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STAFF REPORT

To: Members of the Design Review Board

From: Planning Manager Watrous

Subject: 65 Reed Ranch Road; File #711011
Site Plan and Architectural Review for the Construction of Additions to
an Existing Single-Family Dwelling (Continued from April 21, 2011)

Reviewed By: _______

BACKGROUND

March 17, 2011 Meeting

On March 17, 2011 the Design Review Board reviewed an application for construction of an
addition to an existing single-family dwelling on property located at 65 Reed Ranch Road. The
project proposed to construct a new garage to be attached to the existing house and include a
laundry room and bathroom. A second story storage loft was also proposed with a new entry
deck and stairs to connect the second story loft to the front of the home.

At that meeting, the owners of the adjacent home to the west at 67 Reed Ranch Road raised
objections to the proposed project. They were concerned about the proximity and visual mass and
bulk of the proposed addition, along with potential noise and privacy impacts.

The Design Review Board shared many of these concerns, particularly regarding the visual mass
of the building and its proximity to the home at 67 Reed Ranch Road. The Board suggested that
the height of the addition possibly be reduced, that the applicant consider other less sensitive
locations for the addition, and more be done to properly attach the addition to the main building.
The Board continued the application to the April 21, 2011 meeting to allow the applicant time to
redesign the proposed addition.

April 21, 2011 Meeting

At the April 21, 2011 meeting the Design Review Board reviewed revised plans for the project.
The proposed addition was moved to the east, away from 67 Reed Ranch Road. The existing
detached garage at the northeast corner of the lot was to be demolished and replaced with a new
three-car garage, with a workshop space at the rear of the garage. The upper floor of the addition
would include a guest bedroom and a model train room. The upper level of the addition would be
situated at the same level as the existing deck in front of the house. The upper level would
connect to the interior of the main level of the house at the family room, with an interior stairway
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leading down to the lower level of the addition. The workshop space would be separated from the
western side of the addition by a doorway and hallway area.

It was the consensus of the Board that the project was generally responsive to the previously
raised concerns. However, the Board still had issues with the overall height and visual mass of
the proposed addition, particularly the “monitor” section above the upper floor addition, and the
amount and/or pattern of windows. The Board gave direction to the applicant on modifications
that could possible address these concerns and continued the application to the May 5, 2011
meeting to allow the applicant time to once again redesign the proposed addition.

Prior to the May 5 meeting, the applicant indicated to Staff that the owners intended to request
the Design Review Board to reconsider its findings regarding the plans reviewed at the April 21
meeting. On May 4, the applicant instead requested a continuance to the May 19, 2011 Board
meeting.

ANALYSIS

The applicant has now submitted revised project plans. The monitor section of the proposed
upper floor addition has been narrowed and reduced in height by 6 inches. The number and area
of the windows and openings on the western side of the addition, facing the adjacent home at 67
Reed Ranch Road, have been reduced; the glass area of the top row of west-facing windows on
the monitor would each be only 12 inches wide and 7-5/8 inches tall. Minor changes have been
made to the overall dimensions of the proposed addition, most amounting to changes of less than
one foot. The roof design of the upper floor has been modified to connect more seamlessly with
the roofline of the existing house.

The revised project design would have the same floor area as the previous design, but would
increase the lot coverage by 10 square feet to a total of 2,676 square feet (14.3%), which would
be less than the 15.0% maximum lot coverage for a lot of this size and 98 square feet less than the
original application.

The revised project design appears to be responsive to the concerns raised by the Design Review
Board. The revisions would lessen the height and visual mass of the monitor, lessen the amount
of window area, and provide a more architecturally sound connection of the addition to the
existing house.

RECOMMENDATION

The Board should review this project with respect to Zoning Ordinance Sections 16-52.020 (H)
(Guiding Principles) and determine that the project is exempt from the provisions of the California
Environmental Quality Act (CEQA) as specified in Section 15301. If the Design Review Board
agrees with Staff’s conclusions, it is recommended that the attached conditions of approval be
applied.
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ATTACHMENTS

1. Conditions of approval
2. Design Review Board Staff Report dated March 17, 2011
3. Design Review Board Staff Report dated April 21, 2011
4. Minutes of the March 17, 2011 Design Review Board meeting
5. Minutes of the April 21, 2011 Design Review Board meeting
6. Submitted plans
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CONDITIONS OF APPROVAL

65 REED RANCH ROAD

FILE #711011

1. This approval shall be used within three (3) years of the approval date, and shall become
null and void unless a building permit has been issued.

