
 
 

  

DATE: June 15, 2022 
 

AGENDA ITEM #4 

 
TO:     Design Review Commission 
 
FROM:    Nazaneen Healy, Associate Planner 
 
SUBJECT:   SC22-0002 – 632 Leaf Court 
 
 
RECOMMENDATION:    
 
Consider design review application SC22-0002 subject to the listed findings and conditions  
 
 
PROJECT DESCRIPTION 
 
This is a design review application for a new 3,878 square-foot two-story single-family residence.  The 
project includes 3,171 square feet on the first story and 707 square feet on the second story. This 
project is recommended to be considered categorically exempt from further environmental review 
under Section 15303 of the California Environmental Quality Act since it involves the construction 
of one single-family residence in an area zoned for residential uses.  The following table summarizes 
the project’s technical details: 
 
GENERAL PLAN DESIGNATION: Single-Family, Small Lot 
ZONING: R1-10 
PARCEL SIZE: 11,282 square feet  
MATERIALS: Composition roof; fiber cement horizontal siding; 

aluminum clad wood framed windows; wood window 
trim 

 
 Existing Proposed Allowed/Required 

COVERAGE: 2,949 square feet 3,332 square feet 3,384 square feet  

FLOOR AREA: 
 

2,949 square feet  3,878 square feet 3,878 square feet  

SETBACKS: 
Front  
Rear  
Right (Interior) side(1st/2nd) 
Left (Exterior) side (1st/2nd) 

 
25 feet 
32.9 feet 
10 feet  
19.1 feet 

 
25 feet 
33.1 feet 
10.5 feet/28 feet 
20.3 feet/35.1 feet 

 
25 feet 
25 feet  
10 feet/17.5 feet 
20 feet/20 feet 

HEIGHT: 12.5 feet  25.9 feet 27 feet 
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BACKGROUND 
 
Neighborhood Context 
The subject property is located at the corner of Leaf Court and Twelve Acres Drive on the southern 
side of Leaf Court.  The surrounding neighborhood is considered a Consistent Character 
Neighborhood as defined in the City’s Residential Design Guidelines with similar characteristics of 
house style, type, setbacks, and streetscape character. The neighborhood consists of primarily one-
story Ranch homes, but two-story homes are located adjacent to the subject home to the west, across 
Leaf Court, and across Twelve Acres Drive. The landscape along the street is varied with no street 
tree pattern but most properties include at least one medium to large tree in the front yard and many 
large oak trees in the vicinity. 
 
DISCUSSION  
 
Design Review 
According to the Design Guidelines, in Consistent Character Neighborhoods, good neighbor design 
has design elements, materials, and scale found within the neighborhood and the emphasis should be 
on designs that fit in and lessen abrupt changes. 
 
As depicted in the design plans (Attachment F), 
the applicant proposes to demolish the existing 
2,949 square foot one-story residence and replace 
it with a two-story residence (proposed front 
elevation to the right). Based on the lot 
dimensions as a corner lot pursuant to Los Altos 
Municipal Code (LAMC) Section 14.02.070, the 
front lot line is located along Leaf Court and the 
exterior side along Twelve Acres Drive, though 
the design locates the entry door facing Twelve 
Acres Drive. The proposed setbacks meet or 
exceed the required setbacks for the R1-10 zoning 
district. Please refer to the table above for more 
specific setbacks proposed and as required 
pursuant to the R1-10 Zoning District Standards 
found in LAMC Chapter 14.06. 
 
Similar to the existing two-story homes nearby, the 
proposed design includes a relatively small second-story footprint (707 square feet) compared to the 
first floor (3,171 square feet). The second floor is also set back considerably from the first floor on all 
sides which helps minimize the appearance of bulk consistent with the Design Guidelines. That said, 
the proposed first floor plate heights and second floor plate heights range from 9’-0” to 10’-0” and 9’-
0” to 9’-9” respectively. The DRC may want to discuss whether reducing the height of the proposed 
plate heights would improve compatibility with the surrounding neighborhood.  
 
