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TOWN OF LOS GATOS 
PLANNING COMMISSION 
REPORT 

MEETING DATE: 03/26/2025 

ITEM NO: 2 

DATE: March 21, 2025 

TO: Planning Commission 

FROM: Joel Paulson, Community Development Director 

SUBJECT: Consider a Request for Approval to Construct a New Single-Family Residence 
and Site Improvements Requiring a Grading Permit on Vacant Property Zoned 
HR-1. Located at 16497 S. Kennedy Road. APN 532-17-038. Architecture and 
Site Application S-24-037. Categorically Exempt Pursuant to CEQA Guidelines 
Section 15303: New Construction. Property Owner: Robert Nicol. Applicant: 
Chris Spaulding. Project Planner: Jocelyn Shoopman. 

RECOMMENDATION: 

Consider a request for approval to construct a new single-family residence with site 
improvements requiring a Grading Permit on vacant property zoned HR-1, located at 16497 S. 
Kennedy Road. 

PROJECT DATA: 

General Plan Designation:  Hillside Residential 
Zoning Designation:  HR-1, Hillside Residential (40,000 square feet minimum) 
Applicable Plans & Standards: General Plan; Hillside Development Standards and Guidelines; 

and Hillside Specific Plan 
Parcel Size:  111,843 square feet (2.56 acres) 
Surrounding Area: 

Existing Land Use General Plan Zoning 

North Residential Low Density Residential R-1:10

South Residential Hillside Residential HR-1 

East Residential Hillside Residential HR-1 

West Residential Low Density Residential R-1:10
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PAGE 2 OF 9 
SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 
CEQA:   
 
The project is Categorically Exempt pursuant to the adopted Guidelines for the Implementation 
of the California Environmental Quality Act, Section 15303: New Construction. 
 
FINDINGS:  
 
 As required, the project is Categorically Exempt pursuant to the adopted Guidelines for the 

Implementation of the California Environmental Quality Act, Section 15303: New 
Construction. 

 The project meets the objective standards of Chapter 29 of the Town Code (Zoning 
Regulations). 

 As required, that other than the exceptions to grading depths, retaining wall heights, 
retaining wall length, and building located outside of the least restrictive development area 
(LRDA), the project complies with the Hillside Development Standards and Guidelines 
(HDS&G). 

 As required, the project complies with the Hillside Specific Plan (HSP). 
 
CONSIDERATIONS: 
 
 As required by Section 29.20.150 of the Town Code for granting approval of an Architecture 

and Site application. 
 
ACTION: 
 
The decision of the Planning Commission is final unless appealed within ten days. 
 
BACKGROUND: 
 
The subject property is located south of Kennedy Road and accessed via Vivian Drive, a private 
road serving several lots east of the property (Exhibit 1). The subject property is vacant and 
approximately 2.56 acres (111,843 square feet) with an average slope of 45 percent.  
 
On February 27, 2023, the Town approved a Senate Bill 9 (SB 9) Urban Lot Split (ULS) for the 
property located at 16491 S. Kennedy Road, submitted by the current applicant for this 
Architecture and Site application. The ULS divided a 4.276-acre lot into two parcels: a 74,531-
square foot lot developed with a 6,189-square foot single-family residence and 1,170-square 
foot garage; and the subject property, a 111,843-square foot vacant lot. The subject property is 
zoned HR-1 and complies with the minimum lot area and lot width.  
 
The Architecture and Site application has been referred to the Planning Commission based on 
the applicant’s request for exceptions to grading depths, retaining wall heights, retaining wall 
length, and the LRDA. 
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 
PROJECT DESCRIPTION: 

 
A. Location and Surrounding Neighborhood 
 

The subject property is located south of Kennedy Road and accessed via Vivian Drive, a 
private road serving several lots east of the property (Exhibit 1). Single-family residential 
development surrounds the property. Due to the existing topography of the site, the few 
areas of LRDA are concentrated in the southwest portion of the property, adjacent to 
existing easements.  

 
B. Project Summary 
 

The applicant proposes construction of a two-story residence with an attached two-car 
garage. The project includes areas of below-grade square footage that would not count 
toward the size of the residence. The proposed residence and attached garage would be 
located outside of the LRDA due to site and access constraints. The proposed residence 
would not be visible from any of the Town’s established viewing platforms, pursuant to the 
HDS&G. The project requires a Grading Permit for site improvements for earthwork 
quantities exceeding 50 cubic yards. The project also requires exceptions to grading depths, 
retaining wall heights, retaining wall length, and LRDA. 

 
C. Zoning Compliance 
 

A single-family residence is permitted in the HR-1 zone. The proposed residence is in 
compliance with the zoning regulations for allowable floor area, height, setbacks, and on-
site parking requirements for the property.  
 

DISCUSSION: 
 
A. Architecture and Site Analysis 

 
The applicant proposes construction of a new 4,194.2-square foot, two-story residence with 
an attached two-car garage (Exhibit 13). The applicant has provided a Letter of Justification 
detailing the project and the requested exceptions to the requirements of the HDS&G 
(Exhibit 5). In addition to the 4,194.2 square feet of countable FAR, the residence includes 
800.1 square feet of below-grade square footage. The residence also includes an attached 
663.4-square foot garage. A summary of the floor area for the proposed residence is 
included in the table on the following page.  
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 

 Proposed 
Square Footage 

Counts Towards 
Floor Area 

First Floor 1,854.1 sf 1,854.1 sf 

Second Floor 1,211.6 sf 1,211.6 sf 

Lower Floor * 1,745.2 sf 865.1 sf 

Attached Garage ** 663.4 sf 263.4 sf 

Total 5,474.3 sf 4,194.2 sf 
* Pursuant to Sec. 29.10.020, floor area means the entire enclosed area of all floors that are more 
than four feet above the proposed grade, measured from the outer face of exterior walls or in the 
case of party walls from the centerline. 
** Pursuant to the HDS&G garages up to 400 square feet in area are not included in the floor area  
ratio calculation.  

 
The proposed residence would be sited at the southernmost portion of the lot, adjacent to 
Vivian Drive (Exhibit 1). The residence and attached garage are proposed outside of the 
LRDA due to the existing topography and closest vehicular access to Vivian Drive, the 
private road providing access to the property. The maximum height of the proposed 
residence is 25 feet, where a maximum of 25 feet is allowed by the HDS&G for nonvisible 
homes. The maximum high-to-low height of the proposed residence is 34 feet, eight inches, 
where a maximum of 35 feet is allowed by the HDS&G for nonvisible homes. The project 
requires a Grading Permit for site improvements for earthwork quantities exceeding 50 
cubic yards. The project also requires exceptions to grading depths, retaining wall heights, 
retaining wall length, and LRDA. 
 

B. Building Design 
 

The applicant proposes a traditional style residence with subdued colors to blend with the 
surrounding hillside environment. Proposed exterior materials include: a dark bronze 
standing seam metal roof; smooth coat stucco siding; wood clad windows; and painted 
metal railings (Exhibit 4). The proposed exterior materials comply with the HDS&G standard 
for nonvisible homes, each having a light reflectivity value (LRV) less than 30.  
 
The Town’s Consulting Architect reviewed the proposed residence and noted that the very 
constrained hillside parcel is surrounded by large homes on much larger parcels (Exhibit 6). 
The Consulting Architect identified two issues and concerns and provided two 
recommendations for changes. In response to these recommendations, the applicant made 
modifications to the design of the residence and submitted a letter responding to the 
recommendations (Exhibit 7). The Consulting Architect’s issues and recommendations are 
provided below, followed by the applicant’s response in italics. 
 
1. Increase the roof overhang to provide a stronger eave shadow line to mitigate the two-

story façade.  
 
The eaves have been lengthened over the area with the two-story façade. 
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 

2. There may be two ways to address the issue of the two-story flat downhill façade 
section: 
a. Leave it as proposed given the amount of downhill landscaping that is currently a 

buffer to views from the home below and the applicant’s commitment to plant 
screen landscaping at the lower property line.  

b. Extend the balcony across the façade connecting the currently proposed balcony 
and deck. 

 
The middle floor has been cantilevered out 18 inches between the balconies to break up 
the two-story section. 

 
C. Neighborhood Compatibility 

 
Based on Town and County records, the residences in the immediate neighborhood range in 
size from 2,149 square feet to 5,978 square feet. The FAR ranges from 0.05 to 0.25. The 
applicant is proposing 4,194 square feet of countable FAR for the home on a 111,843-
square foot parcel (0.04 FAR). Pursuant to the Town Code, the maximum allowable floor 
area for the subject property is 6,000 square feet for the residence and 400 square feet for 
the garage. The following table reflects the current conditions of the homes in the 
immediate area and the proposed project.  

 
D. Site Design 

 
The vacant property is approximately 111,843 square feet, located south of Kennedy Road 
and accessed via Vivian Drive, a private road serving several lots east of the property 
(Exhibit 1).  
 

Address Zoning House SF Garage SF Lot Size 
House 

FAR 
No. of 
Stories 

16515 S. Kennedy Rd. HR-1 4,590 720 46,528 0.10 2 

16505 S. Kennedy Rd. HR-1 4,496 630 51,710 0.09 2 

16491 S. Kennedy Rd. HR-1 5,268 1,408 74,201 0.07 2 

16575 Kennedy Rd. HR-1 5,978 1,572 57,692 0.10 2 

16565 Kennedy Rd. HR-1 3,530 1,152 53,125 0.07 2 

16555 Kennedy Rd. HR-1 4,604 707 47,922 0.10 2 

16450 Kennedy Rd. HR-1 2,500 583 43,716 0.06 2 

16510 Kennedy Rd.  HR-1 2,660 480 49,979 0.05 2 

16566 Kennedy Rd. R-1:10 2,149 460 14,914 0.14 1 

16570 Kennedy Rd. R-1:10 2,961 720 18,943 0.16 1 

101 Bond Ct.  R-1:10 2,738 380 10,815 0.25 2 

100 Pinta Ct. R-1:10 2,424 504 12,043 0.20 1 

101 Pinta Ct. R-1:10 2,624 440 13,726 0.19 1 

16497 S. Kennedy Rd. (P) HR-1 4,194 663 111,843 0.04 2 
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 

The property has an average slope of 45 percent with steep topography and is encumbered 
with easements (Sheet A3, Exhibit 13). Due to the existing topography of the site, the few 
areas of LRDA are concentrated in the southwest portion of the property, adjacent to 
existing easements. The proposed residence and attached garage are located outside of the 
LRDA due to site constraints and placement of the proposed structure adjacent to the 
existing access off of Vivian drive. The front yard area includes the proposed driveway, 
guest parking spaces, and a firetruck turnaround. The required turnaround is located 
downslope of the residence and requires construction of retaining walls with a maximum 
height of 11 feet, five inches. 

 
The proposed site design requires approval of several exceptions to the HDS&G, including: 
 

 Grading depths shall not exceed four feet of cut and/or three feet of fill;  

 Retaining wall heights should not be higher than five feet;  

 Retaining walls should not run in a straight continuous direction for more than 50 feet 
without a break, offset, or planting pocket; and 

 Buildings shall be located within the LRDA. 
 

Grading Depths: 
 
The HDS&G limits grading depths outside of the footprint of a primary residence to four feet 
of cut and three feet of fill. The proposed site work includes cut depths of four feet for the 
residence and up to 10 feet for the attached garage to bench the structure into the hillside. 
The required firetruck turnaround requires cut depths up to five feet to accommodate the 
proposed retaining walls. The proposed turnaround is required by the Santa Clara County 
Fire Department due to the configuration of the private road, Vivian Drive (Exhibit 1). The 
applicant also notes that the due to the existing slope and limited areas of LRDA, there is no 
way for the proposal to comply with the HDS&G grading limits while also meeting the Santa 
Clara County Fire Department requirements (Exhibit 5). 
 
This application has been reviewed and approved by the Town’s Engineering Division and 
the Santa Clara County Fire Department.  
 
The project also includes site improvements with grading quantities exceeding 50 cubic 
yards, which requires approval of a Grading Permit. The Town’s Parks and Public Works 
Engineering staff have included a condition of approval requiring submittal and evaluation 
of a Grading Permit in parallel with the required Building Permits (Exhibit 3). 
 
Retaining Wall Heights: 
 
The HDS&G includes a guideline that retaining walls should not exceed a height of five feet 
and that when additional retained heights are needed due to extreme site conditions, the 
use of multiple terraced retaining walls is preferred. The proposed on-site firetruck 
turnaround is required for construction of the single-family residence. The Santa Clara 
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 

County Fire Department requires a fire engine turnaround area that does not exceed five 
percent slope. Due to the numerous constraints of the site and the dimension and slope 
requirements of a turnaround, the applicant proposes retaining walls on the north portion 
of the proposed driveway with approximate heights between seven feet, three inches and 
eight feet; and along the southern portion of the property driveway with approximate 
heights between five feet, two inches and 11 feet, five inches. There is limited space 
available to provide a turnaround due to existing easements; therefore, the use of terraced 
retaining walls is not feasible. The applicant’s Letter of Justification describes the exception 
request and existing site constraints necessitating the request (Exhibit 5). The applicant 
proposes to paint the retaining walls a darker earth tone, consistent with the proposed 
residence to blend with the landscape. The landscape plans propose groundcover and 
plantings adjacent to the proposed retaining walls to provide screening and reduce the 
visual impact. These proposed plantings are located greater than 30 feet from residence 
and are required to be consistent with the HDS&G requirement that plant species in this 
zone be native and indigenous.  
 
Retaining Wall Length: 
 
The HDS&G includes a guideline that retaining walls should not run in a straight continuous 
direction for more than 50 feet without a break, offset, or planting pocket to break up the 
long flat horizontal surface. The applicant’s Letter of Justification describes the exception 
request, stating that the retaining walls in excess of 50 feet are only being proposed to 
support the required firetruck turnaround and to provide access to the proposed residence 
with a driveway slope that complies with the HDS&G and Santa Clara County Fire 
Department requirements (Exhibit 5). The applicant proposes to paint the retaining walls a 
darker earth tone, consistent with the proposed residence to blend with the landscape. The 
landscape plans proposed groundcover and plantings adjacent to the proposed retaining 
walls to provide screening and reduce the visual impact. These proposed plantings are 
located greater than 30 feet from residence and are required to be consistent with the 
HDS&G requirement that plant species in this zone be native and indigenous. 

 
Buildings Outside of the LRDA: 
 
The HDS&G includes a standard requiring that buildings be located in the LRDA. Due to the 
existing topography of the site, the few areas of LRDA are concentrated in the southwest 
portion of the property, adjacent to existing easements (Sheet A3, Exhibit 13). The 
proposed residence and attached garage would be located outside of the LRDA due to site 
and access constraints. In their Letter of Justification, the applicant describes the limited 
LRDA and that there is not enough area to allow the construction of a new residence. Due 
to site constraints, the applicant requests an exception to allow the building to be located 
outside of the limited LRDA (Exhibit 5). 
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 
E. Tree Impacts 
 

The development plans were reviewed by the Town’s Consulting Arborist who inventoried 
29 protected trees within the project area and made recommendations for their 
preservation (Exhibit 8). The project proposes removal of 17 protected trees to 
accommodate the new residence and driveway. Tree protection measures are included on 
Sheet A-2 of the development plans (Exhibit 13). In response to the Consulting Arborist’s 
recommendations, the applicant adjusted the location of trenching and drainage facilities to 
minimize the impact on any existing trees to remain. The Landscape Plans indicate that 53, 
24-inch box trees will be planted on site to offset the proposed tree removal. If the project 
is approved, tree protection measures would be implemented prior to construction and 
maintained for the duration of construction activity. Arborist recommendations for tree 
protection have been included in the Conditions of Approval to mitigate impacts to 
protected trees (Exhibit 3).  
 