2. The development of this project shall conform with the application dated by the Town of
Tiburon on January 24, 2011, or as amended by these conditions of approval. Any
modifications to the plans of May 9, 2011 must be reviewed and approved by the Design
Review Board.

3. Plans submitted to the Building Division for plan check shall be identical to those
approved by the Design Review Board. If any changes are made to the approved Design
Review plans, the permit holder is responsible for clearly identifying all such changes
when submitted to the Building Division for plan check. Such changes must be clearly
highlighted (with a “bubble” or “cloud”) on the submitted plans. A list describing in
detail all such changes shall be submitted and attached to the building plans, with a
signature block to be signed by the Planning Division Staff member indicating that these
changes have been reviewed and are approved, or require additional Design Review. All
changes that have not been explicitly approved by Staff as part of the Building Plan Check
process are not approved. Construction that does not have Planning Division approval is
not valid and shall be subject to stop work orders and may require removal.

4. If this approval is challenged by a third party, the property owner/applicant will be
responsible for defending against this challenge. The property owner/applicant agrees to
defend, indemnify and hold the Town of Tiburon harmless from any costs, claims or
liabilities arising from the approval, including, without limitations, any award of
attorney’s fees that might result from the third party challenge.

5. The applicant must meet all requirements of other agencies prior to the issuance of a
building permit for this project.

6. All exterior lighting fixtures other than those approved by the Design Review Board must
be down light type fixtures.

7. The project shall comply with the following requirements of the Southern Marin Fire
Protection District:

a. The proposed additions shall have installed throughout an automatic fire sprinkler
system.
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b. The address shall be posted in accordance with the requirements of the California
Fire Code.

c. Smoke detectors shall be installed in accordance with the requirements of the
California Fire Code.

d. Noncombustible roofing materials shall be utilized.

e. The applicant shall comply with California Fire Code and Public resource Code
4291 requirements relating to the clearance of flammable brush and weeds. A
minimum clearance of thirty feet (30’) from structures and ten feet (10’) from
roads and property lines shall be maintained.

8. All requirements of the Marin Municipal Water District shall be met.

9. The applicants shall obtain any necessary sewer permits from the Richardson Bay
Sanitary District and pay all applicable fees prior to construction of a side sewer and
connection to the sewer main. After connection to the sewer main but prior to
commencement of discharge and prior to covering of the pipe, the District shall be
contacted and allowed to inspect the connection for conformance to standards.

10. All requirements of the Town Engineer shall be met, including, but not limited to, the
following, which shall be noted on building plan check plans:

a. A Public Works encroachment permit will be needed for construction
movement to and from the private shared driveway and to control
construction staging and parking.

b. The public right-of-way shall be protected from damage during
construction, or repairs shall be made to the satisfaction of the Tiburon
Public Works Department.
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STAFF REPORT

To: Members of the Design Review Board

From: Planning Manager Watrous

Subject: 19 Apollo Road; File #21105
Site Plan and Architectural Review for the Construction of Additions to
an Existing Single-Family Dwelling, with a Variance for Excess Lot
Coverage

Reviewed By: _______

PROJECT DATA

ADDRESS: 19 APOLLO ROAD
ASSESSOR’S PARCEL: 034-262-22
FILE NUMBER: 21105
PROPERTY OWNERS: MICHAEL AND CATHERINE SOPER
APPLICANT: HOLSCHER ARCHITECTURE
LOT SIZE: 6,860 SQUARE FEET
ZONING: R-1 (SINGLE-FAMILY RESIDENTIAL)
GENERAL PLAN: MEDIUM HIGH DENSITY RESIDENTIAL
FLOOD ZONE: X
DATE COMPLETE: APRIL 27, 2011

PRELIMINARY ENVIRONMENTAL DETERMINATION

Town Planning Division Staff has made a preliminary determination that this proposal would be
exempt from the provisions of the California Environmental Quality Act (CEQA) as specified in
Section 15301.

PROPOSAL

The applicant is requesting Design Review approval for the construction of additions to an
existing one-story single-family dwelling on property located at 19 Apollo Road. A new family
room would be constructed to the rear of the existing kitchen. The existing two-car garage would
be expanded toward the front to allow room for a new laundry room. A new covered entry would
be added to the front of the house.

The proposed additions would increase the gross floor area of the house by 491 square feet to a
total of 1,874 square feet, which is less than the floor area ratio for a lot of this size. The proposed
additions would increase the calculated lot coverage on the site by 455 square feet to a total of
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2,269 square feet (33.1%), which is greater than the 30.0% maximum lot coverage allowed in the
R-1 zone. A variance is therefore requested for excess lot coverage.