Section 5.6 of the Design Guidelines calls for avoiding designs that make the garage a focal point and 
provides several methods for reducing the prominence of a garage, some of which have been 

Front View (Leaf Court) 

Exterior Side View (Twelve Acres Drive) 
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incorporated into the proposed design including offsetting the building walls to break up the façade 
of the three-car garage and using hipped roof forms. If the DRC is concerned with the visual impact 
of the garage, the DRC may want to discuss additional methods that may improve the design such as 
setting back the front of the garage from the front of the home and/or lowering the plate height. 
 
The proposed building materials include composition roofing, fiber cement horizontal siding, 
aluminum clad wood framed windows, and wood window trim, which are found within or compatible 
with the surrounding neighborhood. A materials board is provided as Attachment E.  
 
Privacy  
With regards to privacy, Section 5.3 of the Design Guidelines calls for careful design to prevent 
unreasonable privacy impacts on adjacent properties, in particular from second story sightlines. The 
proposed design includes a balcony facing Leaf Court configured to limit views of the west neighbor’s 
home and side/rear yards. The second story side-facing bedroom windows are 4’-6” above the 
finished floor and the interior side includes a larger window 6’-0” above the stair landing. The second 
story bedroom windows on the rear façade are 3’-6” above the finished floor. To minimize the 
perception of privacy impacts, the recommended conditions of approval include a requirement to 
extend the proposed rear yard screen tree plantings along the rear property line to the planting area 
along the interior side property line (Condition of Approval No. 3).  
 
As conditioned, staff finds the proposed residence to be in compliance with the R1-10 zoning district 
development standards, the Single-Family Residential Design Guidelines, and the design review 
findings pursuant to LAMC Section 14.76.060. 
 
Landscaping and Trees 
As depicted on the site plan, there are five existing trees on the subject property and two within the 
public right-of-way: 

 One 60” Oak tree and one 14” Magnolia tree are located within the public right-of-way and 
indicated to remain. Future removal would require a tree removal permit from the Public 
Works Department.  

 One 27” Oak tree located in the exterior side yard is protected based on its size (over 48” in 
circumference/15” in diameter) and is proposed to remain. 

 The remaining trees are located in the rear yard, not protected based on their size, and are 
proposed for removal. 

The recommended conditions of approval pertaining to trees include implementation of the City 
standard tree protection measures during construction for all trees to remain and a shoring plan for 
the basement excavation that minimizes potential impacts to the protected trees (Conditions of 
Approval No. 3 and 4). 
 
The landscaping plan proposes new screening plants along the rear of the property, in addition to 
trees, shrubs, and groundcovers throughout and a turf area in the exterior side yard. The new 
landscaping will need to satisfy the Water Efficient Landscape Ordinance requirements since it 
exceeds the 500 square-foot landscaping threshold for new residences (Conditions of Approval No. 
12 and 16). 
 
ENVIRONMENTAL REVIEW 
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This project should be considered categorically exempt from environmental review under Section 
15303 of the California Environmental Quality Act because it involves the construction of one single-
family residence on an existing lot in an area zoned for residential uses. 
 
PUBLIC NOTIFICATION AND CORRESPONDENCE 
A public meeting notice was posted on the property and mailed to 10 property owners in the 
immediate vicinity (Attachment A). The applicant’s outreach efforts to neighbors is provided in 
Attachment B. The applicant also posted the public notice sign (24” x 36”) in conformance with the 
Planning Division posting requirements, as shown in Attachment C. Public Comments submitted to 
the City are included in Attachment D. 
 
