BBA Response to Design Review Findings – 166 Prospect Avenue, San
Anselmo CA
November 21, 2014

Design Review Findings
1.

The project will not unreasonably impair access to light and air of
structures on neighboring properties.

The proposed addition is to the south and west of the existing house and thus will
not unreasonably impair access to light and air of structures on neighboring
properties.
On the west, the closest structure is a garage, which sits uphill from the proposed
work and is not an inhabited space and therefore not applicable to the light and
air question.
On the east, the adjacent house is approximately 40’ away from the addition and
48’ away from the highest portion (living room) of the proposed addition. Due to
the siting and these setbacks, the proposed addition will not unreasonably impair
access to light and air to this structure.
On the south, the nearest house is over 80’ away from the proposed addition and
given this distance, there is no impairment to light and air to this structure.

2.

The project will not unreasonably affect the privacy of neighboring
properties including not unreasonably affecting such privacy by the
placement of windows, skylights and decks.

The proposed addition will not unreasonably affect the privacy of the neighboring
properties. The addition has been designed to step down the hillside and focus
the views to the south, thus maintaining privacy for all structures (this house and
adjacent properties).
The living room, master bedroom, family room and deck, all open up to the south,
towards the view and away from neighboring properties on the east and west.
The subject property sits on an extra deep lot as it is essentially the size of two
lots (lots were merged prior to the purchase by the current owner). Due to this
extra deep lot, the addition sits between 56’ to 132’ away from the rear property
line and this substantial distance, along with a dense tree canopy, provides
privacy to the southern property.
3.

The project will be of a bulk, mass and design that complements the
existing character of the surrounding neighborhood.

The current house is a small, single story, ranch style house, tucked into the
hillside and is considerably out of scale (way too small) in relation to the
character of the existing neighborhood, which has primarily large single story
structures or 2-3 story structures.
The proposed addition gives the house some mass at the front to bring it up to
scale with the surrounding houses; the new entry also provides a welcoming
gesture to the neighborhood.
The addition to the south is 2 stories and the massing is consistent with the
adjacent 2 and 3 story houses. Due to the large tree canopy in this area, and the
fact that the addition steps down with the lot slope, the proposed 2 story is a
good complement to the existing character of the surrounding neighborhood.
4.

The project will not materially affect adversely the health or safety of
persons residing or working in the neighborhood of the property of the
applicant and will not be materially detrimental to the public welfare or
injurious to property or improvements in such neighborhood.

This project will not adversely affect the health, welfare and safety of persons
residing or working in the neighborhood of the property and will not be materially
detrimental to the public welfare or injurious to property improvements in such
neighborhood.
The proposed addition has a basic balance of cut/fill (therefore no spoils being
hauled off site and creating dust or damaging roads). The area of grading is
setback from the street and as such should not affect the public space nearby
(the street).
The major area of work is at the rear of the house and is located in the middle of
the property – with a 12’ – 17’ setback from the adjacent properties. The new
garage is in the approximate location of the existing carport (minor footprint
changes in this area).
This project does not alter the basic existing drainage patterns. The proposed
bio-swale locations and sizes have been designed to collect more water on the
uphill side (versus what is currently in place); thus, reducing potential drainage
and erosion problems.
The project requires the addition of fire sprinklers, thus making this structure
more fire safe itself, and a safer condition for the adjacent properties. In addition,
the proposed addition includes a new fire hydrant in front of the property along
Prospect Street (at substantial cost to the property owners), that will benefit every
structure in the neighborhood, not just this property owner. The proposed
addition is designed to conform with the WUI (wildfire urban interface)
requirements and the existing structure’s exterior materials will be upgraded to

confirm. These fire safe changes are a substantial improvement to the property
and will enhance the safety of the neighborhood.
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Grading Permit Findings
To approve the Grading Permit the Planning Commission must make each of the
following findings:
1. The health, welfare and safety of the public will not be adversely affected.
This grading project will not adversely affect the health, welfare and safety of the
public as it has a basic balance of cut/fill (therefore no spoils being hauled off site
and creating dust or damaging roads). The area of grading is setback from the
street and as such should not affect the public space nearby (the street).
2. Adjacent properties are adequately protected by project investigation and
design from geologic hazards as a result of the work.
The major area of grading is at the rear of the house and is located in the middle
of the property – with a 12’ – 17’ setback from the adjacent properties. The new
garage is in the approximate location of the existing carport and therefore there is
minor grading in this area.
We will consult the soils engineer to determine if there is any additional work to
adequately protect the adjacent properties.
3. Adjacent properties are adequately protected by project design from drainage
and erosion problems as a result of the work.
This grading project does not alter the basic existing drainage patterns. The
proposed bio-swale locations and sizes have been designed to collect more
water on the uphill side (versus what is currently in place); thus, reducing
potential drainage and erosion problems.
4. The amount of excavation, grading, or fill proposed is not more than is
required to allow the property owner reasonable beneficial use of his or her
property.
The proposed project is smaller than what is allowed by the zoning and property
size (5,000 SF and 35% coverage allowed versus 3,254 SF and 20.2% coverage
proposed) and the design steps down with the hillside and has a balance of
cut/fill, thus is a reasonable beneficial use of the property.
5. The visual and scenic enjoyment of the area by others will not be
unreasonably adversely affected by the project.

The proposed project is smaller than allowed (see #4 above) and the design
steps down the hillside, thus minimizing the visual impact. The design focuses
most of the public space and windows toward the south to maintain privacy to the
adjacent houses.

6. Natural landscaping will not be removed by the project more than is necessary
and that any removed vegetation will be replanted in a timely manner.
There are no major landscape elements being removed for this project; therefore
this is not applicable. The Owners agree that if this does occur, the removed
vegetation will be replanted in a timely manner.
7. The time of year during which construction will take place is such that work will
not result in excessive siltation from storm runoff or prolonged exposure of
unstable excavated slopes.
The proposed project is scheduled to start April 16, 2015 and be complete in
November 2015; the majority of the grading work will occur in the first 2 months -- outside of the rainy season period. This schedule thereby reduces the risk of
excessive siltation from storm runoff or prolonged exposure of unstable
excavated slopes.
8. The proposed excavation, grading, or fill does not violate the Town’s General
Plan or Zoning Codes.
The proposed project does not violate the Town’s General Plan or Zoning Codes.
9. Sufficient erosion control measures will be employed to offset any impact by
the proposed excavation, grading or fill.
We will employ erosion control measure to offset impact of the proposed
excavation, grading and fill as recommended by the soils engineer.
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