F. CEQA Determination 
 

The project is Categorically Exempt pursuant to the adopted Guidelines for the 
Implementation of the California Environmental Quality Act, Section 15303: New 
Construction. 
 

PUBLIC COMMENTS: 
 
Story poles and project signage were installed on the site by February 21, 2025, in anticipation 
of the March 26, 2025, Planning Commission hearing. The applicant’s neighborhood outreach is 
included in Exhibit 9. Public comments received by 11:00 a.m., Friday, March 21, 2025, are 
included as Exhibit 11. The applicant’s response to public comments is included in Exhibit 12.  
 
CONCLUSION: 
 
A. Summary 
 

The applicant is requesting approval of an Architecture and Site application to construct a 
new a single-family residence and site improvements requiring a Grading Permit on a vacant 
property. The residence is well designed and compatible with the immediate area. The 
project is consistent with the Zoning and General Plan Land Use Designation for the 
property. Due to the constraints of the site, the applicant is requesting exceptions to 
grading depths, retaining wall heights, retaining wall length, and LRDA, and has provided a 
Letter of Justification discussing these requested exceptions (Exhibit 5). Aside from the 
requested exceptions, the project complies with the Zoning Code, Hillside Development 
Standards and Guidelines, and Hillside Specific Plan. 
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SUBJECT: 16497 S. Kennedy Road/S-24-037 
DATE:  March 21, 2025 
 
B. Recommendation 

 
Staff recommends that the Planning Commission consider the request and, if merit is found 
with the proposed project, take the following steps to approve the Architecture and Site 
application: 
 
1. Make the finding that the proposed project is Categorically Exempt, pursuant to the 

adopted Guidelines for the implementation of the California Environmental Quality Act, 
Section 15303: New Construction (Exhibit 2); 

2. Make the finding that the project complies with the objective standards of Chapter 29 of 
the Town Code (Zoning Regulations) (Exhibit 2); 

3. Make the finding that due to the constraints of the site, exceptions to grading depths, 
retaining wall heights, retaining wall length, and building located outside of the LRDA 
are appropriate, and the project is otherwise in compliance with the Hillside 
Development Standards and Guidelines (Exhibit 2);  

4. Make the finding that the project complies with the Hillside Specific Plan (Exhibit 2); 
5. Make the considerations as required by Section 29.20.150 of the Town Code for 

granting approval of an Architecture and Site application (Exhibit 2); and 
6. Approve Architecture and Site Application S-24-037 with the conditions contained in 

Exhibit 3 and the development plans in Exhibit 13. 
 
C. Alternatives 

 
Alternatively, the Planning Commission can: 
 
1. Continue the matter to a date certain with specific direction; or 
2. Approve the application with additional and/or modified conditions; or 
3. Deny the application. 

 
EXHIBITS: 
 
1. Location Map 
2. Required Findings and Considerations 
3. Recommended Conditions of Approval 
4. Color and Materials Board 
5. Letter of Justification 
6. Consulting Architect’s Report 
7. Applicant’s Response to Consulting Architect’s Report 
8. Consulting Arborist’s Report 
9. Applicant’s Neighborhood Outreach  
10. Site Photos 
11. Public Comments Received by 11:00 a.m., Friday, March 21, 2025   
12. Applicant’s Response to Public Comments  
13. Development Plans 
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Update Notes:
- Updated 12/20/17 to link to tlg-sql12 server data (sm)
- Updated 11/22/19 adding centerpoint guides, Buildings layer, and Project Site leader with label
- Updated 10/8/20 to add street centerlines which can be useful in the hillside area
- Updated 02-19-21 to link to TLG-SQL17 database (sm)
- Updated 08-23-23 to link to "Town Assessor Data" (sm)
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PLANNING COMMISSION – March 26, 2025 
REQUIRED FINDINGS AND CONSIDERATIONS FOR: 
 
16497 S. Kennedy Road 
Architecture and Site Application S-24-037  
 
Consider a Request for Approval to Construct a New Single-Family Residence and Site 
Improvements Requiring a Grading Permit on Vacant Property Zoned HR-1. APN 532-
17-038. Categorically Exempt Pursuant to CEQA Guidelines Section 15303: New 
Construction.  
 
Property Owner: Robert Nicol 
Applicant: Chris Spaulding 
Project Planner: Jocelyn Shoopman 
 
FINDINGS 
 
Required finding for CEQA: 
 
■ The project is Categorically Exempt pursuant to the adopted Guidelines for the 

Implementation of the California Environmental Quality Act, Section 15303: New 
Construction. 

 
Required compliance with the Zoning Regulations: 
 
■ The project meets the objective standards of Chapter 29 of the Town Code (Zoning 

Regulations). 
 
Required compliance with the Hillside Development Standards and Guidelines: 
 
■ The project complies with the Hillside Development Standards and Guidelines 

except for the exceptions to grading depths, retaining wall heights, retaining wall 
length, and buildings located outside of the least restrictive development area. 

 
Required compliance with the Hillside Specific Plan: 
 
■ As required, the project complies with the Hillside Specific Plan. 
 
CONSIDERATIONS 
 
Required considerations in review of Architecture and Site applications: 
 
■ As required by Section 29.20.150 of the Town Code, the considerations in review of an 

Architecture and Site application were all made in reviewing this project. 
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PLANNING COMMISSION – March 26, 2025 
CONDITIONS OF APPROVAL 
 
16497 S. Kennedy Road 
Architecture and Site Application S-24-037  
 
Consider a Request for Approval to Construct a New Single-Family Residence and Site 
Improvements Requiring a Grading Permit on Vacant Property Zoned HR-1. APN 532-
17-038. Categorically Exempt Pursuant to CEQA Guidelines Section 15303: New 
Construction.  
 
Property Owner: Robert Nicol 
Applicant: Chris Spaulding 
Project Planner: Jocelyn Shoopman 
 
TO THE SATISFACTION OF THE COMMUNITY DEVELOPMENT DIRECTOR: 
 
Planning Division     
1. APPROVAL: This application shall be completed in accordance with all of the conditions of 

approval and in substantial compliance with the approved plans. Any changes or 
modifications to the approved plans and/or business operation shall be approved by the 
Community Development Director, Development Review Committee, or the Planning 
Commission depending on the scope of the changes. 

2. EXPIRATION: The approval will expire two years from the approval date pursuant to 
Section 29.20.320 of the Town Code, unless the approval has been vested. 

3. OUTDOOR LIGHTING:  Exterior lighting shall be kept to a minimum, and shall be down 
directed fixtures that will not reflect or encroach onto adjacent properties. No flood lights 
shall be used unless it can be demonstrated that they are needed for safety or security.  

4. TREE REMOVAL PERMIT: A Tree Removal Permit shall be obtained for any trees to be 
removed, prior to the issuance of a building or grading permit. 

5. EXISTING TREES: All existing trees shown on the plan and trees required to remain or to 
be planted are specific subjects of approval of this plan, and must remain on the site. 

6. ARBORIST REQUIREMENTS: The developer shall implement, at their cost, all 
recommendations identified in the Arborist’s report for the project, on file in the 
Community Development Department. These recommendations must be incorporated in 
the building permit plans and completed prior to issuance of a building permit where 
applicable.  

7. TREE FENCING: Protective tree fencing and other protection measures consistent with 
Section 29.10.1005 of the Town Code shall be placed at the drip line of existing trees prior 
to issuance of demolition and building permits and shall remain through all phases of 
construction. Include a tree protection plan with the construction plans. 

8. TREE STAKING: All newly planted trees shall be double-staked using rubber tree ties. 
9. LANDSCAPE SPECIES: All landscape species to be consistent with the Hillside Development 

Standards and Guidelines. 

EXHIBIT 3 
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10. FRONT YARD LANDSCAPE: Prior to issuance of a Certificate of Occupancy the front yard 
must be landscaped.  

11. WATER EFFICIENCY LANDSCAPE ORDINANCE: The final landscape plan shall meet the 
Town of Los Gatos Water Conservation Ordinance or the State Water Efficient Landscape 
Ordinance, whichever is more restrictive. A review fee based on the current fee schedule 
adopted by the Town Council is required when working landscape and irrigation plans are 
submitted for review.  

12. STORY POLES/PROJECT IDENTIFICATION SIGNAGE: Story poles and/or project 
identification signage on the project site shall be removed within 30 days of approval of 
the Architecture & Site application. 

13. EXTERIOR COLORS: The exterior colors of all structures shall comply with the Hillside 
Development Standards & Guidelines. 

14. DEED RESTRICTION: Prior to the issuance of a building permit, a deed restriction shall be 
recorded by the applicant with the Santa Clara County Recorder’s Office that requires all 
exterior materials be maintained in conformance with the Town’s Hillside Development 
Standards & Guidelines. 

15. MAINTENANCE AGREEMENT: Following the issuance of a certificate of occupancy, the 
property owner shall execute a five-year maintenance agreement with the Town that the 
property owner agrees to protect and maintain the trees shown to remain on the 
approved plans, trees planted as part of the tree replacement requirements, and 
guarantees that said trees will always be in a healthy condition during the term of the 
maintenance agreement.  

16. NESTING BIRDS:  To avoid impacts to nesting birds, the removal of trees and shrubs shall 
be minimized to the greatest extent feasible. Construction activities that include any tree 
removal, pruning, grading, grubbing, or demolition shall be conducted outside of the bird 
nesting season (January 15 through September 15) to the greatest extent feasible. If this 
type of construction starts, if work is scheduled to start or if work already occurring during 
the nesting season stops for at least two weeks and is scheduled to resume during the 
bird nesting season, then a qualified biologist shall conduct a pre-construction surveys for 
nesting birds to ensure that no nests would be disturbed during project construction. If 
project-related work is scheduled during the nesting season (February 15 to August 30 for 
small bird species such as passerines; January 15 to September 15 for owls; and February 
15 to September 15 for other raptors), a qualified biologist shall conduct nesting bird 
surveys. Two surveys for active nests of such birds shall occur within 14 days prior to start 
of construction, with the second survey conducted with 48 hours prior to start of 
construction. Appropriate minimum survey radius surrounding each work area is typically 
250 feet for passerines, 500 feet for smaller raptors, and 1,000 feet for larger raptors. 
Surveys shall be conducted at the appropriate times of day to observe nesting activities. If 
the qualified biologist documents active nests within the project site or in nearby 
surrounding areas, an appropriate buffer between each nest and active construction shall 
be established. The buffer shall be clearly marked and maintained until the young have 
fledged and are foraging independently. Prior to construction, the qualified biologist shall 
conduct baseline monitoring of each nest to characterize “normal” bird behavior and 
establish a buffer distance, which allows the birds to exhibit normal behavior. The 
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qualified biologist shall monitor the nesting birds daily during construction activities and 
increase the buffer if birds show signs of unusual or distressed behavior (e.g. defensive 
flights and vocalizations, standing up from a brooding position, and/or flying away from 
the nest). If buffer establishment is not possible, the qualified biologist or construction 
foreman shall have the authority to cease all construction work in the area until the young 
have fledged and the nest is no longer active. 

17. SPECIAL-STATUS BATS:  Approximately 14 days prior to tree removal or structure 
demolition activities, a qualified biologist shall conduct a habitat assessment for bats and 
potential roosting sites in trees to be removed, in trees within 50 feet of the development 
footprint, and within and surrounding any structures that may be disturbed by the 
project. These surveys will include a visual inspection of potential roosting features (bats 
need not be present) and a search for presence of guano within the project site, 
construction access routes, and 50 feet around these areas. Cavities, crevices, exfoliating 
bark, and bark fissures that could provide suitable potential nest or roost habitat for bats 
shall be surveyed. Assumptions can be made on what species is present due to observed 
visual characteristics along with habitat use, or the bats can be identified to the species 
level with the use of a bat echolocation detector such as an “Anabat” unit. Potential 
roosting features found during the survey shall be flagged or marked.  
 
If no roosting sites or bats are found, a letter report confirming absence will be prepared 
and no further measures are required.  
 
If bats or roosting sites are found, a letter report and supplemental documents will be 
prepared prior to grading permit issuance and the following monitoring, exclusion, and 
habitat replacement measures will be implemented: 
a. If bats are found roosting outside of the nursery season (May 1 through October 1), 

they will be evicted as described under (b) below. If bats are found roosting during the 
nursery season, they will be monitored to determine if the roost site is a maternal 
roost. This could occur by either visual inspection of the roost bat pups, if possible, or 
by monitoring the roost after the adults leave for the night to listen for bat pups. If the 
roost is determined to not be a maternal roost, then the bats will be evicted as 
described under (b) below. Because bat pups cannot leave the roost until they are 
mature enough, eviction of a maternal roost cannot occur during the nursery season. 
Therefore, if a maternal roost is present, a 50-foot buffer zone (or different size if 
determined in consultation with the CDFW) will be established around the roosting 
site within which no construction activities including tree removal or structure 
disturbance will occur until after the nursery season. 

b. If a non-breeding bat hibernaculum is found in a tree or snag scheduled for removal or 
on any structures scheduled to be disturbed by project activities, the individuals will 
be safely evicted, under the direction of a qualified bat biologist. If pre-construction 
surveys determine that there are bats present in any trees to be removed, exclusion 
structures (e.g. one-way doors or similar methods) shall be installed by a qualified 
biologist. The exclusion structures shall not be placed until the time of year in which 
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young are able to fly, outside of the nursery season. Information on placement of 
exclusion structures shall be provided to the CDFW prior to construction.  

 
If needed, other methods conducted under the direction of a qualified bat biologist could 
include: carefully opening the roosting area in a tree or snag by hand to expose the cavity 
and opening doors/windows on structures, or creating openings in walls to allow light into 
the structures. Removal of any trees or snags and disturbance of any structures will be 
conducted no earlier than the following day (i.e., at least one night will be provided 
between initial roost eviction disturbance and tree removal/structure disturbance). This 
action will allow bats to leave during dark hours, which increases their chance of finding 
new roosts with a minimum of potential predation. 

18. ARCHAEOLOGICAL RESOURCES AND HUMAN REMAINS:   
a. In the event that archaeological traces are encountered, all construction within a 50-

meter radius of the find will be halted, the Community Development Director will be 
notified, and an archaeologist will be retained to examine the find and make 
appropriate recommendations. 

b. If human remains are discovered, the Santa Clara County Coroner will be notified. The 
Coroner will determine whether or not the remains are Native American. If the 
Coroner determines the remains are not subject to his authority, he will notify the 
Native American Heritage Commission, who shall attempt to identify descendants of 
the deceased Native Americans. 

c. If the Community Development Director finds that the archaeological find is not a 
significant resource, work will resume only after the submittal of a preliminary 
archaeological report and after provisions for reburial and ongoing monitoring are 
accepted. Provisions for identifying descendants of a deceased Native American and 
for reburial will follow the protocol set forth in CEQA Guidelines Section 15064.5( e). If 
the site is found to be a significant archaeological site, a mitigation program will be 
prepared and submitted to the Community Development Director for consideration 
and approval, in conformance with the protocol set forth in Public Resources Code 
Section 21083.2. 

d. A final report shall be prepared when a find is determined to be a significant 
archaeological site, and/or when Native American remains are found on the site. The 
final report will include background information on the completed work, a description 
and list of identified resources, the disposition and curation of these resources, any 
testing, other recovered information, and conclusions. 