Cc: Walter Chapman, Applicant 

Fernando and Patricia Mujica, Property Owner 
 

 
Attachments: 
A. Public Notification Map 
B. Applicant Outreach 
C. Public Notice Poster 
D. Public Comments 
E. Materials Board 
F. Design Plans 
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FINDINGS 
 

SC22-0002 – 632 Leaf Court 
 
With regard to the new two-story single-family residence, the Design Review Commission finds the 
following in accordance with Section 14.76.060 of the Municipal Code: 

 
a. The proposed residence complies with all provisions of this chapter; 
 
b. The height, elevations, and placement on the site of the new residence, when considered with 

reference to the nature and location of residential structures on adjacent lots, will avoid 
unreasonable interference with views and privacy and will consider the topographic and 
geologic constraints imposed by particular building site conditions; 

 
c. The natural landscape will be preserved insofar as practicable by minimizing tree and soil 

removal; grade changes shall be minimized and will be in keeping with the general appearance 
of neighboring developed areas; 

 
d. The orientation of the proposed new residence in relation to the immediate neighborhood will 

minimize the perception of excessive bulk and mass; 
 
e. General architectural considerations, including the character, size, scale, and quality of the 

design, the architectural relationship with the site and other buildings, building materials, and 
similar elements have been incorporated in order to insure the compatibility of the 
development with its design concept and the character of adjacent buildings; and 

 
f. The proposed residence has been designed to follow the natural contours of the site with 

minimal grading, minimum impervious cover, and maximum erosion protection. 
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CONDITIONS OF APPROVAL 
 

SC22-0002 – 632 Leaf Court 
 

GENERAL 
1. Expiration 

The Design Review Approval will expire on June 15, 2024 unless prior to the date of expiration, 
a building permit is issued, or an extension is granted pursuant to Section 14.76.090 of the Zoning 
Code. 

2. Approved Plans 
The approval is based on the plans and materials received on April 18, 2022, except as may be 
modified by these conditions. 

3. Plan Revisions 
Update the construction drawings as follows: 

a. On the Site Plan and Landscape Plans modify the location of the 6-foot tall fencing 
proposed along the exterior side property line to provide the 15-foot sight triangle 
required for an adjacent property’s driveway within 15 feet pursuant to LAMC 
Section 14.72.020. 

b. On the Landscape Plans extend the proposed rear yard screen tree plantings along 
the rear property line to the planting area along the interior side property line. 

c. On the Basement Floor Plan add a note indicating: “Wet bar. This area shall not be 
used as a kitchen. No cooking appliances shall be installed or used in this area.” 

d. On the Basement Floor Plan label the mechanical room and storage room as 
nonhabitable space. 

e. Provide a Shoring Plan for the basement excavation that minimizes potential 
impacts to the protected trees. The shoring plan shall identify the locations of 
vertical cuts, slopes, and stitch/shoring piers in relation to the protected trees and 
cross section detail(s) of the shoring. If potential impacts to trees are identified 
which include excavation within two-thirds of the dripline, an arborist evaluation 
may be required to provide recommended design or mitigation measures to reduce 
impacts to trees. 

4. Protected Trees 
a. The existing 27” Oak tree in the exterior side yard and new screening trees shall be 

protected under this application and cannot be removed without a tree removal permit 
from the Community Development Director. The City standard tree protection 
measures and any additional measures recommended by an arborist shall be 
implemented during construction for all trees to remain. 

b. The existing 60” Oak tree and 14” Magnolia tree are located within the public right-
of-way cannot be removed without a tree removal permit from the Public Works 
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Department. The City standard tree protection measures and any additional measures 
recommended by an arborist shall be implemented during construction. 

5. Tree Removal Approved 
The four existing rear yard trees are hereby approved for removal.  Tree removal shall not occur 
until a building permit is submitted and shall only occur after issuance of a demolition permit or 
building permit.  Exceptions to this condition may be granted by the Community Development 
Director upon submitting written justification.  

6. Encroachment Permit 
An encroachment permit shall be obtained from the Engineering Division prior to doing any work 
within the public right-of-way including the street shoulder. All work within the public street right-
of-way shall be in compliance with the City’s Shoulder Paving Policy. 

7. New Fireplaces 
Only gas fireplaces, pellet fueled wood heaters or EPA certified wood-burning appliances may be 
installed in all new construction  pursuant to Chapter 12.64 of the Municipal Code. 