A color and materials board has not been submitted, as the exterior colors and materials of the
proposed additions would match those of the existing house.

ANALYSIS

Design Issues

The subject property is a rectangular lot in the middle of the Belveron East neighborhood. As
with most lots in the vicinity, the site is level and the house is situated at roughly the same
elevation as the surrounding homes.

The proposed addition would be primarily visible to the adjacent home to the east at 21 Apollo
Road. A 6 foot tall wooden fence is situated along the shared side property line with the
neighboring property and there is mature vegetation on both sides of the property line. The fence
and vegetation should adequately screen views of the proposed addition from the few windows
along the side of the adjacent house that would face the addition.

The height of the proposed addition would not exceed the height of the existing house. The
proposed additions would comply with the required setbacks for the R-1 zone. By adding
moderately sized additions to the front and rear of the house, the project would not substantially
increase the overall visual mass of the house when viewed from other nearby homes.

Zoning

Staff has reviewed the proposal and finds that it is in conformance with the development
standards for the R-1 zone, with the exception of the requested variance for excess lot coverage.

Variance

In order to grant the requested variance, the Board must make all of the following findings
required by Section 16-52.030 (E) of the Tiburon Zoning Ordinance:

1. Because of special circumstances applicable to the property, including size,
shape, topography, location, or surroundings, the strict application of this
Ordinance will deprive the applicant of privileges enjoyed by other properties in
the vicinity and in the same or similar zones.

The 6,860 square foot size of the subject property is considerably smaller than the
10,000 square foot minimum lot size in the R-1 zone. The small size of the lot
creates special circumstances that would deprive the owners of this property of
development privileges enjoyed by other properties in the vicinity.
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2. The variance will not constitute a grant of special privileges, inconsistent with
the limitation upon other properties in the vicinity and in the same or similar
zones.

Numerous other properties in the R-1 and similar zones have been granted
variances for excess lot coverage, particularly for additions that retain a one-story
home design.

3. The strict application of this Ordinance would result in practical difficulty or
unnecessary hardship.

The strict application of the maximum lot coverage requirement for this property
would either require the construction of a second story addition that could be
inconsistent with the character of the surrounding Belveron East neighborhood or
would limit the floor area for a house on this lot to a level substantially below the
allowable floor area ratio for a lot of this size. These building limitations would
result in a practical difficulty on the applicant.

4. The granting of the variance will not be detrimental to the public welfare or
injurious to other properties in the vicinity.

As described above, the proposed additions would not project into the views of or
create privacy impacts for any neighboring residences.

From the evidence provided, Staff believes that there is sufficient evidence to support the findings
for the requested variance.

PUBLIC COMMENT

As of the date of this report, no letters have been received regarding this application.

RECOMMENDATION

The Board should review this project with respect to Zoning Ordinance Sections 16-52.020 (H)
(Guiding Principles) and determine that the project is exempt from the provisions of the California
Environmental Quality Act (CEQA) as specified in Section 15301. If the Design Review Board
agrees with Staff’s conclusions, it is recommended that the attached conditions of approval be
applied.

ATTACHMENTS

1. Conditions of approval
2. Application and supplemental materials
3. Submitted plans
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CONDITIONS OF APPROVAL

19 APOLLO ROAD

FILE #21105

1. This approval shall be used within three (3) years of the approval date, and shall become
null and void unless a building permit has been issued.

2. The development of this project shall conform with the application dated by the Town of
Tiburon on March 22, 2011, or as amended by these conditions of approval. Any
modifications to the plans of April 7, 2011 must be reviewed and approved by the Design
Review Board.

3. Plans submitted to the Building Division for plan check shall be identical to those
approved by the Design Review Board. If any changes are made to the approved Design
Review plans, the permit holder is responsible for clearly identifying all such changes
when submitted to the Building Division for plan check. Such changes must be clearly
highlighted (with a “bubble” or “cloud”) on the submitted plans. A list describing in
detail all such changes shall be submitted and attached to the building plans, with a
signature block to be signed by the Planning Division Staff member indicating that these
changes have been reviewed and are approved, or require additional Design Review. All
changes that have not been explicitly approved by Staff as part of the Building Plan Check
process are not approved. Construction that does not have Planning Division approval is
not valid and shall be subject to stop work orders and may require removal.