19. DUSKY-FOOTED WOODRATS: This project will implement the following standard measures 
to minimize impacts on woodrats and active woodrat nests on the project site. 
a. PRECONSTRUCTION SURVEY. A qualified biologist will conduct a preconstruction 

survey for San Francisco dusky-footed woodrat nests within 30 days of the start of 
work activities. If active woodrat nests are determined to be present in, or within 10 
feet of the impact areas, the conditions below (Avoidance and/or Nest Relocation) will 
be implemented, as appropriate. If no active woodrat nests are present on or within 
10 feet of impact areas, no further conditions are warranted. 
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b. AVOIDANCE. Active woodrat nests that are detected within the work area will be 
avoided to the extend feasible. Ideally, a minimum 10-foot buffer will be maintained 
between project activities and woodrat nests to avoid disturbance. In some situations, 
a small buffer may be allowed if, in the opinion of a qualified biologist, nest relocation 
(below) would represent a greater disturbance to the woodrats than the adjacent 
work activities. 

c. NEST RELOCATION. If avoidance of active woodrat nests within and immediately 
adjacent to (within 10 feet of) the work areas is not feasible, then nest materials will 
be relocated to suitable habitat as close to the project site as possible (ideally, within 
or immediately adjacent to the project site). 
  
Relocation efforts will avoid the peak nesting season (February-July) to the maximum 
extent feasible. Prior to the start of construction activities, a qualified biologist will 
disturb the woodrat nest to the degree that all woodrats leave the nest and seek 
refuge outside of the construction area. Disturbance of the woodrat nest will be 
initiated no earlier than one hour before dusk to prevent the exposure of woodrats to 
diurnal predators. Subsequently, the biologist will dismantle and relocate the nest 
material by hand. During the deconstruction process, the biologist will attempt to 
assess if there are juveniles in the nest. If immobile juveniles are observed, the 
deconstruction process will be discontinued until a time when the biologist believes 
the juveniles will be capable of independent survival (typically after 2 to 3 weeks). A 
no-disturbance buffer will be established around the nest until the juveniles are 
mobile. The nest may be dismantled once the biologist has determined that adverse 
impacts on the juveniles would not occur. 

20. TOWN INDEMNITY: Applicants are notified that Town Code Section 1.10.115 requires that 
any applicant who receives a permit or entitlement (“the Project”) from the Town shall 
defend (with counsel approved by Town), indemnify, and hold harmless the Town, its 
agents, officers, and employees from and against any claim, action, or proceeding 
(including without limitation any appeal or petition for review thereof) against the Town 
or its agents, officers or employees related to an approval of the Project, including 
without limitation any related application, permit, certification, condition, environmental 
determination, other approval, compliance or failure to comply with applicable laws and 
regulations, and/or processing methods (“Challenge”). Town may (but is not obligated to) 
defend such Challenge as Town, in its sole discretion, determines appropriate, all at 
applicant’s sole cost and expense.  
 
Applicant shall bear any and all losses, damages, injuries, liabilities, costs and expenses 
(including, without limitation, staff time and in-house attorney’s fees on a fully-loaded 
basis, attorney’s fees for outside legal counsel, expert witness fees, court costs, and other 
litigation expenses) arising out of or related to any Challenge (“Costs”), whether incurred 
by Applicant, Town, or awarded to any third party, and shall pay to the Town upon 
demand any Costs incurred by the Town. No modification of the Project, any application, 
permit certification, condition, environmental determination, other approval, change in 
applicable laws and regulations, or change in such Challenge as Town, in its sole 
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discretion, determines appropriate, all the applicant’s sole cost and expense. No 
modification of the Project, any application, permit certification, condition, environmental 
determination, other approval, change in applicable laws and regulations, or change in 
processing methods shall alter the applicant’s indemnity obligation.  

21. COMPLIANCE MEMORANDUM: A memorandum shall be prepared and submitted with the 
building plans detailing how the Conditions of Approval will be addressed.  

 
Building Division 
22. PERMITS REQUIRED: A Building Permit is required for the construction of the new single-

family residence and attached garage. An additional Building Permit will be required for 
the PV System required by the California Energy Code.  

23. APPLICABLE CODES: The current codes, as amended and adopted by the Town of Los 
Gatos as of January 1, 2023, are the 2022 California Building Standards Code, California 
Code of Regulations Title 24, Parts 1-12, including locally adopted Reach Codes. 

24. CONDITIONS OF APPROVAL: The Conditions of Approval must be blue lined in full on the 
cover sheet of the construction plans. A Compliance Memorandum shall be prepared and 
submitted with the building permit application detailing how the Conditions of Approval 
will be addressed. 

25. BUILDING & SUITE NUMBERS: Submit requests for new building addresses to the Building 
Division prior to submitting for the building permit application process. 

26. SIZE OF PLANS:  Minimum size 24” x 36”, maximum size 30” x 42”. 
27. SOILS REPORT: A Soils Report, prepared to the satisfaction of the Building Official, 

containing foundation, and retaining wall design recommendations, shall be submitted 
with the Building Permit Application. This report shall be prepared by a licensed Civil 
Engineer specializing in soils mechanics.  

28. SHORING: Shoring plans and calculations will be required for all excavations which exceed 
five (5) feet in depth, or which remove lateral support from any existing building, adjacent 
property, or the public right-of-way. Shoring plans and calculations shall be prepared by a 
California licensed engineer and shall confirm to the Cal/OSHA regulations. 

29. FOUNDATION INSPECTIONS: A pad certificate prepared by a licensed civil engineer or land 
surveyor shall be submitted to the project Building Inspector at foundation inspection. 
This certificate shall certify compliance with the recommendations as specified in the Soils 
Report, and that the building pad elevations and on-site retaining wall locations and 
elevations have been prepared according to the approved plans. Horizontal and vertical 
controls shall be set and certified by a licensed surveyor or registered Civil Engineer for 
the following items: 
a. Building pad elevation 
b. Finish floor elevation 
c. Foundation corner locations 
d. Retaining wall(s) locations and elevations 

30. TITLE 24 ENERGY COMPLIANCE: All required California Title 24 Energy Compliance Forms 
must be directly printed onto a plan sheet. 

31. TOWN RESIDENTIAL ACCESSIBILITY STANDARDS: New residential units shall be designed 
with adaptability features for single-family residences per Town Resolution 1994-61: 
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a. Wood backing (2” x 8” minimum) shall be provided in all bathroom walls, at water 
closets, showers, and bathtubs, located 34 inches from the floor to the center of the 
backing, suitable for the installation of grab bars if needed in the future. 

b. All passage doors shall be at least 32-inch-wide doors on the accessible floor level. 
c. The primary entrance door shall be a 36-inch-wide door including a 5’x 5’ level 

landing, no more than 1 inch out of plane with the immediate interior floor level and 
with an 18-inch clearance at interior strike edge. 

32. BACKWATER VALVE: The scope of this project may require the installation of a sanitary 
sewer backwater valve per Town Ordinance 6.40.020. Please provide information on the 
plans if a backwater valve is required and the location of the installation. The Town of Los 
Gatos Ordinance and West Valley Sanitation District (WVSD) requires backwater valves on 
drainage piping serving fixtures that have flood level rims less than 12 inches above the 
elevation of the next upstream manhole. 

33. HAZARDOUS FIRE ZONE:  All projects in the Town of Los Gatos require Class A roof 
assemblies. 

34. WILDLAND-URBAN INTERFACE: This project is located in a Wildland-Urban Interface High 
Fire Area and must comply with Section R337 of the 2022 California Residential Code, 
Public Resources Code 4291 and California Government Code Section 51182.  

35. PROVIDE DEFENSIBLE SPACE/FIRE BREAK LANDSCAPING PLAN: Prepared by a California 
licensed Landscape Architect in conformance with California Public Resources Code 4291 
and California Government Code Section 51182. 

36. PRIOR TO FINAL INSPECTION: Provide a letter from a California licensed Landscape 
Architect certifying the landscaping and vegetation clearance requirements have been 
completed per the California Public Resources Code 4291 and Government Code Section 
51182. 

37. SPECIAL INSPECTIONS: When a special inspection is required by CBC Section 1704, the 
Architect or Engineer of Record shall prepare an inspection program that shall be 
submitted to the Building Official for approval prior to issuance of the Building Permit. The 
Town Special Inspection form must be completely filled-out and signed by all requested 
parties prior to permit issuance. Special Inspection forms are available online at 
www.losgatosca.gov/building. 

38. BLUEPRINT FOR A CLEAN BAY SHEET: The Town standard Santa Clara Valley Nonpoint 
Source Pollution Control Program Sheet (page size same as submitted drawings) shall be 
part of the plan submittal as the second page. The specification sheet is available online at 
www.losgatosca.gov/building. 

39. APPROVALS REQUIRED: The project requires the following departments and agencies 
approval before issuing a building permit: 
a. Community Development – Planning Division: (408) 354-6874 
b. Engineering/Parks & Public Works Department: (408) 399-5771 
c. Santa Clara County Fire Department: (408) 378-4010 
d. West Valley Sanitation District: (408) 378-2407 
e. Local School District:  The Town will forward the paperwork to the appropriate school 

district(s) for processing.  A copy of the paid receipt is required prior to permit 
issuance. 
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TO THE SATISFACTION OF THE DIRECTOR OF PARKS & PUBLIC WORKS: 
 
Engineering Division 
 
THE FOLLOWING CONDITIONS SHALL BE ADDRESSED OR NOTED ON THE CONSTRUCTION 
PLANS SUBMITTED FOR ANY BUILDING OR GRADING PERMIT, OR IF ANOTHER DEADLINE IS 
SPECIFIED IN A CONDITION, AT THAT TIME.  

 
40. PAYMENT OF PARKS AND PUBLIC WORKS (“PPW”) ENGINEERING PLAN CHECK FEE AND 

INSPECTION FEE: At the time of the first construction submittal, the Applicant shall submit 
to the Town Engineer for approval a detailed construction project cost estimate prepared 
and stamped by the Applicant’s civil engineer. The cost estimate shall break out on-site 
and off-site improvements separately. This cost estimate will be used to determine the 
Engineering Plan Check Fee. A final construction cost estimate shall be provided once the 
project plans are approved. This cost estimate will be used to determine the Engineering 
Inspection Fee. The Engineering Inspection Fee must be paid prior to the issuance of any 
construction related permit. 

41. STORM DRAINAGE FEE: The Applicant shall pay Storm Drainage Fees in accordance with 
the Town’s Adopted Schedule of Fees and Charges in effect at the date of application for 
the future construction of drainage facilities serving new buildings, improvements, or 
structures to be constructed which substantially impair the perviousness of the surface of 
land. The estimated fee, based on the site area of 4.28 acres, is $5,041.00. This fee is only 
an estimate. The actual impact fee will be calculated based on building permit plans 
submitted, and the fees approved by the Town Council in place at the time of the building 
permit submittal. The Applicant shall pay this fee to PPW prior to issuance of the first 
building permit. 

42. TRAFFIC IMPACT FEES: The project is subject to the Town’s Traffic Impact Fee for the 
generation of an estimated 9.43 net new average daily trips based on the Institute of 
Transportation Engineers recommendations for trip generation. The Town’s Fee Schedule 
currently in effect indicates a fee of $1,104 per additional average daily trip. This results in 
an estimated total amount due of $10,410.72. The actual fee due will be based on the fee 
schedule adopted at the time the fee is paid. Payment of this Impact Fee is required prior 
to the issuance of the first building permit issuance. 

43. CONSTRUCTION ACTITIVITIES MITIGATION FEE (ORDINANCE 2189): Per the Town’s 
Comprehensive Fee Schedule, the project is subject to the Town’s Construction Activities 
Mitigation Fee based on the square footage of new buildings. The fee is $1.43 per square 
foot of new residential and non-residential building area. The fee shall be calculated 
based on the square footage total for all units shown on the construction plans to the 
approval of the Town Engineer. The plans indicate 5,074.3 SF of total square footage of 
the proposed new building. This results in an estimated total amount due of $7,256.25. 
Payment of this fee shall pe paid prior to issuance of the first building permit. 

44. GRADING PERMIT: A grading permit is required for all site grading and drainage work that 
is outside the perimeter of a building, retaining wall footing, or other structure authorized 
by a valid building permit. The Applicant must submit a grading permit application after 
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the appeal period of the entitlement approval process has passed. Submittals are 
accepted through Accela only. The grading permit application shall include detailed 
grading plans and associated required materials. Plan check fees are based on the scope 
of onsite work. Prior to approval of the grading permit, the Applicant shall pay all fees due 
and provide faithful performance and payment securities for the performance of the work 
described and delineated on the approved grading plan, final erosion and sedimentation 
control plan, and interim erosion and sedimentation control plan (if required), in an 
amount to be set by the Town Engineer (but not to exceed one hundred (100) percent) of 
the approved estimated cost of the grading and erosion and sedimentation control 
measures. The form of security shall be one or a combination of the following to be 
determined by the Town Engineer and subject to the approval of the Town Attorney: (1) 
Bond or bonds issued by one or more duly authorized corporate sureties on a form 
approved by the Town; (2) Deposit with the Town, money, or negotiable bonds of the kind 
approved for securing deposits of public monies; or (3) other instrument of credit from 
one or more financial institutions subject to regulation by the State or Federal 
Government wherein such financial institution pledges funds are on deposit and 
guaranteed for payment. The grading permit shall be issued prior to the issuance of the 
building permit unless otherwise allowed by the Town Engineer. The permit shall be 
limited to work shown on the grading plans approved by the Town Engineer. In granting a 
permit, the Town Engineer may impose any condition deemed necessary to protect the 
health, safety, and welfare of the public, to prevent the creation of a nuisance or hazard 
to public or private property, and to assure proper completion of the grading including 
but not limited to: (1) Mitigation of adverse environmental impacts; (2) Improvement of 
any existing grading or correction of any existing grading violation to comply with Town 
Code; (3) Requirements for fencing or other protection of grading which would otherwise 
be hazardous; (4) Requirements for dust, erosion, sediment, and noise control, hours of 
operation and season of work, weather conditions, sequence of work, access roads, and 
haul routes; (5) Requirements for safeguarding watercourses from excessive deposition of 
sediment or debris in quantities exceeding natural levels; (6) Assurance that the land area 
in which grading is proposed and for which habitable structures are proposed is not 
subject to hazards of land slippage or significant settlement or erosion and that the 
hazards of seismic activity or flooding can be eliminated or adequately reduced; (7) 
Temporary and permanent landscape plans.  