11. Swimming Pool 
The proposed pool and associated equipment require a separate building permit and are subject 
to the City’s standards including setbacks and an enclosed noise attenuating structure pursuant to 
Section 14.06.120 and Chapter 14.15. 

12. Landscaping 
The project shall be subject to the City’s Water Efficient Landscape Ordinance (WELO) pursuant 
to Chapter 12.36 of the Municipal Code if over 500 square feet or more of new landscape area, 
including irrigated planting areas, turf areas, and water features is proposed. Existing landscape 
areas shall be maintained before and during construction or shall be replaced in compliance with 
the WELO and to the satisfaction of the Planning Division. 

13. Underground Utility and Fire Sprinkler Requirements 
Additions exceeding fifty (50) percent of the existing living area (existing square footage 
calculations shall not include existing basements) and/or additions of 750 square feet or more 
shall trigger the undergrounding of utilities and new fire sprinklers. Additional square footage 
calculations shall include existing removed exterior footings and foundations being replaced and 
rebuilt. Any new utility service drops are pursuant to Chapter 12.68 of the Municipal Code.   

14. Indemnity and Hold Harmless 
The applicant/owner agrees to indemnify, defend, protect, and hold the City harmless from all 
costs and expenses, including attorney’s fees, incurred by the City or held to be the liability of the 
City in connection with the City’s defense of its actions in any proceedings brought in any State 
or Federal Court, challenging any of the City’s action with respect to the applicant’s project.  The 
City may withhold final maps and/or permits, including temporary or final occupancy permits, for 
failure to pay all costs and expenses, including attorney's fees, incurred by the City in connection 
with the City's defense of its actions. 

INCLUDED WITH THE BUILDING PERMIT SUBMITTAL 

15. Conditions of Approval 
Incorporate the conditions of approval into the title page of the plans. 

16. Water Efficient Landscape Plan 
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Provide a landscape documentation package prepared by a licensed landscape professional 
showing how the project complies with the City’s Water Efficient Landscape Regulations and 
include signed statements from the project’s landscape professional and property owner. 

17. Tree Protection Note 
 On the grading plan and the site plan, show all tree/landscape protection fencing consistent with 

City standards and add the following note: “All tree protection fencing shall be chain link and a 
minimum of five feet in height with posts driven into the ground.” Depict any additional tree 
protection measures indicated in an arborist report. 

18. Reach Codes 
Building Permit Applications submitted on or after January 14, 2021 shall comply with specific 
amendments to the 2019 California Green Building Standards for Electric Vehicle Infrastructure 
and the 2019 California Energy Code as provided in Ordinances Nos. 2020-470A, 2020-470B, 
2020-470C, and 2020-471 which amended Chapter 12.22 Energy Code and Chapter 12.26 
California Green Building Standards Code of the Los Altos Municipal Code.  The building design 
plans shall comply with the standards and the applicant shall submit supplemental application 
materials as required by the Building Division to demonstrate compliance.   

19. Green Building Standards 
Provide verification that the house will comply with the California Green Building Standards 
pursuant to Chapter 12.26 of the Municipal Code and provide a signature from the project’s 
Qualified Green Building Professional Designer/Architect and property owner. 

20. Air Conditioner Sound Rating 
The plans shall show the location of any air conditioning unit(s) on the site plan including the 
model number of the unit(s) and nominal size of the unit.  The Applicant shall provide the 
manufacturer’s specifications showing the sound rating for each unit.  The air conditioning units 
must be located to comply with the City’s Noise Control Ordinance (Chapter 6.16) and in 
compliance with the Planning Division setback provisions.  The units shall be screened from view 
of the street. 

21. Off-haul Excavated Soil 
The grading plan shall show specific grading cut and/or fill quantities.  Cross section details 
showing the existing and proposed grading through at least two perpendicular portions of the site 
or more shall be provided to fully characterize the site.  A note on the grading plans should state 
that all excess dirt shall be off-hauled from the site and shall not be used as fill material unless 
approved by the Building and Planning Divisions. 