4. If this approval is challenged by a third party, the property owner/applicant will be
responsible for defending against this challenge. The property owner/applicant agrees to
defend, indemnify and hold the Town of Tiburon harmless from any costs, claims or
liabilities arising from the approval, including, without limitations, any award of
attorney’s fees that might result from the third party challenge.

5. The applicant must meet all requirements of other agencies prior to the issuance of a
building permit for this project.

6. All exterior lighting fixtures other than those approved by the Design Review Board must
be down light type fixtures.

7. The project shall comply with all requirements of the Southern Marin Fire Protection
District:

8. All requirements of the Marin Municipal Water District shall be met.

9. All requirements of the Town Engineer shall be met
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STAFF REPORT

To: Members of the Design Review Board

From: Associate Planner Tyler

Subject: Site Plan and Architectural Review for the Construction of an Addition to an
Existing Single-Family Dwelling

Reviewed By: _______

PROJECT DATA

OWNER: ELIZABETH & BRIAN WILHELM
APPLICANT/ARCHITECT: HOLSCHER ARCHITECTURE
ADDRESS: 110 LYFORD DRIVE
ASSESSOR’S PARCEL NUMBER: 058-232-04
FILE NUMBER: 711046
LOT SIZE: 24,999 SQUARE FEET
ZONING: RO-2 (SINGLE-FAMILY RESIDENTIAL-OPEN)
GENERAL PLAN: M (MEDIUM DENSITY RESIDENTIAL)
FLOOD ZONE: X
DATE COMPLETE: APRIL 27, 2011

PRELIMINARY ENVIRONMENTAL DETERMINATION

Town Planning Division Staff has made a preliminary determination that this proposal would be
exempt from the provisions of the California Environmental Quality Act (CEQA), as specified in
Section 15301.

PROJECT DESCRIPTION

The applicant is proposing to construct additions to the existing single-family dwelling located at
110 Lyford Drive by converting the existing garage into living space. Currently the property is
improved with a two-story dwelling.

The main level of the home includes the living room, dining room, den, kitchen, breakfast nook,
master bedroom suite and a powder room. An existing deck is located off the den area. The
lower level of the home includes a bedroom, bathroom, study area, utility room, and three-car
garage with storage areas.

As part of a remodel of the existing lower level storage areas, the 600 square foot garage would
be converted into living space and incorporated into the remodel of the existing storage areas.
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The remodeled lower level would include two bedrooms, a playroom and a bathroom. A new
covered porch would also be constructed at the lower level. No major improvements are
proposed for the main level of the home, with the exception of new windows and doors, a new
gas fireplace in the den, and the installation of a cupola above the breakfast nook.

The proposed additions would increase the floor area by 600 square feet, for a total gross floor
area of 4,472 square feet, which is below the maximum permitted gross floor area for the
property (4,499.9 square feet). The proposed covered porch would increase the lot coverage by
200 square feet, for total lot coverage of 3,072 square feet (12.3%), which is below the maximum
permitted lot coverage in the RO-2 zone (15.0%).

The façade of the home would be modified as part of the proposal. The existing shingles would
be painted gray and the exterior trim and window trim would be painted white. A new dark grey
composition shingle roof would also be installed. A color/materials board will be available at the
meeting for review by the Board.

ANALYSIS

Design Issues

The subject site is designed to take advantage of views to the south of San Francisco and the
Golden Gate Bridge. The conversion of garage space and overall remodel at the lower level of
the home would not be visible or affect any of the adjacent neighbors. However, the proposed
new chimney and new cupola at the main level of the home would result in new projections
above the existing roofline and would be visible from the living areas of the residence above the
subject site at 112 Lyford Drive.

The primary views for 112 Lyford Drive are similar to 110 Lyford Drive, but the views look over
the subject site. The existing chimney currently projects up into views of Belvedere. The new
chimney and cupola would also project similarly into views of Belvedere, but not any higher than
the existing chimney. These view infringements can be considered minor, in comparison to the
larger panoramic views of San Francisco and the Golden Gate Bridge.

In order to convert the 600 square foot garage into living space, a replacement garage or carport
of equal or greater capacity must be provided on the property. However, the Town has a garage
conversion policy that a replacement garage or carport may not be required if specific criteria can
be met. Staff has reviewed the proposed project in relation to these specific criteria and has
found that the proposal would be in compliance with this policy. The subject site contains an
adequate parking area at the front of the home which is screened from view due to the slope of
the driveway off Lyford Drive. The home also has additional storage areas for items that would
normally be stored in a garage, such as bicycles or landscape equipment. In addition, the subject
site is fairly large, which would allow for the future construction of a new garage or carport that
would still meet the standard zoning requirements for the RO-2 zone, and would also not require
a variance.