45. PUBLIC IMPROVEMENTS: Prior to the issuance of any building permit and prior to any 
work being done in the Town's right of way, the Applicant must submit Public 
Improvement Plans for review and approval. All public improvements shall be made 
according to the Town’s latest adopted Standard Plans, Standard Specifications, and 
Engineering Design Standards. The Applicant is required to confirm the location of existing 
utility lines along the project frontage by potholing. Prior to any potholing, Applicant shall 
submit an Encroachment Permit application with a pothole plan for Town review and 
approval. The Applicant shall provide the pothole results to the Town Engineer prior to 
final design. All existing public utilities shall be protected in place and, if necessary, 
relocated as approved by the Town Engineer. No private facilities are permitted within the 
Town right of way or within any easement unless otherwise approved by the Town 
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Engineer. The Applicant shall have Public Improvement Plans prepared, stamped, and 
signed by a California licensed civil engineer. 
a. Once the Public Improvement Plans have been approved, the Applicant shall submit an 

application for an Encroachment Permit. The Encroachment Permit requires the 
Applicant to post the required bonds and insurance and provide a one (1) year warranty 
for all work to be done in the Town's right of way or Town easement. New concrete 
shall be free of stamps, logos, names, graffiti, etc. Any new concrete installed that is 
damaged shall be removed and replaced at the Contractor’s sole expense. Prior to 
issuance of the encroachment permit, the Applicant shall submit a temporary traffic 
control plan (“TTCP”) inclusive of all modes of travel for any lane or sidewalk closures. 
Special provisions such as limitations on works hours, protective enclosures, or other 
means to facilitate public access in a safe manner may be required. The TTCP shall 
comply with the State of California Manual of Uniform Traffic Control Devices 
(“MUTCD”) and standard construction practices.  

b. The project engineer shall notify the Town Engineer in writing of any proposed changes. 
Any proposed changes to the approved plans shall be subject to the approval of the 
Town. The Applicant shall not commence any work deviating from the approved plans 
until such deviations are approved. Any approved and constructed changes shall be 
incorporated into the final “as-built” plans.  

c. Right-of-way improvements shall include, at a minimum, the following items:  
i. STREET WIDENING - The Applicant shall widen Vivian Drive as conceptually shown 

on the approved entitlement plans and ultimately as approved by the Town 
Engineer. 

ii. STREET MARKINGS - The Applicant shall install necessary street markings of a 
material and design approved by the Town Engineer and replace any that are 
damaged during construction. These include but are not limited to all pavement 
markings, painted curbs, and handicap markings. All permanent pavement 
markings shall be thermoplastic and comply with Caltrans Standards. Color and 
location of painted curbs shall be shown on the plans and are subject to approval 
by the Town Engineer. Any existing painted curb or pavement markings no longer 
required shall be removed by grinding if thermoplastic, or sand blasting if in paint. 

iii. SEWER CLEAN-OUT - The Applicant shall install a sewer lateral clean-out on private 
property just behind the property line in accordance with the West Valley 
Sanitation District standards. Sewer clean-out(s) shall be constructed prior to 
occupancy of the first building.  

iv. WATER METER - The Applicant shall install the water meter on private property just 
behind the property line in accordance with the San Jose Water Company 
standards. Water meters shall be installed prior to occupancy of the first building.  

46. TREE REMOVAL PERMIT: The Applicant shall apply and obtain a Tree Removal Permit from 
the Parks and Public Works Department for the removal of existing trees on-site or in the 
public right-of-way prior to the issuance of a building permit or demolition building 
permit, whichever is issued first. Tree removals shall be consistent with the arborist report 
and approved entitlement plans. 

47. CONSTRUCTION PHASE PLAN SUBMITTAL REQUIREMENTS: The Grading Permit Plans and 
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Public Improvement Plans (together referred to as “Improvement Plans”) shall be 
submitted as a set to Parks and Public Works Department along with a title report dated 
no older than 30 days from the date the Improvement Plans are submitted. The 
Improvement Plans shall be submitted at the same time as the Building Plans are 
submitted to the Building Department. All improvements shall be designed and 
constructed in accordance with Federal law, State law, Los Gatos Town Code, and the Los 
Gatos Standard Specifications and Details.  
a. Construction drawings shall comply with Section 1 (Construction Plan Requirements) of 

the Town’s Engineering Design Standards, which are available for download from the 
Town’s website. The Improvement Plans shall include: 

b. A cover sheet with at least the proposed development vicinity map showing nearby and 
adjacent major streets and landmarks, property address, APN, scope of work, project 
manager and property owner, a “Table of Responsibilities” summarizing ownership, 
access rights, and maintenance responsibilities for each facility (streets, utilities, parks, 
landscaping, etc.), a sheet index including a sequential numeric page number for each 
sheet (i.e. “Sheet 1 of 54”), the lot size, required and proposed lot setbacks by type, 
proposed floor areas by type for each building, average slope, proposed maximum 
height, and required and proposed parking count and type.  

c. The Approved Conditions of Approval printed within the plan set starting on the second 
sheet of the plan set. 

d. An Existing Site Plan showing existing topography, bearing and distance information for 
all rights-of-way, easements, and boundaries, any existing easements proposed to be 
quit-claimed, existing hardscape, existing above ground utility features, and existing 
structures. The Improvement Plans shall identify the vertical elevation datum, date of 
survey, and surveyor responsible for the data presented. 

e. A Proposed Site Plan showing proposed topography, boundaries, proposed and existing 
to remain easements, hardscape, above ground utility features (hydrants, transformers, 
control cabinets, communication nodes, etc.), and structures. Include top and bottom 
elevations of every inflection point of each wall. Show proposed public right-of-way 
improvements. Distinguish proposed linework from existing linework using heavier line 
type for proposed. 

f. A Grading and Drainage Plan clearly showing existing onsite and adjacent topography 
using labeled contour lines, drainage direction arrows with slope value, and break lines. 
Proposed and existing to remain hardscape elevations must be provided in detail 
including slope arrows. 

g. A Utility Plan showing appropriate line types and labels to identify the different types 
of utilities and pipe sizes. Utility boxes, hydrants, backflow preventers, water meters, 
sanitary sewer cleanouts, etc. shall be located on private property unless  

h. A Landscaping Plan for the project site and the full width of the public right-of-ways 
adjacent to the project. The plans shall clearly identify public and private utilities and 
points of demarcation between the two. 

i. General Notes found in the Town of Los Gatos General Guidelines.  
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j. A statement in the general notes indicating the need to obtain a Caltrans 
Oversized/Overweight Vehicles Transportation Permit if oversized or overweight 
vehicles are expected to be used 

A statement that all utility boxes in vehicular pathways shall be traffic-rated. 
48. STANDARD PLAN COMPLIANCE: The project shall comply with the Town’s Standard Plans 

to the approval of the Town Engineer. Street improvements, all street sections, the design 
of all off-site storm drainage facilities shall be in accordance with most current Town 
Standard Specifications and Standard Plans approved by the Town Engineer. 
Improvements deemed necessary by the Town Engineer shall be shown on the 
Improvement Plans.  

49. EXISTING FACILITY PROTECTION AND REPAIR: All existing public utilities shall be either 
protected in place, relocated, or repaired. The Applicant shall repair or replace all existing 
improvements not designated for removal, and all new improvements that are damaged 
during construction or removed because of the Applicant’s operations. This includes 
sidewalk, curb and gutter, streetlights, valley gutters, curb ramps, and any other existing 
improvements in the area that are not intended to be removed and replaced. The 
Applicant shall request a walk-through with the PPW construction Inspector before the 
start of construction to verify existing conditions. Said repairs shall be completed prior to 
issuance of the first certificate of occupancy of the project. 

50. UNDERGROUND UTILITIES: All new services to the development shall be placed 
underground in accordance with the various utility regulations. Underground utility plans 
must be submitted to the Town and approved by the Town Engineer prior to installation. 

51. UTILITY RESPONSIBILITIES: The Applicant is responsible for the maintenance of existing 
stormwater drainage facilities, including piped and open channel stormwater conveyances 
in private areas. The Applicant is responsible for all expenses necessary to connect to the 
various utility providers. Currently, the public storm sewer system is owned and 
maintained by the Town of Los Gatos, the water system in Los Gatos is owned and 
maintained by San José Water Company, and the sanitary sewer system in Los Gatos is 
owned and maintained by West Valley Sanitation District. Any alterations of the approved 
utilities listed must be approved by the Town prior to any construction. 

52. UTILITY COMPANY COORDINATION: The Applicant shall negotiate any necessary right-of-
way or easements with the various utility companies in the area, subject to the review 
and approval by the Town Engineer and the utility companies. Prior to the approval of the 
site plan for construction, the Applicant shall submit “Will Serve” letters from PG&E, San 
José Water, West Valley Sanitation District, West Valley Collections and Recycling, and 
AT&T (or the current “Carrier of Last Resort”) with a statement indicating either a list of 
improvements necessary to serve the project or a statement that the existing network is 
sufficient to accommodate the project. Coordination of the stormwater conveyance 
system will be addressed during the Grading Permit review. 

53. DEVELOPER STORM WATER QUALITY RESPONSIBILITY: The Applicant is responsible for 
ensuring that all contractors including subcontractors are aware of all stormwater quality 
measures and implement such measures. The Applicant shall perform all construction 
activities in accordance with approved Improvement Plans, Los Gatos Town Code Chapter 
12 – Grading, Erosion and Sediment Control, and the National Pollutant Discharge 
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Elimination System (NPDES) General Permit. Failure to comply with these rules and 
regulations will result in the issuance of correction notices, citations, or a project stop 
order. 

54. SITE DRAINAGE: Rainwater leaders shall be discharged to splash blocks. No through curb 
drains will be allowed. Any storm drains (public or private) directly connected to public 
storm system shall be stenciled/signed with appropriate “NO DUMPING - Flows to Bay” 
NPDES required language using methods approved by the Town Engineer on all storm 
inlets surrounding and within the project parcel. Furthermore, storm drains shall be 
designed to serve exclusively stormwater. Dual-purpose storm drains that switch to 
sanitary sewer are not permitted in the Town of Los Gatos. No improvements shall 
obstruct or divert runoff to the detriment of an adjacent, downstream or down slope 
property.  

55. OFF-SITE DRAINAGE: The Applicant shall not alter any existing drainage patterns without 
an approved Grading Permit.  

56. GRADING & DRAINAGE WINTER MORATORIUM: All grading activity shall comply with the 
Municipal Regional Stormwater Permit and Chapter 12 of the Town Code. There shall be 
no earthwork disturbance or grading activities between October 15th and April 15th of 
each year unless approved by the Town Engineer. In order to be considered for approval, 
the Applicant must submit a Winterization Erosion Control Plan certified by a California 
certified QSD to the Town Engineer for review and approval. If grading is allowed during 
the rainy season, a maximum of two (2) weeks is allowed between clearing of an area and 
stabilizing/building on the exposed area. The submission of a certified plan does not 
guarantee approval. Any approved and executed plan must be kept on-site while the 
project is in construction. 

57. EROSION CONTROL: The Applicant shall prepare and submit interim and final erosion 
control plans to the Town Engineer for review and approval. The interim erosion control 
plan(s) shall include measures carried out during construction before final landscaping is 
installed. Multiple phases of interim erosion control plans may be necessary depending on 
the complexity of the project. Interim erosion control best management practices may 
include silt fences, fiber rolls, erosion control blankets, Town approved seeding mixtures, 
filter berms, check dams, retention basins, etc. The Applicant shall install, maintain, and 
modify the erosion control measures as needed to continuously protect downstream 
water quality. In the event an emergency modification is deemed necessary, the Applicant 
must implement necessary measures to protect downstream waterways immediately and 
then submit the changes made within 24-hours to the Town Engineer for review and 
approval. The erosion control plans shall be in compliance with applicable measures 
contained in the most current Santa Clara County National Pollutant Discharge Elimination 
System (NPDES) Municipal Regional Permit (MRP). Any fees or penalties assessed against 
the Town in response to the Applicant’s failure to comply with the Permit must be paid by 
the Applicant. The Applicant must permit Town staff onsite to conduct periodic NPDES 
inspections throughout the recognized storm season to verify compliance with the 
Construction General Permit and Stormwater ordinances and regulations. 

58. SITE TRIANGLE AND TRAFFIC VIEW AREA: Fencing, landscaping, and permanent structures 
shall not visually obstruct line of sight between three-feet and 7.5-feet in height if located 
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within the driveway view area, traffic view area, or corner sight triangle. The driveway and 
intersection site triangles are represented on Town Standard Drawing ST-231. The traffic 
view area and corner sight triangle are shown on Town Standard Drawing ST-232. This 
includes all above ground obstructions including utility structures, for example electric 
transformers. The various clearance lines shall be shown on the site plan to demonstrate 
compliance.  

59. GEOLOGICAL REVIEW: Prior to building permit issuance, the Applicant’s Engineering 
Geologist registered in the State of California shall submit a geological report of the site, 
including a comprehensive landslide investigation evaluating the landslide hazard 
(including seismic) and associated risk to the proposed development. The Geologic 
Consultant shall characterize the existing landslide mapped at the site and elaborate on 
possible future landslide hazards in accordance with Special Publication 117A. The 
Geologic Consultant shall map and evaluate existing cut and fill slopes and provide an 
accurate characterization of the subsurface materials at the site including all bedrock 
exposures near the proposed development. The Geologic Consultant should prepare and 
submit a Geologic Map and Cross Section(s) through the landslide and proposed 
improvements. If potential landslide conditions exist or an estimated risk greater than 
“low” is identified, supplemental investigation and mitigation will be required. The 
Geologic Consultant should also evaluate the proposed drywell and infiltration structures 
and provide recommendations to ensure that downslope erosion and slope instability are 
not an issue.  

60. SUPPLEMENTAL GEOTECHNICAL REQUIREMENTS: The Applicant’s Geotechnical 
Consultant should review the Applicant’s Geologic Investigation report. The Geotechnical 
Consultant should then address the following items: 
a. The Geotechnical Consultant shall evaluate the feasibility of the proposed development 

given the results of the Geologic Investigation report, and if warranted, develop 
recommendations to mitigate the static and seismic landslide hazards. The mitigation 
should conform with the standards and practices in the Town. Potential solutions 
include supporting the landslide with a properly design retaining wall or removing the 
landslide. 

b. The Geotechnical Consultant should discuss the proposed basement and provide 
suitable vehicle surcharge loading for the basement walls supporting cuts adjacent to 
the garage and driveway. The Geotechnical Consultant should provide foundation and 
drainage recommendations for the basement. 

c. The Geotechnical Consultant shall provide temporary shoring recommendations related 
to the proposed deep cuts for the basement and driveway. The Geotechnical Consultant 
shall analyze the proposed site grading. 

d. The Geotechnical Consultant should verify if the lot was previously developed with a 
single-family residence. The report will require a peer review by the Town’s geological 
and geotechnical consultant. A deposit and fee for the peer review will be required per 
the Town’s current fee schedule, unless there are any remaining deposit funds from the 
entitlement phase. Additional deposit and fees may become due. The Town will route 
the report to the Town’s peer review consultant once the report is submitted and 
deposit and fee are available. Once approved, the Applicant’s geotechnical engineer 
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shall review the grading and drainage plan and proposed pavement and foundation 
design to verify that the design is in accordance with their recommendations. The 
Applicant’s Geotechnical Engineer’s approval shall be conveyed to the Town either by 
letter or by signing and stamping the plans. All grading operations and soil compaction 
activities shall be per the approved project’s design level geotechnical report. The 
Applicant shall add this condition to the general notes on the grading plan. 

61. GEOTECHNICAL ENGINEER OBSERVATION: All grading activities shall be conducted under 
the observation of, and tested by, a licensed geotechnical engineer. A report shall be filed 
with the Town of Los Gatos for each phase of construction stating that all grading 
activities were performed in conformance with the requirements of the project’s design 
level geotechnical report. The Applicant shall submit a Final Geotechnical Construction 
Observation and Testing Summary in an “as-built” letter/report prepared and submitted 
to the Town prior to issuance of the certificate of occupancy. The Applicant shall add this 
condition to the general notes on the grading plan.  

62. PRECONSTRUCTION MEETING: After the issuance of any Grading or Encroachment permit 
and before the commencement of any on or off-site work, the Applicant shall request a 
pre-construction meeting with the PPW Inspector to discuss the project conditions of 
approval, working hours, site maintenance, and other construction matters. At that 
meeting, the Applicant shall submit a letter acknowledging that: 
a. They have read and understand these project Conditions of Approval; 
b. They will require that all project sub-contractors read and understand these project 

Conditions of Approval; and, 
c. They ensure a copy of these project Conditions of Approval will be posted on-site at all 

times during construction. 
63. DRIVEWAY ACCESS EASEMENT: The Applicant shall show proof that the proposed 

driveway and parking areas are completely within the recorded easement agreement 
area. If any of the proposed driveway is found to be outside of the easement agreement 
area, the Applicant shall acquire a new or modified easement agreement inclusive of all 
land used for such purposes. Said new or modified easement shall be approved by both 
affected property owners. The easements shall be approved by the Town Engineer, 
recorded with the County Recorder’s Office, and a recorded copy of the document 
returned to the Town prior to the release of the first building permit. The easement may 
also be designated on any associated parcel or subdivision map. 

