PRE-CONSTRUCTION

Q l0-year
1ft3/sl
0.515

I lO-year ll 100-year
(Gha¡t "K'

3.402.58

Rd (r0)

0.759

| (60)
(in/hr)

1.5

lc
(min)
8.63

c

0.772

Area
(acres)

0.258

Tributary

1

POST-GONSTRUCTION

Q lO-year
1ft3/sì
0.500

I100-year
Ghart "K"

3.40

I lO-year

2.58

Rd (r0)

0.759

r (60)
(in/hr)

1.5

lc
(min)
8.69

c

0.750

Area
(acres)
0.258

Tributary

1



Rational Method Hydrograph
177 Lagunitas Road
3t20t2017

QPre=
Qpost=

0.515 cfs
0.500 cfs

a- 0.000 cfs Pre-construction runoff exceeds post-construction

Triangular Hydrograph Method*:
*The triangular hydrograph is an approximation of the NRCS dimensionless unit hydrograph. According to Debo and Rees (1995) this

method produces results that are sufficiently accurate for most stormwater management facility designs. ln this model, the base of
the hydrograph is 2.67 times the time of concentration (Tp).

AQpeok:
Qpost-Qpre

AREA OF TRIANGLE
REPRESENTS VOLUME OF
DETENNON RE?(JIRED

/.6 7TpTp

Tb

Tc=Tp=
Tp=

Tb=2.67*Tp=

V=0.5* Q*Tb=

8.67 minutes
520 seconds

1389 seconds

0.0 cubic ft.

Retention Volume: 1.6 cf

Dry Well Volume Calculations

Dry Well
Diameter

Dry Well
Height

Volume
ofRock

Rock
Storage

Volume (0.3
porosity)

Pipe

Diameter
Pipe

Lensth
Pipe

Volume

Total
Storage

Volume
(ft) (ft) (c0 (cf) (ft) (ft) (cf) (cf)

1.5 5.0 2.6 0.8 0.5 4.0 0.8 't _6
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MINUTES

Meeting of the
Ross Advisory Design Review Group

Tuesday, May 23,20L7

L. 6:04 p.m. Commencement
Mark Fritts, called the meeting to order. Joey Buckingham, Mark Kruttschnitt, and Dan Winey
were present. Heidi Scoble and Brett Bollinger representing staff were also present.

a. McReynolds Residence- L77 Lagunitas Road

Staff Planner Heidi Scoble provided an introduction to the project. The project landscape
architect stated that the previous comments provided by the ADR Group at the April 25,20!7
meeting would be addressed at a future Town Council meeting. The project architect proceeded
to provide a presentation on the proposed demolition and new construction of the detached
garage and the roof modification to the main residence.

Woodside Way resident Jim Wilcox stated that he supports the project.

Property owner Zack McReynolds stated that the main reason for the project is to provide
additional on-site parking due to the parking constraints on Lagunitas Road and Woodside Way.

After review of the garage element of the project, the ADR Group supports the project and had
the following recommendations:

'/ Provide articulation along the façade of the garage, such as either pushing back the garage

slightly or providing a "notch" alongthe wall plan.
,/ Consider reducing the height of the garage to reduce the scale of the garage

The majority of the ADR Group supported the proposed encroachment off of Lagunitas Road.

One ADR Group member did not support the encroachment, primarily due to the gate being too
large, the project would have excessive hardscape, and that the Town's past precedent would
not support the additional encroachment onto Lagunitas Road for aesthetic and public safety
reasons.

1



MINUTES

Meeting of the
Ross Advisory Design Review GrouP

Tuesday, April 25,20L7

L. 6:06 p.m. Commencement
Mark Fritts, called the meeting to order. Joey Buckingham, Mark Kruttschnitt, and Peter Nelson

were also present. Heidi Scoble was present representing staff.

a. McReynolds Residence- t77 Lagunitas Road

Staff Planner Scoble brieflrT introduced the project. The project landscape architect provided

additional details of the project.

Janet Weiner, property owner of L79 Lagunitas, stated that she was objecting to the corner

patio element of the project.

The ADR Group's preliminary comments were as follows:
L. Supports the front and side landscape and hardscape elements.

2. Recommended reducing the amount of hardscape and landscape along the front of the

property because it appears too excessive.

3. Recommend a more English Garden design concept for the front of the property.

The project was continued to the May 23, 2017 meeting because story poles related to the

garage were not installed.

1
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DRIVEWAY ENCROACHMENTS OF CORNER PROPERTIES

ALONG LAGUNITAS ROAD

North Side

t. 202 Lagunitas Road: Access off of Glenwood

2. L92 Lagunitas Road: Access off of Walnut
3. 190 Lagunitas Road: Historic access off of Walnut. Additional access from Lagunitas

(2 encroachments)

4. 2 Glenwood Avenue: Access off of Glenwood

5. 1 North Road: Access off of North

6. 2 North Road: Access off of North
:*:t*'One property has access off of Lagunitas

South Side (Path side)

7. 20L Lagunitas Road: Historic access from Duff. Additional access from Lagunitas (2

encroachments)

2. L99 Lagunitas Road: Access off of Duff

3. L77 Lagunitas Road: Access off of Woodside

4. L Woodside Way: Access off of Woodside

5. L63 Lagunitas Road: Access off of Thomas

6. L61. Lagunitas Road: Access off of Lagunitas

7 . 12L Lagunitas Road: Access off of Lagunitas (2 encroachments off of Lagunitas)
* *Three properties have access off of Lagunitas.
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