22. Storm Water Management 
The Plans shall show how the project is in compliance with the New Development and 
Construction Best Management Practices and Urban Runoff Pollution Prevention program, as 
adopted by the City for the purposes of preventing storm water pollution (i.e. downspouts directed 
to landscaped areas, minimize directly connected impervious areas, etc.). 

23. California Water Service Upgrades 
The Applicant is responsible for contacting and coordinating with the California Water Service 
Company any water service improvements including but not limited to relocation of water meters, 
increasing water meter sizing or the installation of fire hydrants.  The City recommends consulting 
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with California Water Service Company as early as possible to avoid construction or inspection 
delays. 

24. Underground Utility Location 
The Plans shall show the location of underground utilities pursuant to Chapter 12.68 of the 
Municipal Code.  Underground utility trenches shall avoid the drip-lines of all protected trees 
unless approved by the project arborist and the Planning Division. 

PRIOR TO ISSUANCE OF BUILDING OR DEMOLITION PERMIT 

25. Tree Protection 
Tree protection shall be installed around the dripline(s) of the trees to remain as shown on the site 
plan approved with the building permit plans and any additional tree protection measures pursuant 
to the conditions herein shall be implemented.  Fencing shall be chain link and a minimum of five 
feet in height with posts driven into the ground and shall not be removed until all building 
construction has been completed unless approved by the Planning Division. 

26. School Fee Payment 
In accordance with Section 65995 of the California Government Code, and as authorized under 
Section 17620 of the Education Code, the property owner shall pay the established school fee for 
each school district the property is located in and provide receipts to the Building Division.  The 
City of Los Altos shall provide the property owner the resulting increase in assessable space on a 
form approved by the school district.  Payments shall be made directly to the school districts. 

PRIOR TO FINAL INSPECTION 

27. Landscaping Installation and Verification 
Provide a landscape Certificate of Completion, signed by the project’s landscape professional and 
property owner, verifying that the trees, landscaping and irrigation were installed per the approved 
landscape documentation package. 

28. Landscape Privacy Screening 
The landscape intended to provide privacy screening shall be inspected by the Planning Division 
and shall be supplemented by additional screening material as required to adequately mitigate 
potential privacy impacts to surrounding properties. 

29. Green Building Verification 
Submit verification that the house was built in compliance with the City’s Green Building 
Ordinance (Chapter 12.26 of the Municipal Code). 



Notification Map

Esri,  HERE, Garmin, (c) OpenStreetMap contributors,  and the GIS user
community

Schools
Park and Recreation Areas
City Limit
Road Names
Waterways

Situs Label
TaxParcel

Print Date: March 21, 2022
0 0.03 0.060.015 mi

0 0.045 0.090.0225 km

1:2,257

The information on this map was derived from the City  of Los Altos' GIS.
The City of Los Altos does not guarantee data provided is free of errors,
omissions,  or the positional accuracy, and it should be verif ied.

nhealy
New Stamp



nhealy
New Stamp



























nhealy
New Stamp



1

Nazaneen Healy

From: Mark Beckstead < >
Sent: Tuesday, June 7, 2022 10:33 AM
To: Nazaneen Healy
Cc: Kevin Beckstead
Subject: 632 Leaf Court, design review