64. TEMPORARY CONSTRUCTION EASEMENT: Prior to the issuance of a grading or building 
permit, it shall be the sole responsibility of the project to obtain any and all proposed or 
required easements and/or permissions necessary to perform any work on neighboring 
private property herein proposed. Proof of agreement/approval is required prior to the 
issuance of any Permit.  

65. RECORD DRAWINGS: The Applicant shall submit a scanned PDF set of stamped record 
drawings and construction specifications for all off-site improvements to the Department 
of Parks and Public Works. All underground facilities shall be shown on the record 
drawings as constructed in the field. The Applicant shall also provide the Town with an 
electronic copy of the record drawings in the AutoCAD Version being used by the Town at 
the time of completion of the work. The Applicant shall also submit an AutoCAD drawing 
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file of all consultants composite basemap linework showing all public improvements and 
utility layouts. This condition shall be met prior to the release of utilities, final inspection, 
or issuance of a certificate of occupancy, whichever occurs first. 

66. RESTORATION OF PUBLIC IMPROVEMENTS: The Applicant shall repair or replace all 
existing improvements not designated for removal that are damaged or removed during 
construction. Improvements such as, but not limited to curbs, gutters, sidewalks, 
driveways, signs, streetlights, pavements, raised pavement markers, thermoplastic 
pavement markings, etc., shall be repaired or replaced to a condition equal to or better 
than the original condition. Any new concrete shall be free of stamps, logos, names, 
graffiti, etc. Existing improvement to be repaired or replaced shall be at the direction of 
the PPW Inspector and shall comply with all Title 24 Disabled Access provisions. The 
restoration of all improvements identified by the PPW Inspector shall be completed 
before the issuance of a certificate of occupancy. The Applicant shall request a walk-
through with the PPW Inspector before the start of construction to verify existing 
conditions. 

67. PAVEMENT RESTORATION: Due to construction activities, new utility cuts along the 
project frontage, and the anticipated project’s truck traffic, the Applicant shall grind and 
provide a 2.5” overlay with asphalt concrete the south side of Los Gatos-Saratoga Road 
along the entire property length between the center median island and the property 
frontage. Prior to overlay, any base failure repair or required dig-outs identified by the 
PPW Inspector shall be completed. The Town Engineer shall approve the roadway repair 
prior to the release of utilities, final inspection, or issuance of a certificate of occupancy, 
whichever occurs first.  

 
THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL TIMES DURING THE 
CONSTRUCTION PHASE OF THE PROJECT, OR IF ANOTHER DEADLINE IS SPECIFIED IN A 
CONDITION, AT THAT TIME 

 
68. PROJECT CONSTRUCTION SETUP: All storage and office trailers will be kept off the public 

right-of-way.  
69. PUBLIC WORKS CONSTRUCTION NOTICE: The contractor shall notify the PPW Inspector at 

least ten (10) working days prior to the start of any construction work. At that time, the 
Contractor shall provide an initial project construction schedule and a 24-hour emergency 
telephone number list.  

70. PROJECT CONSTRUCTION SCHEDULE: The contractor shall submit the project schedule in a 
static PDF 11”x17” format and Microsoft Project, or an approved equal. The Contractor 
shall identify the scheduled critical path for the installation of improvements to the 
approval of the Town Engineer. The schedule shall be updated monthly and submitted to 
the PPW Inspector in the same formats as the original.  

71. PROJECT CONSTRUCTION HANDOUT: The Contractor shall provide to the Town Engineer 
an approved construction information handout for the purpose of responding to 
questions the Town receives regarding the project construction.  

72. PROJECT CONSTRUCTION SUPERVISION: The Contractor shall always provide a qualified 
supervisor on the job site during construction.  
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73. PUBLIC WORKS CONSTRUCTION INSPECTION: All work shown on the Improvement Plans 
shall be inspected to the approval of the Town Engineer. Uninspected work shall be 
removed as deemed appropriate by the Town Engineer.  

74. PROJECT CONSTRUCTION HOURS: Construction activities related to the issuance of any 
PPW permit shall comply with Town Code Section 16.20.035 which restricts construction 
to the weekday between 8:00 a.m. and 6:00 p.m. and Saturday 9:00 a.m. to 4:00 p.m. No 
work shall be done on Sundays or on Town Holidays unless otherwise approved by the 
Town Engineer. Please note that no work shall be allowed to take place within the Town 
right-of-way after 5:00 p.m. Monday through Friday. In addition, no work being done 
under Encroachment Permit may be performed on the weekend unless prior approvals 
have been granted by the Town Engineer. The Town Engineer may apply additional 
construction period restrictions, as necessary, to accommodate standard commute traffic 
along arterial roadways and along school commute routes. Onsite project signage must 
state the project construction hours. The permitted construction hours may be modified if 
the Town Engineer finds that the following criteria is met: 
a. Permitting extended hours of construction will decrease the total time needed to 

complete the project without an unreasonable impact to the neighborhood. 
b. Permitting extended hours of construction is required to accommodate a construction 

requirement such as a large concrete pour or major road closure. Such a need would be 
presented by the project's design engineer and require approval of the Town Engineer. 

c. An emergency situation exists where the construction work is necessary to correct an 
unsafe or dangerous condition resulting in obvious and eminent peril to public health 
and safety. If such a condition exists, the Town may waive any of the remaining 
requirements outlined below. 

d. The exemption will not conflict with any other condition of approval required by the 
Town to mitigate significant environmental impacts. 

e. The contractor or property owner will notify residential and commercial occupants of 
adjacent properties of the modified construction work hours. This notification must be 
provided three days prior to the start of the extended construction activity. 

f. The approved hours of construction activity will be posted at the construction site in a 
place and manner that can be easily viewed by any interested member of the public. 

g. The Town Engineer may revoke the extended work hours at any time if the contractor 
or owner of the property fails to abide by the conditions of extended work hours or if it 
is determined that the peace, comfort, and tranquility of the occupants of adjacent 
residential or commercial properties are impaired because of the location and nature 
of the construction.  

h. The waiver application must be submitted to the PPW Inspector ten (10) working days 
prior to the requested date of waiver. 

75. PROJECT CONSTRUCTION BMPs: All construction activities shall conform to the latest 
requirements of the CASQA Stormwater Best Management Practices Handbooks for 
Construction Activities and New Development and Redevelopment, the Town's grading 
and erosion control ordinances, the project specific temporary erosion control plan, and 
other generally accepted engineering practices for erosion control as required by the 
Town Engineer when undertaking construction activities. 
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76. PROJECT CONSTRUCTION EXCAVATION: The following provisions to control traffic 
congestion, noise, and dust shall be followed during site excavation, grading, and 
construction: 
a. All construction vehicles should be properly maintained and equipped with exhaust 

mufflers that meet State standards. 
b. Travel speeds on unpaved roads shall be limited to fifteen (15) miles per hour. 
c. Blowing dust shall be reduced by timing construction activities so that paving and 

building construction begin as soon as possible after completion of grading, and by 
landscaping disturbed soils as soon as possible.  

d. Water trucks shall be present and in use at the construction site. All portions of the site 
subject to blowing dust shall be watered as often as deemed necessary by the Town, or 
a minimum of three times daily, or apply (non-toxic) soil stabilizers on all unpaved 
access roads, parking areas, and staging areas at construction sites in order to ensure 
proper control of blowing dust for the duration of the project.  

e. Watering on public streets and wash down of dirt and debris into storm drain systems 
is prohibited. Streets will be cleaned by street sweepers or by hand as often as deemed 
necessary by the PPW Inspector, or at least once a day. Watering associated with on-
site construction activity shall take place between the hours of 8 a.m. and 5 p.m. and 
shall include at least one late-afternoon watering to minimize the effects of blowing 
dust. Recycled water shall be used for construction watering to manage dust control 
where possible, as determined by the Town Engineer. Where recycled water is not 
available potable water shall be used. All potable construction water from fire hydrants 
shall be coordinated with the San José Water Company.  

f. All public streets soiled or littered due to this construction activity shall be cleaned and 
swept on a daily basis during the workweek to the satisfaction of the Construction 
Inspector.  

g. Construction grading activity shall be discontinued in wind conditions in excess of 25 
miles per hour, or that in the opinion of the PPW Inspector cause excessive 
neighborhood dust problems.  

h. Site dirt shall not be tracked into the public right-of-way and shall be cleaned 
immediately if tracked into the public right-of-way. Mud, silt, concrete and other 
construction debris shall not be washed into the Town’s storm drains. 

i. Construction activities shall be scheduled so that paving and foundation placement 
begin immediately upon completion of grading operation. 

j. All aggregate materials transported to and from the site shall be covered in accordance 
with Section 23114 of the California Vehicle Code during transit to and from the site.  

k. Prior to issuance of any permit, the Applicant shall submit any applicable pedestrian or 
traffic detour plans to the satisfaction of the Town Engineer for any lane or sidewalk 
closures. The temporary traffic control plan shall be prepared by a licensed professional 
engineer with experience in preparing such plans and in accordance with the 
requirements of the latest edition of the California Manual on Uniform Traffic Control 
Devices (MUTCD) and standard construction practices. The Traffic Control Plan shall be 
approved prior to the commencement of any work within the public right-of-way.  
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l. During construction, the Applicant shall make accessible any or all public and private 
utilities within the area impacted by construction, as directed by the Town Engineer.  

m. The minimum soils sampling and testing frequency shall conform to Chapter 8 of the 
Caltrans Construction Manual. The Applicant shall require the soils engineer submit to 
daily testing and sampling reports to the Town Engineer. 

77. MATERIAL HAULING ROUTE AND PERMIT: For material delivery vehicles equal to, or larger 
than two-axle, six-tire single unit truck size as defined by FHWA Standards, the Applicant 
shall submit a truck hauling route that conforms to Town of Los Gatos Standards for 
approval. Note that the Town requires a Haul Permit be issued for any hauling activities. 
The Applicant shall require contractors to prohibit trucks from using “compression release 
engine brakes” on residential streets. The haul route for this project unless otherwise 
approved by the Town Engineer, shall be: Kennedy Rd to Los Gatos Blvd to Los Gatos-
Saratoga Rd to Highway 17. A letter from the Applicant confirming the intention to use 
the designated haul route shall be submitted to the Town Engineer for review and 
approval prior to the issuance of any Town permits. All material hauling activities 
including but not limited to, adherence to the approved route, hours of operation, staging 
of materials, dust control and street maintenance shall be the responsibility of the 
Applicant. Hauling of soil on- or off-site shall not occur during the morning or evening 
peak periods (between 7:00 a.m. and 9:00 a.m. and between 4:00 p.m. and 6:00 p.m.), 
and at other times as specified by the Town Engineer. The Applicant must provide an 
approved method of cleaning tires and trimming loads on site. All material hauling 
activities shall be done in accordance with applicable Town ordinances and conditions of 
approval.  

78. PROJECT CLOSE-OUT: Prior to requesting a Final Inspection, the Applicant shall submit to 
the Town Engineer a letter indicating that all project conditions have been met, and all 
improvements are complete. All work must be completed to the satisfaction of the 
Planning Director and Town Engineer prior to the first occupancy. All public 
improvements, including the complete installation of all improvements relative to streets, 
fencing, storm drainage, underground utilities, etc., shall be completed and attested to by 
the Town Engineer before approval of occupancy of any unit. Where facilities of other 
agencies are involved, including those for water and sanitary sewer services, such 
installation shall be verified as having been completed and accepted by those agencies. In 
addition, the Applicant shall submit an itemized final quantities list of all public 
improvements constructed on-site and within the public right-of-way. The final quantities 
list shall be prepared by the project engineer and be to the approval of the Town 
Engineer. The final quantities list shall be broken out into on-site and off-site 
improvements based on the format provided by the Town. Until such time as all required 
improvements are fully completed and accepted by Town, the Applicant shall be 
responsible for the care, maintenance, and any damage to such improvements. Town 
shall not, nor shall any officer or employee thereof, be liable or responsible for any 
accident, loss or damage, regardless of cause, happening or occurring to the work or 
improvements required for this project prior to the completion and acceptance of the 
work or Improvements. All such risks shall be the responsibility of and are hereby 
assumed by the Applicant. 
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79. CONSTRUCTION WORKER PARKING: The Applicant shall provide a Construction Parking 
Plan that minimizes the effect of construction worker parking in the neighborhood and 
shall include an estimate of the number of workers that will be present on the site during 
the various phases of construction and indicate where sufficient off-street parking will be 
utilized and identify any locations for off-site material deliveries. Said plan shall be 
approved by the Town Engineer prior to issuance of Town permits and shall be complied 
with at all times during construction. Failure to enforce the parking plan may result in 
suspension of the Town permits. No vehicle having a manufacturer's rated gross vehicle 
weight exceeding ten thousand (10,000) pounds shall be allowed to park on the portion of 
a street which abuts property in a residential zone without prior approval from the Town 
Engineer (§15.40.070). 

80. SITE WATER DISCHARGE: In accordance with the Town Code, Prohibition of Illegal 
Discharges (Los Gatos Town Code Section 22.30.015), the Town Engineer may approve in 
coordination West Valley Sanitation District the discharge of uncontaminated pumped 
ground waters to the sanitary sewer only when such source is deemed unacceptable by 
State and Federal authorities for discharge to surface waters of the United States, 
whether pretreated or untreated, and for which no reasonable alternative method of 
disposal is available. Following the verification of the applicable local, state and/or federal 
approvals, a Discharge Plan will be approved and monitored by the Town Engineer. 
 

THE FOLLOWING CONDITIONS SHALL BE COMPLIED WITH AT ALL TIMES THAT THE USE 
PERMITTED BY THIS ENTITLEMENT OCCUPIES THE PREMISES 

 
81. POST CONSTRUCTION BEST MANAGEMENT PRACTICES (BMP): Post construction storm 

water pollution prevention requirements shall include:  
a. The Applicant shall be charged the cost of abatement for issues associated with, but not 

limited to, inspection of the private stormwater facilities, emergency maintenance 
needed to protect public health or watercourses, and facility replacement or repair if 
the treatment facility is no longer able to meet performance standards or has 
deteriorated. Any abatement activity performed on the Applicant’s property by Town 
staff will be charged to the Applicant at the Town’s adopted fully-loaded hourly rates. 

b. Maintenance of the storm drain inlets “No Dumping – Drains to Bay” plaques to alert 
the public to the destination of storm water and to prevent direct discharge of 
pollutants into the storm drain. Template ordering information is available at 
www.flowstobay.org.  

c. All process equipment, oils, fuels, solvents, coolants, fertilizers, pesticides, and similar 
chemical products, as well as petroleum based wastes, tallow, and grease planned for 
storage outdoors shall be stored in covered containers at all times. 

d. All public outdoor spaces and trails shall include installation and upkeep of dog waste 
stations.  

e. Garbage and recycling receptacles and bins shall be designed and maintained with 
permanent covers to prevent exposure of trash to rain. Trash enclosure drains shall be 
connected to the sanitary sewer system.  

Page 52



f. It is the responsibility of the property owner(s)/homeowners association to implement 
a plan for street sweeping of paved private roads and cleaning of all storm drain inlets.  