Staff does not foresee any other design issues.
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Zoning

Staff has reviewed the proposal and finds that it is in conformance with the remaining
development standards for the RO-2 zone.

Public Comment

As of the date of this report no letters have been received regarding the subject application.

RECOMMENDATION

Staff recommends that the Board:

1. Review the project with respect to Zoning Ordinance Section 16-52.020(H)
(Guiding Principles); and

2. Determine that the project is exempt from the California Environmental Quality
Act (CEQA) pursuant to Section 15301; and

3. Approve the project, subject to the attached conditions of approval.

Exhibits: 1. Conditions of Approval
2. Application and Supplemental Materials
3. Town Policy Regarding Garage/Carport Conversions
4. Submitted Plans

Prepared By: Laurie Tyler, Associate Planner
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Exhibit 1

CONDITIONS OF APPROVAL
FILE NO. 711046

110 LYFORD DRIVE

1. This approval shall be used within three (3) years of the approval date, and shall become
null and void unless a building permit has been issued.

2. Construction shall conform with the application and plans dated by the Town of Tiburon
on April 7, 2011, or as amended by these conditions of approval and plans of April 7,
2011. Any modifications to the plans must receive Design Review approval.

3. Project elements shown on construction drawings submitted to the Building Division for
plan check shall be essentially identical to those project elements shown on drawings
approved by the Design Review Board. The permit holder is responsible for clearly
identifying on construction drawings any and all changes to project elements. Such
changes must be clearly highlighted (with a “bubble” or “cloud”) on the construction
drawings. A list describing in detail all such changes shall be submitted and attached to
the construction drawings, with a signature block to be signed by the Planning Division
Staff member indicating whether these changes have been reviewed and are approved, or
will require additional Design Review approval. All such changes that have not been
explicitly approved by the Town are not “deemed approved” if not highlighted and listed
on construction drawings. Construction of any such unapproved project elements is in
violation of permit approvals and shall be subject to Stop Work Orders and removal.

4. The applicant must meet all requirements of other agencies prior to the issuance of a
building permit for this project.

5. All skylights shall be bronzed or tinted in a non-reflective manner (minimum 25%) and no
lights shall be placed in the wells.

6. All exterior lighting fixtures other than those approved by the Design Review Board must
be down-light-type fixtures.

7. If this approval is challenged by a third party, the property owner/applicant will be
responsible for defending against this challenge. The property owner/applicant agrees to
defend, indemnify and hold the Town of Tiburon harmless from any costs, claims or
liabilities arising from the approval, including, without limitations, any award of
attorney’s fees that might result from the third party challenge.



Design Review Board Meeting
May 19, 2011

TOWN OF TIBURON Page 5 of 5

8. A construction sign shall be posted on the site during construction of the project, in a
location plainly visible to the public. The sign shall be 24” x 24” in size and shall be
made of durable, weather-resistant materials intended to survive the life of the
construction period. The sign shall contain the following information: job street address;
work hours allowed per Chapter 13 of the Tiburon Municipal Code; builder (company
name, city, state, ZIP code); project manager (name and phone number); and emergency
contact (name and phone number reachable at all times). The sign shall be posted at the
commencement of work and shall remain posted until the contractor has vacated the site.

9. All requirements of the Director of Public Works/Town Engineer shall be met. An
encroachment permit shall be filed and issued with the Town of Tiburon Public Works
Department, for all work to be conducted within Town right-of-way, or Town-owned
land, as defined in Chapter 19 of the Tiburon Municipal Code.

10. The project shall comply with the following requirements of the California Fire Code and
the Tiburon Fire Protection District:

a) The structure shall have installed throughout an automatic fire sprinkler system.
The system design, installation and final testing shall be approved by the District
Fire Prevention Officer. CFC 903.2

b) Approved smoke alarms shall be installed to provide protection to all sleeping
areas. CFC 907.2.10

c) The vegetation on this parcel shall comply with the requirements of the Tiburon
Fire District and the recommendations of Fire Safe Marin. CFC 304.1.2 A
maintenance plan discussing changes to and maintenance of the current vegetation
shall be submitted and approved by the Fire District, prior to issuance of building
permits.

d) The access gate shall maintain a minimum unobstructed width of 12’. The gates
shall be operable using the Fire District’s “Knox” key system. CFC 503.6.2

11. The proposed chimney for the new gas fireplace shall not be higher than the minimum
permitted height required by the fire code.














