Hello Nazaneen, 
 
My family and I are the current residents at 652 Leaf court which is directly across the street (Leaf Court) from the 
proposed project.  Since my last email to you, I have met with the Mujica's to discuss my concerns regarding relocating 
their driveway and garage from Twelve Acres Drive to Leaf Court.  I have been to the city website and I have reviewed 
the proposed plans.  Please note that the 3D rendering (Facing Leaf Ct.) is not consistent with the Site Plan as it relates 
to the width of the driveway and the amount of space covered with pavers.  The Site Plan shows pavers extending to the 
property line adjacent to 636 Leaf Ct. which is consistent with what the Mujica's have told me regarding their plans to 
store their auto‐transport trailer on that side of their property.  The 3‐D rendering which is on the website, and posted 
on the property, shows that area as landscaped.  This brings to point my main concern.  That is, replacement of existing 
landscape with a 3‐car garage and a driveway wide enough for 3 cars plus a trailer disrupts the park‐like setting of Leaf 
Court.  Front yard setbacks with well‐maintained landscape and heritage oaks provides the character of Leaf Court and it 
has been that way since it was developed in the 1950's.  Twelve Acres Drive, which is wider and more of a thoroughfare, 
is better suited to serve the demands of in‐and‐out access with multiple cars and trailer. 
 
We, the long‐term residents at 652 Leaf Court are opposed to the proposed development as planned. 
 
Sincerely, 
 
Mark and Kevin Beckstead 
 
‐‐  

J. Mark Beckstead, DDS 
 

 
 

 

 
 

  

 

  

This information is intended only for the use of the individual or entity to which it is addressed and may contain information that is privileged, 
confidential, and exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby notified that any 
dissemination, distribution, or copying of this information is strictly prohibited. It may contain information of a privileged and/or confidential 
nature, which may be subject to protection under the Privacy Act of 1974 and the Health Insurance Portability and Accountability Act (HIPAA) of 
1996. If you have received this message in error, please notify the sender immediately by replying to the message and deleting it from your 
computer. 
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Nazaneen Healy

From: Mark Beckstead 
Sent: Wednesday, March 9, 2022 5:25 PM
To: Nazaneen Healy
Cc: Kevin Beckstead
Subject: Proposed teardown and rebuild at 632 Leaf Court
Attachments: 20220309_Ihave reviewed plans with Gayle Mujica and support  the.pdf

Hello Naz, 
 
I am a resident of Los Altos at 652 Leaf Ct  for the past 31 years.  Yesterday, Gayle Mujica shared with me their plans for 
a complete rebuild of their residence at 632 Leaf Court.  As you may know, they are planning on repositioning their 
future home on the lot and changing the position of the driveway and garage to face Leaf Court.  That would 
put their new garage, driveway and trailer storage directly across the street from the front of our house.  It would also 
put their proposed 3‐car garage, and gated trailer parking on their side yard, immediately next door to a two car garage 
at 636 Leaf court where cars are routinely double parked along with a long‐term storage trailer.  The exchange of a 
landscaped front yard facing Leaf Court for a three‐car garage and driveway negatively impacts the esthetics of leaf 
court and is not in harmony with the park‐like setting of the neighborhood. Our view will be additionally impacted by the 
proposed second story.   
We are opposed to the proposed plans and we would like the planning commission to consider our concerns.  Please see 
the attachments regarding the current situation. 
 

 
Current 2‐car garage and parking pad at 632 Leaf Court facing Twelve Acres Drive 
 



2

 
Current front of home at 632 facing Leaf Court from our front door.  The proposal is to replace this side of the house 
with a 3‐car garage and driveway wide enough to park a trailer in the side yard next to 636 Leaf Court which is already 
crowded with cars and a trailer.  We are opposed to the negative impact on the esthetics and beauty of Leaf Court.  We 
are in favor of more trees and landscape with fewer cars and trailers. 
 

 
Current 2‐car garage, driveway and parking situation at 636 Leaf Court 
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‐‐  

J. Mark Beckstead, DDS 
 

 

 
 

  

 

  

This information is intended only for the use of the individual or entity to which it is addressed and may contain information that is privileged, 
confidential, and exempt from disclosure under applicable law. If you are not the intended recipient, you are hereby notified that any 
dissemination, distribution, or copying of this information is strictly prohibited. It may contain information of a privileged and/or confidential 
nature, which may be subject to protection under the Privacy Act of 1974 and the Health Insurance Portability and Accountability Act (HIPAA) of 
1996. If you have received this message in error, please notify the sender immediately by replying to the message and deleting it from your 
computer. 
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