 
TO THE SATISFACTION OF THE SANTA CLARA COUNTY FIRE DEPARTMENT: 
 
82. GENERAL: Review of this Developmental proposal is limited to acceptability of site access, 

water supply and may include specific additional requirements as they pertain to fire 
department operations, and shall not be construed as a substitute for formal plan review 
to determine compliance with adopted model codes. Prior to performing any work, the 
applicant shall make application to, and receive from, the Building Department all 
applicable construction permits. 

83. NOTE: The subject property is located within the Very High Fire Hazard Severity Zone 
(VHFHSZ) of the Local Responsibility Area (LRA). Pursuant to California Public Resources 
Code (PRC) 4290, the California Board of Forestry and Fire Protection is required to 
“…adopt regulations implementing minimum fire safety standards related to defensible 
space” applicable to “the perimeters and access to all residential, commercial, and 
industrial building construction.” In 2018, the Legislature passed and the Governor signed 
SB 901 (Dodd), which expanded the applicability of the regulations promulgated under 
PRC 4290 to land in the Local Responsibility Area (LRA) Very High Fire Hazard Severity 
Zone. All comments below that result from PRC 4290 are identified by **. Where a 
conflict exists between local & 4290 requirements, the more stringent requirement shall 
apply. California Code of Regulations, Title 14, Division 1.5, Chapter 7, Subchapter 2, 
Articles 1-5, § 1273.08. 

84. GRADES**: (a) At no point shall the grade for all roads and driveways exceed 16 percent. 
(b) The grade may exceed 16%, not to exceed 20%, with approval from the local authority 
having jurisdiction and with mitigations to provide for same practical effect. California 
Code of Regulations, Title 14, Division 1.5, Chapter 7, Subchapter 2, Articles 1-5, §1273.03. 
PRC 4290 request of exception approved #PC 24-4493. A copy of the PRC 4290 request of 
exception application form, with approval signature shall be made part of the building 
permit drawing set, to be routed to Santa Clara County Fire Department for final approval. 

85. RADIUS**: (As noted on Sheet A1) (a) No road or road structure shall have a horizontal 
inside radius of curvature of less than fifty (50) feet. An additional surface width of four 
(4) feet shall be added to curves of 50 -100 feet radius; two (2) feet to those from 100-200 
feet.  (b) The length of vertical curves in roadways, exclusive of gutters, ditches, and 
drainage structures designed to hold or divert water, shall be not less than one hundred 
(100) feet. California Code of Regulations, Title 14, Division 1.5, Chapter 7, Subchapter 2, 
Articles 1-5, § 1273.04. 

86. TURNAROUND**: (As Noted on Sheet A2) (a) Turnarounds are required on driveways and 
dead-end roads. (b) The minimum turning radius for a turnaround shall be forty (40) feet, 
not including parking, in accordance with the figures in 14 CCR §§ 1273.05(e) and 
1273.05(f). If a hammerhead/T is used instead, the top of the “T” shall be a minimum of 
sixty (60) feet in length. (c) Driveways exceeding 150 feet in length, but less than 800 feet 
in length, shall provide a turnout near the midpoint of the driveway. Where the driveway 
exceeds 800 feet, turnouts shall be provided no more than 400 feet apart. (d) A 
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turnaround shall be provided on driveways over 300 feet in length and shall be within fifty 
(50) feet of the building. (d) Each dead-end road shall have a turnaround constructed at its 
terminus. Where parcels are zoned five (5) acres or larger, turnarounds shall be provided 
at a maximum of 1,320 foot intervals. (e) Figure A. Turnarounds on roads with two ten-
foot traffic lanes. California Code of Regulations, Title 14, Division 1.5, Chapter 7, 
Subchapter 2, Articles 1-5, § 1273.05. 

87. MODIFIED FIRE SPRINKLERS REQUIRED: (As Noted on Sheet A1 and enhanced NFPA 13D 
will be installed) Approved automatic sprinkler systems in new and existing buildings and 
structures shall be provided in the locations described in this Section or in Sections 
903.2.1 through 903.2.12 whichever is the more restrictive and Sections 903.2.14 through 
903.2.21. For the purposes of this section, firewalls and fire barriers used to separate 
building areas shall be constructed in accordance with the California Building Code and 
shall be without openings or penetrations.  A copy of the Alternate Means/Methods 
application PC 24-4493, with approval signature shall be made part of the building permit 
drawing set, to be routed to Santa Clara County Fire Department for final approval. 

88. FIRE DEPARTMENT (ENGINE) DRIVEWAY TURNAROUND REQUIRED: (As Noted on Sheet 
A2) Provide an approved fire department engine driveway turnaround with a minimum 
radius of 40 feet outside.  Maximum grade in any direction shall be a maximum of 5%. 
Installations shall conform with Fire Department Standard Details and Specifications D-1. 
CFC Sec. 503. 

89. FIRE HYDRANT SYSTEMS REQUIRED: (As Noted on Sheet A1 and private hydrant will be 
installed)  Where a portion of the facility or building hereafter constructed or moved into 
or within the jurisdiction is more than 400 feet from a hydrant on a fire apparatus access 
road, as measured by an approved route around the exterior of the facility or building, 
onsite fire hydrants and mains shall be provided where required by the fire code official. 
Exception:  For Group R-3 and Group U occupancies, equipped throughout with an 
approved automatic sprinkler system installed in accordance with Section 903.3.1.1, 
903.3.1.2 or 903.3.1.3, the distance requirement shall be not more than 600 feet.  [CFC, 
Section 507.5.1] 

90. REQUIRED FIRE FLOW: (Letter received) The minimum require fireflow for this project is 
1000 Gallons Per Minute (GPM) at 20 psi residual pressure. This fireflow assumes 
installation of automatic fire sprinklers per CFC [903.3.1.3] 

91. WATER SUPPLY REQUIREMENTS: Potable water supplies shall be protected from 
contamination caused by fire protection water supplies.  It is the responsibility of the 
applicant and any contractors and subcontractors to contact the water purveyor supplying 
the site of such project, and to comply with the requirements of that purveyor.  Such 
requirements shall be incorporated into the design of any water-based fire protection 
systems, and/or fire suppression water supply systems or storage containers that may be 
physically connected in any manner to an appliance capable of causing contamination of 
the potable water supply of the purveyor of record. Final approval of the system(s) under 
consideration will not be granted by this office until compliance with the requirements of 
the water purveyor of record are documented by that purveyor as having been met by the 
applicant(s).  2019 CFC Sec. 903.3.5 and Health and Safety Code 13114.7. 

92. ADDRESS IDENTIFICATION: New and existing buildings shall have approved address 
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numbers, building numbers or approved building identification placed in a position that is 
plainly legible and visible from the street or road fronting the property. These numbers 
shall contrast with their background. Where required by the fire code official, address 
numbers shall be provided in additional approved locations to facilitate emergency 
response. Address numbers shall be Arabic numbers or alphabetical letters. Numbers shall 
be a minimum of 6 inches high with a minimum stroke width of 0.5 inch (12.7 mm).  
Where access is by means of a private road and the building cannot be viewed from the 
public way, a monument, pole or other sign or means shall be used to identify the 
structure. Address numbers shall be maintained. CFC Sec. 505.1. 

93. CONSTRUCTION SITE FIRE SAFETY: All construction sites must comply with applicable 
provisions of the CFC Chapter 33 and our Standard Detail and Specification S1-7.  Provide 
appropriate notations on subsequent plan submittals, as appropriate to the project.  CFC 
Chp. 33. 

94. WILDLAND-URBAN INTERFACE: This project is located within the designated Wildland-
Urban Interface Fire Area. The building construction shall comply with the provisions of 
California Building Code (CBC) Chapter 7A. Note that vegetation clearance shall be in 
compliance with CBC Section 701A.3.2.4 prior to project final approval. Check with the 
Planning Department for related landscape plan requirements. 

95. FIRE APPARATUS (ENGINE) ACCESS DRIVEWAY REQUIRED: (As Noted on Geo letter) An 
access driveway shall be provided having an all-weather surface of either asphalt, 
concrete or other engineered surface capable of supporting 75,000 pounds and approved 
by a civil engineer.  It shall have a minimum unobstructed width of 12 feet, vertical 
clearance of 13 feet 6 inches, minimum turning radius of 40 feet outside, and a maximum 
slope of 15%.  Installations shall conform to Fire Department Standard Details and 
Specifications sheet D-1. 

96. GENERAL: This review shall not be construed to be an approval of a violation of the 
provisions of the California Fire Code or of other laws or regulations of the jurisdiction.  A 
permit presuming to give authority to violate or cancel the provisions of the fire code or 
other such laws or regulations shall not be valid.  Any addition to or alteration of 
approved construction documents shall be approved in advance. [CFC, Ch.1, 105.3.6]. 
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FROM THE OFFICE OF
CHRIS SPAULDING

ARCHITECT
801 CAMELIA STREET, SUITE E

BERKELEY CA 94710

MATERIAL & COLOR BOARD
16497 S KENNEDY RD

LOS GATOS      CALIFORNIA

ROOFING & GUTTERS: TAYLOR METAL
PRODUCTS STANDING SEAM METAL ROOFING

COLOR: DARK BRONZE - LRV 22

WINDOW FRAMES
COLOR: BLACK

METAL RAILINGS
COLOR: BLACK

SMOOTH STUCCO SIDING
COLOR: SHERMAN WILLIAMS

'CHATURA GRAY'
LRV 30

EXHIBIT 4
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9-18-24

Letter of Justification: Proposed Residence at 16497 S. Kennedy Road 

General: As is illustrated in the whole property LRDA plan (Sheet A3), there 

are only tiny areas that are within the building envelope that are not 

encumbered by easements, over 30% slope and/or heavily wooded.  

The building site identified in the Tentative Map process is the most appropriate 

location for the new residence, as it does not require cutting any significant 

trees, requires the least amount of retaining wall, and is the least visible location 

from any public way. 

Retaining Walls: 

The proposed retaining walls are all under 5’ tall, except only at the 

required fire-apparatus turnaround. It is impossible to fit the required 

turnaround onto this property without larger walls. Furthermore, terraced walls 

are not possible, as the property or easement lines are within 2’ of the walls at 

the both the uphill and downhill edges of the turnaround. It is important to note 

that the location of the turnaround on this site will not be visible from any 

public way, nor very visible from the private drive (Vivian Drive).  

The proposed retaining walls conform to the HDS&G requirement to not 

run in a straight line for more than 50’, except at the fire-apparatus turnaround, 

which is required to be 75’ long. The walls will be painted a darker earth tone in 

order to better blend with the landscape. 

As explained above, the retaining walls cannot meet both the HDS&G 

standards for combined cut and fill depths and the Fire Department 

requirements for access and turnaround. Instead, the proposed design meets the 

Fire Department requirements with the least length and height of wall that is 

possible. 

Note that the total length of walls could be reduced if the requirements 

for four off-street parking spaces and three foot shoulders on the driveway were 

relaxed. 

Grading Depths: 

The required maximum combined cut / fill grading depths are only 

exceeded at the driveway and fire apparatus turnaround. Due to the slope and 

constricted site width at the turnaround location, there is no way to meet the 

HDS&G requirements while also meeting the Fire Department requirements. 

EXHIBIT 5Page 59



Therefore, the Fire Department requirements are followed, using the smallest 

cut / fill depths as possible. 

 

Decks & balconies: 

 The proposed decks and balconies look out to the west and north. There 

is only one adjacent residence to the west, and none to the north. The adjacent 

residence to the west is over 150 feet away and 30’ lower than the proposed 

house, and there are considerable mature oak trees between the two homes. 

Furthermore, as shown in the Landscape Plans, considerable additional screen 

planting is proposed along the common property line between these two houses. 

 The undersides of the decks and balconies are proposed to be enclosed to 

the extent possible, and otherwise cantilevered without any support posts. The 

cantilevered balconies will be protected with fire-resistive construction as 

required by the new Wildland-Urban Interface Zone requirements. 
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July 5, 2024

Ms. Jocelyn Shoopman
Community Development Department
Town of Los Gatos
110 E. Main Street
Los Gatos, CA  95031

RE: 16497 South Kennedy Drive

I reviewed the drawings and evaluated the neighborhood context. My comments and recommendations on 
the design are as follows:

NEIGHBORHOOD CONTEXT 
The site is located on a very constrained hillside parcel which is surrounded by large homes on much larger 
parcels. Photos of the site and its surrounding neighborhood are shown on the following page.

EXHIBIT 6
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 2

Aerial View of the Building Site

Looking down the new driveway entry

Looking down at the Building Site 
from Road Above

Looking up Vivian Drive at new driveway entrance
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 3

PROPOSED PROJECT

Proposed Vivian Drive Elevation

Proposed Elevation from below

Proposed Side Elevation

Proposed Side Elevation
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 4

ISSUES AND CONCERNS
The proposed home is small in footprint compared to nearby homes. The living spaces are divided among 
three floors with the upper floor set back from the lower two floors in accordance with the Town’s Hillside De-
velopment Standards and Design Guidelines. The main floor level is formed to follow the hillside profile, and 
the overall height of the structure, combined with a proposed low roof slope, allows it to fit into its hillside 
site without significant impacts on nearby neighbors.

The plans are initially a little difficult to understand in terms of the building massing. The illustrations below 
show the extent of each level and their composite arrangement.

Site Cross Section
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 5

Lower Level Floor Plan

Main Living Level Floor Plan

Upper Level Floor Plan
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 6

In my review I saw only two issues that staff may wish to explore further.

1. The roof overhangs at the second level are smaller than the upper level.

2. There is a portion of the southwest downhill facade that has a two story flat face which would appear to 
be inconsistent with both the Town’s Hillside Development Standards and Design Guidelines and the 
Town’s Single Family Residential Design Guidelines.

COMPOSITE FLOOR PLAN
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 7

RECOMMENDATIONS

1. Increase the roof overhang to provide a stronger eave shadow line to mitigate the two story facade.

2. There may be two ways to address the issue of the two story flat downhill facade section:

 A. Leave it as proposed given the amount of downhill landscaping that is currently a buffer to views from 
the home below and the applicant’s commitment to plant screen landscaping at the lower property line.

 B. Extend the balcony across the facade connecting the currently proposed balcony and deck.

Jocelyn, please let me know if you have any questions or if there are any issues that I did not address.

Sincerely,
CANNON DESIGN GROUP

Larry L. Cannon
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 6

In my review I saw only two issues that staff may wish to explore further.

1. The roof overhangs at the second level are smaller than the upper level.

2. There is a portion of the southwest downhill facade that has a two story flat face which would appear to
be inconsistent with both the Town’s Hillside Development Standards and Design Guidelines and the
Town’s Single Family Residential Design Guidelines.

COMPOSITE FLOOR PLAN

ARCHITECT'S RESPONSE MEMO 9-17-24

EXHIBIT 7
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16497 South Kennedy Drive
Design Review Comments
July 5, 2024    Page 7

RECOMMENDATIONS

1. Increase the roof overhang to provide a stronger eave shadow line to mitigate the two story facade.

2. There may be two ways to address the issue of the two story flat downhill facade section:

 A. Leave it as proposed given the amount of downhill landscaping that is currently a buffer to views from 
the home below and the applicant’s commitment to plant screen landscaping at the lower property line.

 B. Extend the balcony across the facade connecting the currently proposed balcony and deck.

Jocelyn, please let me know if you have any questions or if there are any issues that I did not address.

Sincerely,
CANNON DESIGN GROUP

Larry L. Cannon

The middle floor has been cantilevered out 18" to between the balconies to break up
                                                                                                           the 2-story section

The eaves have been lengthened over the area with the 2-story facade

Page 70



ASCA Registered Consulting Arborist #401 / ISA Tree Risk Assessment Qualified / ISA Certified Arborist #WE-3172A     cell (415) 203-0990 / walterslevisonjr@yahoo.com

1 of 54 
Site Address:  16497 S. Kennedy Rd., Los Gatos, CA   Version: 8/5/2024

Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture      

 Walter Levison 2024 All Rights Reserved 

Assessment of Twenty-Nine (29) Protected-Size Trees 
At and Adjacent to 

 16497 S. Kennedy Rd. 
Los Gatos, California  

Prepared for:  
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Town of Los Gatos Community Development Department 
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Report by CTA 
8/5/2024 

EXHIBIT 8
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1.0 Summary - Table and Paragraph Formats 
a. Below is a matrix style overview of protected-size trees (non-exempt species, 4-inches diameter at 4.5 feet above grade). In the table, the CTA

(Contract Town Arborist) has outlined expected impacts to each tree, along with suggestions for adjustments to the plan set (if applicable) that will optimize
tree survival over the long term.

Mitigation replacement rate and size is noted for each tree in the case that removal or damage to trees occurs.

Note: Only trees within relatively close proximity of proposed work are included in this tree study (e.g. tree trunks located between approximately zero and
30 linear feet of current proposed new grading, utility trenching, excavation, haul routes, landscaping, etc. as shown on proposed plans, and regulated
species/size trees with canopy driplines that encroach over the applicant’s property lot line.

Trees Located Off-Site

Large dimension canopy native oak specimens #21 and #26 were for the purposes of this arborist report considered to be “off-site” specimens located
outside of the various lot lines shown on tree map basis sheet A2 (applicant site plan proposed). The canopies of both of these trees extend far into the
proposed project area, as is rendered by the light dashed clouding rendered by the applicant’s architect (and as rendered by the CTA as heavy black
clouding on the tree map markup included in this CTA arborist report). The ownership status of these trees is not verified at the time of writing, and actual
ownership may be the project owner/applicant. Town Staff may want to verify tree ownership status of these two trees before the project moves forward
into build phase.

All privet and fruit tree “exclusion” species specimens were excluded by the CTA from this study, as their mainstem diameters were not large enough to be
considered protected-size specimens.  

UNKNOWN ITEM / STORMWATER CONVEYANCE SYSTEM: 

There is one “to be determined” item related to this proposed residential plan: the proposed storm drain pipe pipe line trench and outfall, which is shown 
extending in a northwestward direction at the left end of sheet A2, with an indication of “TO RETENTION AREA” shown on the applicant plan sheet A2 at 
the end of the proposed storm drain alignment. There are multiple coast live oak specimens off-sheet beyond the area of forested site shown at the left 
edge of the applicant’s sheet A2, and therefore it is possible that the proposed storm drain pipe line trench and associated outfall or rock dissipater area at 
the northwest end of the system could have significant or severe negative impacts on multiple regulated size coast live oak tree specimens that are 
outside of the scope of this initial arborist report (the CTA was directed to only assess trees within the immediate area of proposed new work, which limited 
the CTA’s tree study to 29 trees in closest proximity to the proposed residence, deck, and driveway buildout areas). Town Planning Division Staff may 
want to query the applicant regarding the proposed storm drain pipe line extent and grading/excavation associated with any outfall/dissipater at the 
northwest end of the storm drain water conveyance system.  
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New Staff Protocols 2021 Onward / High Risk Trees & Extreme Risk Trees & Dead Trees 

Per my communications with Town Planning Division Staff in 2021, all trees with a TRAQ risk rating of “high” or “extreme”, and all trees in “dead”       
(i.e. 0 to 5% overall condition ratings) are allowed to be removed as no-fee removals, without any canopy replacement fees or plantings required, when a 
site is undergoing entitlement review. The reference for this no-fee/no-replacement removal standard is tree ordinance section 29.10.0985.  

Table 1.0(a) (REFER TO THE CTA’S TREE MAP MARKUP WHEN REVIEWING THIS MATRIX) 

Note that there are zero (0) protected-size trees expected to be removed as part of the applicant’s site plan project work. 

Line 
Number 

Tree Tag 
Number 

Common 
Name 

Large 
Protected 

Tree 
(LPT)? 

Appraised 
Value 

Site plan changes or restrictions required to reduce 
impacts to “less than significant” 

Replacement 
Rate Per 

Canopy Lost 

Replacement 
Size Tree 

1 1 
Coast live 

oak 
YES $9400. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline.  

4 24” box 

2 2 
European 

olive 
 $5,400. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. 

4 24” box 

3 3 
Coast live 

oak 
 $2,260. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. 

3 24” box 

4 4 
Coast live 

oak 
$3,790. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. 

4 24” box 

5 5 
Coast live 

oak 
$2,900. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. 

3 24” box 

6 6 
Coast live 

oak 
$2,060. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. 

3 24” box 

7 7 
European 

olive $11,100. TO BE REMOVED PER APPLICANT’S PLAN. 6 24” box 

8 8 
California 

toyon $2,890. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

9 9 
Coast live 

oak $980. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 
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Line 
Number 

Tree Tag 
Number 

Common 
Name 

Large 
Protected 

Tree 
(LPT)? 

Appraised 
Value 

Site plan changes or restrictions required to reduce 
impacts to “less than significant” 

Replacement 
Rate Per 

Canopy Lost 

Replacement 
Size Tree 

10 10 
Coast live 

oak $2,070. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

11 11 
Coast live 

oak $600. TO BE REMOVED PER APPLICANT’S PLAN. 2 24” box 

12 12 
European 

olive $2,410. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

13 13 
Coast live 

oak $700. TO BE REMOVED PER APPLICANT’S PLAN. 2 24” box 

14 14 
Coast live 

oak  $670. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

15 15 
Coast live 

oak  $940. TO BE REMOVED PER APPLICANT’S PLAN. 2 24” box 

16 16 
Coast live 

oak  $1,610. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

17 17 
Coast live 

oak 1,530. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

18 18 
Coast live 

oak $1,050. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

19 19 
Coast live 

oak $1,940. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

20 20 
Coast live 

oak $1,700. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

21 21 
Coast live 

oak YES $32,500. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline (i.e. tightlined along the 
proposed new driveway and retaining wall eastern edge). 

10 24” box 
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Line 
Number 

Tree Tag 
Number 

Common 
Name 

Large 
Protected 

Tree 
(LPT)? 

 
Appraised 

Value 
 

Site plan changes or restrictions required to reduce 
impacts to “less than significant” 

Replacement 
Rate Per 

Canopy Lost 

Replacement 
Size Tree 

22 22 
California 

toyon  $1,070. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

23 23 
Coast live 

oak  $1,340. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

24 24 
Coast live 

oak YES $12,500. 

Erect chain link fencing erected per the CTA’s tree map 
markup at canopy dripline.  
 
Note the proposed driveway build will likely require 
greater vertical airspace clearance than current. The 
current canopy hangs to 10 feet above dirt road grade 
elevations. Pruning will likely be required to clear 
airspace between 10 feet and 18 feet (??) above grade to 
allow for tall machinery access onto the site (verify with 
build team). This work would not necessary harm the tree 
to a severe degree, and is expected to be only a 
moderate impact to overall tree health and structure.  
 
Note also the proposed road edge construction will be 
approximately 8 feet from the mainstem edge of tree #24: 
a location that is within the calculated 12 foot offset 
radius “critical root zone minimum offset distance” for 
construction on a single side of a tree root system, which 
means that proposed work as shown on sheet A2 will 
violate the suggested offset radius for new construction 
to some degree (i.e. new work will be 4 feet within the 
suggested CRZ offset).  
 
If possible, new roadway work should be pushed 4 to 6 
additional feet westward from the locations as proposed 
on plan sheet A2, to allow for the entire CRZ of 12 feet 
radius to be fenced off and preserved entirely, during the 
road work.   
 

6 24” box 
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Line 
Number 

Tree Tag 
Number 

Common 
Name 

Large 
Protected 

Tree 
(LPT)? 

 
Appraised 

Value 
 

Site plan changes or restrictions required to reduce 
impacts to “less than significant” 

Replacement 
Rate Per 

Canopy Lost 

Replacement 
Size Tree 

 
 

Tree #24, looking northward down the existing dirt road which is  
roughly 10 feet vertical below the elevation of the lowest canopy live wood and foliage.  

Pruning to clear the canopy will likely be required to gain an additional +/- 6 to 8 feet of vertical 
airspace clearance to clear large machinery ingress/egress.  

Note also that the proposed roadway as currently shown will encroach to  
approximately 8 feet west of the mainstem edge: a location that is  

4 feet inside of the suggested critical root zone offset radius minimum.   
Optimally, the roadway should be built at 4 to 6 additional feet west of the proposed roadway footprint  

edge indicated on sheet A2 currently being reviewed for this arborist report assignment.  
 

Page 77



 
 

ASCA Registered Consulting Arborist #401 / ISA Tree Risk Assessment Qualified / ISA Certified Arborist #WE-3172A                                     cell (415) 203-0990 / walterslevisonjr@yahoo.com 

              8 of 54 
Site Address:  16497 S. Kennedy Rd., Los Gatos, CA                                                                   Version: 8/5/2024
     
Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture       

 Walter Levison 2024 All Rights Reserved 

 

Line 
Number 

Tree Tag 
Number 

Common 
Name 

Large 
Protected 

Tree 
(LPT)? 

 
Appraised 

Value 
 

Site plan changes or restrictions required to reduce 
impacts to “less than significant” 

Replacement 
Rate Per 

Canopy Lost 

Replacement 
Size Tree 

25 25 
Coast live 

oak YES $4,200. 

This tree is a large protected tree when the sum total of 
all multiple mainstems is derived (>24” diameter).  
 
Tree will be severely impacted by proposed roadway 
construction if the footprint is built out to the west edge of 
roadway as shown on sheet A2. Potentially severe root 
loss and required pruning to clear roadway footprint as 
currently shown on sheet A2 proposed site plan.  

3 24” box 

26 26 
Coast live 

oak YES $25,600. 

No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. Note that this tree appears to 
be an off-site specimen that is not actually located on this 
private lot. Construction will skirt around the canopy 
dripline and fencing protection.  

6 24” box 

27 27 
Coast live 

oak  $1,000. TO BE REMOVED PER APPLICANT’S PLAN. 3 24” box 

28 28 
Coast live 

oak  $750. 
No changes necessary. Build as proposed, and keep 
chain link fencing erected per the CTA’s tree map 
markup at canopy dripline. 

2 24” box 

29 29 
Coast live 

oak  $1,110. 

Proposed new driveway construction with associated baserock, 
edging, etc. appears to encroach to roughly 3 or 4 feet east of 
the tree mainstem edge: a location that is within the existing 
canopy dripline and within the suggested critical root zone CRZ 
of roughly 6 feet offset radius.  
 
Suggest use trunk buffer plus chain link fencing protection, and 
verify the lower elevation of proposed baserock base section 
excavation preparation in relation to existing grade (i.e. verify 
whether new work will involve excavation below existing soil 
grade elevations). 
 
Note: the current set of plans under review by the CTA does not 
show elevations for baserock base excavation for this roadway, 
and therefore the degree of root zone impacts to tree #29 from 
this work cannot be verified as of the date of writing until the 
applicant shows us a side cut detail of the access road work 
extent along this section of the property.   

3 24” box 
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2017 Town of Los Gatos In-lieu fee equivalent = $250 per each required 24” box mitigation tree planting not installed on the site. 
(This project is on a lot that is greater than 10,000 square feet, and is therefore not allowed to use 15 gallon size trees for on-site replacement 
plantings).  
 
1.0 (b) Summary of tree disposition and tree issues, based on the set of plans submitted to planning division:       

 
    1.0b (i) OVERVIEW 

 
29 total trees #1 through #29 were assessed by the CTA in close proximity to proposed work.  

 
Total value of all 29 study trees: $136,070.  

 
PROTECTION 
 
12 trees are expected to be retained and protected in place (PIP): #1, 2, 3, 4, 5, 6, 21, 24, 25, 26, 28, 29. Trees #21 and #26 appear to be “off-site” 
trees, but may be on-site private trees.  

 
Total value of these 12 trees being protected in place: $102, 470. 
 
REMOVAL 
 
Value of 17 trees being removed: $33,600.  

 
MITIGATION FEES 
 
Mitigation in-lieu fees required for removal of 17 trees #7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 19, 20, 22, 23, 27 based on canopy spread:  
 
Installation of fifty-one (51) 24” box size replacement tree plantings, or payment to Town of Los Gatos tree fund in the amount of 
 
51 x ($250/tree equivalency established by Town) = $12,750. Town Staff and applicant team will need to discuss mitigation fees versus plantings.  
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 1.0b (ii) IMPACTS TO TREES BEING PROTECTED IN PLACE / MITIGATION OF IMPACTS 
 
• DRIVEWAY VS. TREE #24: Proposed driveway appears to encroach within the tree #24 canopy dripline area and root zone radius. The roadway will 

encroach to 8 feet from mainstem edge, which is 4 feet beyond the recommended 12 foot offset radius minimum recommended area to be fenced off 
as a work exclusion zone. Pruning to clear airspace for motor vehicles and machinery will likely require removal of live wood and foliage between 10 
feet elevation and +/- 16 to 18 feet elevation above existing soil grade. Overall impact of this clearance pruning is expected to be moderate only. The 
roadway is suggested to be adjusted to 12 feet offset radius from the mainstem edge, which will require moving the footprint 4 additional feet westward 
from its current location, or simply narrowing the roadway profile by 4 feet.  
 

• DRIVEWAY VS. TREES #25 AND #29: Proposed driveway work will potentially cause severe damages to the root system and canopies of trees #25 
and #29. Clearance pruning will necessarily be significant to severe. Actual loss of roots during road work will depend on whether baserock base 
section excavation is required to occur below existing soil grade or not (the applicant’s proposed set of plans does not contain this information and 
does not show a side cut detail of the roadway area in question near this tree, and therefore the author cannot verify the degree of root zone impacts 
that would occur during road development. Consult with the applicant’s project team to determine bottom elevation of proposed baserock base 
section excavation in relation to existing road surface elevations alongside trees #25 and #29.  

 
• UNKNOWN FACTOR / STORMWATER CONVEYANCE SYSTEM PROPOSED: the westmost end of the proposed storm drain pipeline trench 

indicated on applicant sheet A2 as “to retention area” is an unknown factor. 
 

Town Staff will need to query the applicant team regarding this item, given that the area west of the west edge of sheet A2 was not surveyed by the 
CTA (the CTA was directed by Town Staff to survey only those site areas in immediate vicinity of proposed work. Therefore, all existing native oak 
specimens west of trees #1 and #2 have not yet been assessed to determine impacts related to proposed site work, as of the date of this CTA arborist 
report writing).  

 
It is likely that there is a proposed stormwater retention basin and/or proposed storm drain pipe outfall with rock dissipater not being shown on the 
applicant’s set of plans as of the date of writing, proposed to be built in the (as yet unassessed) native oak forest area west of the west edge of plan 
sheet A2.    

 
1.0b (iii)  
 
SECURITY BONDING:  

 
The new 2015 iteration of the Town tree ordinance section 29.10.1000 (c)3 includes wordage that requires that all trees being retained on a development 
site need to be appraised for dollar value at the applicant’s expense prior to building or grading permits being issued by the Town. Part ‘f’ of this same tree 
ordinance section states that the Town may condition a security bond prior to issuance of a permit, in the sum of $5,000 per each tree being preserved, or 
$25,000, whichever is less. In the case of this site, with 12 protected-size trees being retained on and off site (12 x $5,000 = $60,000.), the minimum 
$25,000 bond amount would kick in as the bond for this project.    
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2.0 Assignment & Background  
   
Walter Levison, Contract Town Arborist (CTA) was directed to tag and assess all Protected-Size (4 inch diameter and greater) trees in relatively close 
proximity to the proposed site plan project.  
 
The trees were tagged with numeric tags “1” through “29” by the CTA, affixed to the mainstem of each tree at roughly eye-level. These tag numbers are 
noted on the CTA’s tree map markup attached to the end of this written report.  
 
The CTA summarized the tree situation from a long-term site manager’s perspective, both in table form and in written form above, in section 1.0.  
 
Specific recommendations for tree maintenance and protection are outlined below in section 4.0.  
 
Digital images of the trees archived by the CTA are included below in this report for reference of existing pre-project conditions.  
 
The tree data table with detailed tree information based on the CTA’s field assessment July, 2024 makes up section 11.0 of this report. The CTA used a 
forester’s D-tape to determine trunk diameter at 4.5 feet above grade, or at a narrow point below a mainstem fork if the fork occurs at 4.5 feet above grade. 
The D-tape converts actual trunk circumference into diameter in inches and tenths of inches. Tree heights were measured using a digital Nikon forestry pro 
550 hypsometer. Tree canopy spread was visually estimated.  
 
The attached tree map mark-up prepared by the CTA was created using the applicant’s site plan sheet A2 iteration 6/12/2024 received by the CTA in July, 
2024.  This tree map was marked up with various highlight coloration

 
as discussed in section 12.0.  
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3.0 Town of Los Gatos – What Trees are Protected?  
 
Per the most recent (2015) iteration of the Town of Los Gatos tree ordinance (Town Code Chapter 29 – Zoning Regulations, Article 1), the following 
regulations apply to all trees within the Town’s jurisdiction (wordage adjusted):  
 

1. All trees with at least a single mainstem measuring four (4) inches diameter or greater at 4.5 feet above grade are considered “Protected Trees” when 
removal relates to any development review.  
 

2. 12 inch diameter (18 inch multistem total) trees on developed residential property not currently subject to development review.  
 

3. 8 inch diameter (8 inch multistem total) blue oak (Quercus douglasii), black oak (Quercus kellogii), California buckeye (Aesculus californica), and 
Pacific madrone (Arbutus menziesii) on developed residential lots not currently subject to development review.  

 
4. 8 inch diameter (8 inch multistem total) trees on developed residential property not currently subject to development review, on lots in the designated 

Hillside Area per the official Town map.  
 

5. All trees with a single mainstem or sum of multiple mainstems totaling 48 inches diameter or greater at 4.5 feet above grade are considered “Large 
Protected Trees” (LPT).  
 

6. All oak species (Quercus spp.), California buckeye (Aesculus californica), and Pacific madrone (Arbutus menziesii) with one or more mainstems 
totaling 24 inches diameter or more at 4.5 feet above grade are considered “Large Protected Trees” (LPT).  
 

7. Section 29.10.0965. Prohibitions: A permit is required to prune, trim, cut off, or perform any work, on a single occasion or cumulatively, over a three-
year period, affecting 25% or more of any Protected Tree (including below ground root system).  
 

8. Section 29.10.0965. Prohibitions: A permit is required to prune, trim, or cut any branch or root greater than four (4) inches in diameter of a Large 
Protected Tree.  
 

9. Section 29.10.0965. Prohibitions: A permit is required to conduct severe pruning on any protected tree. Severe pruning is defined in section 
29.10.0955 as “topping or removal of foliage or significant scaffold limbs or large diameter branches so as to cause permanent damage and/or 
disfigurement of a tree, and/or which does not meet specific pruning goals and objectives as set forth in the current version of the International Society 
of Arboriculture Best Management Practices-Tree Pruning and ANSI A300-Part 1 Tree, Shrub, and Other Woody Plant Management-Standard 
Practices, (Pruning).”  

 
10. Exceptions:  

 
Severe Pruning Exception in Town Code section 29.10.1010(3) “…..except for pollarding of fruitless mulberry (Morus alba) or other species approved 
by the Town Arborist….”.  
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Protected Tree Exceptions:  
 

a. Edible fruit or nut bearing trees less than 18 inches diameter (multistem total or single stem) 
b. Acacia melanoxylon (blackwood acacia) less than 24 inches (multistem total or single stem) 
c. Liriodendron tulipifera (tulip tree) less than 24 inches (multistem total or single stem) 
d. Ailanthus altissima  (tree of heaven) less than 24 inches (multistem total or single stem) 
e. Eucalyptus globulus (Tasmanian blue gum) less than 24 inches (multistem total or single stem) 
f. Eucalyptus camaldulensis  (River red gum) less than 24 inches (multistem total or single stem) 
g. Other eucalyptus species (E. spp.) not noted above,  less than 24 inches (multistem total or single stem)  

(REMOVAL O.K. ONLY AT HILLSIDE AREA LOCATIONS PER OFFICIAL TOWN MAP):  
www.losgatosca.gov/documentcenter/view/176  

h. All palm species (except Phoenix canariensis)  less than 24 inches (multistem total or single stem) 
i. Ligustrum lucidum (glossy privet) less than 24 inches (multistem total or single stem) 
Note that per the exception in part ‘a’ above, fruiting olive trees with stems totaling less than 18 inches are considered non-
protected.  
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4.0 Recommendations  
 

1. Project Arborist (“PA”):  
 
Initial Signoff 
 
It is suggested that a third party ASCA registered consulting arborist or ISA Certified Arborist with good experience with tree protection during 
construction be retained by the applicant, to provide pre-project verification that tree protection and maintenance measures outlined in this section of 
the arborist report are adhered to. Periodic (e.g. monthly) inspections and summary reporting, if required as a project condition of approval, are 
suggested in order to verify contractor compliance with tree protection throughout the site plan project. This person will be referred to as the project 
arborist (“PA”). The PA should monitor soil moisture within the root protection zones of trees being retained, using a Lincoln soil moisture probe/meter 
or equivalent. If required, inspection reports shall be sent to Ms. Jocelyn Shoopman, Associate Planner, at:  
 
 jshoopman@losgatosca.gov   
 
Sample wordage for a condition of approval regarding monitoring of tree protection and tree condition:  
 
“The required protective fencing shall remain in place until final landscaping and inspection of the project. Project arborist approval must be obtained 
and documented in a monthly site activity report sent to the Town.  A mandatory Monthly Tree Activity Report shall be sent at least once monthly to the 
Town planner associated with this project (jshoopman@losgatosca.gov) beginning with the initial tree protection verification approval letter”. 
 

 
The project arborist (PA) (not Walter Levison, Contract Town Arborist) is suggested to work with the project team to directly monitor a 
portion of the following items such as:   
 

1a. Trenching for storm drain (SD) pipe line work and retention basin and/or outfall and rock energy dissipater work (the extent of which is not 
known as of the date of writing, shown at the lower left side (i.e. west end) of the applicant’s sheet A2). 
 
1b. Pruning of trees #24, 25, and #29 for vertical and horizontal airspace clearance (actual extent of pruning and sizes of trees to be pruned are 
“to be determined”.  
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2. Project Team Pre-Project Clarifications or Changes Requested:

It is suggested that Town Staff request clarification from the applicant, or request special work methods, materials, and specifications for the following
items that may reasonably be expected to occur as part of the applicant’s planned site work:

2a. DRAINAGE PIPE / RETENTION BASIN / OUTFALL/ ENERGY DISSIPATER (ASSUMED): Verify with the applicant the full extent of any proposed
stormwater conveyance systems, including all storm drain pipe trenching alignments and cut depths, the outfall location, and any energy dissipater and/or
retention basins proposed at the end of the system. If the system encroaches to within 20 to 30 linear feet of any regulated size trees at the west end of
the lot proposed to be developed, then the CTA may need to analyze impacts to those trees from proposed stormwater system development as a followup
scope of work that is outside this initial arborist report preparation assignment.

2b. DRIVEWAY APPROACH VS. TREES #24, 25, 29: It is suggested that planning staff determine if there is any possibility of narrowing the width of the 
approach driveway such that trees #24, 25, and/or #29 canopies and root systems are impacted to a lesser degree than under the site plan as currently 
proposed (e.g. proposed plan as shown on applicant set of sheets will require that up to 50% of the canopies of trees #25 and #29 are pruned back to 
clear the road airspace, which may cause severe decline and/or death of the tree(s), and tree #24 root system may be severely impacted). 

2c. DRIVEWAY APPROACH / CUT DEPTH VS. ROOT SYSTEMS OF TREES #24, 25, 29:  It is suggested that planning staff verify with the applicant
whether the proposed driveway approach build:  

(a) will require scarification and recompaction of the existing soil driveway, such that the root systems of these three study trees may be negatively 
impacted to varying degrees between “moderate” and “severe”, or  

(b) will be built up entirely over existing grade, such that new baserock base section installation and asphalt or other surfacing installation will occur 
OVER existing soil grade, thereby allowing the existing root systems of these three study trees to remain protected in place without being severed or 
cut or damaged. Current plan set of sheets does not include a driveway build side cut detail, and therefore these details are “to be determined”.  

3. Security Bond:

It is suggested that Town Staff condition this project on receiving security bond monetary funds from the applicant in the amount of $25,000, as a hedge 
against potential decline or death of one or more of the survey trees to remaining on-site or off-site in close proximity to the proposed site plan project. Staff 
may choose to reduce this fee to a lesser amount.  See table 1.0(a) for individual tree appraised values.   
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4. Chain Link Fencing Type I and/or Type II Root Protection Zone (RPZ):

Prior to commencing site demolition, erect chain link fencing panels set on moveable
concrete block footings.  Wire the fence panels to iron layout stakes pounded 24 inches
into the ground at the ends of each fence panel to keep the fence route stabilized and in
its correct position. Do not wire the fence panels to the trunks of the trees.

Pre-construction fence:

Per the red dashed lines on the tree map mark-up in the CTA’s arborist report
(routes may be subject to change, depending on the finalized alignments of work
items).

Protective fencing shall be at the farthest possible offset distances from trees being
retained.

This fencing must be erected prior to any heavy machinery traffic or construction material 
arrival on site.

The protective fencing must not be temporarily moved during construction. No materials, 
tools, excavated soil, liquids, substances, etc. are to be placed or dumped, even 
temporarily, inside the root protection zone or “RPZ”.    

No storage, staging, work, or other activities will be allowed inside the RPZ except
with PA monitoring.

Side Note: For the fencing around trees #3 and #4 at the steep slope section, use
additional materials to make the RPZ fencing more robust. Silt fencing with the lower edge
buried under soil, and straw wattles pinned down over the bottom edge of the silt fencing
material using wooden dowels are typically the two materials used on steep slopes to
“rigidify” the RPZ fence. See image at right for an example of how this was set up on a
past project in Belmont.
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5. Signage:  The RPZ fencing shall have one sign affixed with UV-stabilized zip ties to the chain link at eye level for every 15 linear feet of fencing,
minimum 8”X11” size each, plastic laminated, with wordage that includes the Town Code section that refers to tree fence protection requirements
(wordage can be adjusted):

TREE PROTECTION ZONE FENCE 
ZONA DE PROTECCION PARA ARBOLES 

-NO ENTRE SIN PERMISO- 
-LLAME EL ARBOLISTA- 

REMOVAL OF THIS FENCE IS 
SUBJECT TO PENALTY ACCORDING TO 

LOS GATOS TOWN CODE 29.10.1025 

PROJECT ARBORIST: 
TELEFONO CELL:          EMAIL:              

NOTE: THE CTA IS NOT THE “PROJECT ARBORIST”. The project arborist is a private arborist contracted by the applicant or applicant’s team 
of professionals who then monitors the project and reports to Town of Los Gatos planning division on a monthly basis with tree condition and 
tree protection inspection reports.  
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6. Water Spray:  

 
Spray off foliage of all trees within 20 feet of construction activity using a very high power garden hose or a 
pressure washer system set on low pressure to wash both the upper and lower surfaces of foliage. This helps 
keep the gas portals (stomata) unclogged for better gas exchange which is crucial for normal tree function.  
 
Spray should be applied approximately once-monthly, or when ambient airborne dust concentration is 
unusually high.  
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7. Pruning / Above-Ground Clearance:  

 
Retain an ISA certified arborist to perform or directly supervise 
pruning (on-site) per the following specifications and per all of the 
most current  ANSI-A300 pruning standards:  
 
7.1. Tree #24: Provide minimum vehicle airspace clearance as well 
as any additional clearance for ingress/egress of tall machinery and 
work vehicles. It is expected that at least 14’ to 18’ of total vertical 
airspace will be required to be achieved (to be determined). 
Perform length reduction pruning to remove outermost ends of 
branches and limbs, per the sample spec image at right (exerpted 
from Gilman, Structural Pruning).  
 
Sizes of parts and actual extent of pruning is “to be determined” as 
indicated above.  
 
7.2. Trees #25 and #29: Remove entire east sides of canopies 
(approx. 50% of canopy live wood and foliage) to clear proposed 
driveway approach airspace for both horizontal and vertical 
clearance. It is the Town’s understanding that this work may cause 
severe decline in condition of and/or premature death of the trees, 
in which case the applicant will be responsible for additional tree 
removal fees and any associated “in lieu fees” per the standard 
canopy replacement table ratios indicated in this arborist report 
summary section 1.0(a).  
 
Alternatively, planning staff may choose to add either of these two 
trees to the list of “removals” and require that the applicant pay in 
lieu fees up front as part of the project conditions of approval, given 
that the extent of pruning required to clear the project buildout may 
be the cause of severe decline or premature death of the trees.  
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8. Tree Removal In-Lieu Fees:  
 
As indicated in summary section 1.0 of this arborist report, the applicant is proposing to remove 17 trees #7, 8, 9, 10, 11, 12, 13, 14, 15, 16, 17, 18, 
19, 20, 22, 23, 27. The total in lieu fee required for removal of these 17 regulated trees has been determined by the CTA in table 1.0(a) as 51 times 
$250/tree not actually planted on site = 51 x $250 = $12,750.  
 
If the applicant ends up installing new 24” box size native oaks on this property with irrigation system supplemental water, then Town planning staff 
may choose to reduce the required in-lieu fee total due to the Town accordingly.  
 
Note that there are additional tree removal application permit fees, etc. that are also due in addition to the in-lieu fee calculation noted above (Town 
staff will determine these additional fees).  

 

5.0 Tree Protection and Maintenance Directions per Town Code   
 
The following is excerpted directly from the 2015 iteration of the Town of Los Gatos tree ordinance sections which provide specific tree protection directions 
and limitations on root pruning and above-ground pruning:  
 
Sec. 29.10.1000. New property development. 

 
(a) A tree survey shall be conducted prior to submittal of any development application proposing the removal of or impact to one or more protected 
trees. The development application shall include a Tree Survey Plan and Tree Preservation Report based on this survey. The tree survey inventory 
numbers shall correspond to a numbered metal tag placed on each tree on site during the tree survey. The tree survey plan shall be prepared by a certified 
or consulting arborist, and shall include the following information: 

 
(1) Location of all existing trees on the property as described in section 29.10.0995; 

 
(2) Identify all trees that could potentially be affected by the project  (directly  or  indirectly- immediately or in long term), such as upslope grading or 

compaction outside of the dripline; 
 

(3) Notation of all trees classified as protected trees; 
 

(4) In addition, for trees four (4) inches in diameter or larger, the plan shall specify the precise location of the trunk and crown spread, and the 
species, size (diameter, height, crown spread) and condition of the tree. 

 
(b) The tree survey plan shall be reviewed by the Town’s consulting arborist who shall, after making a field visit to the property, indicate in writing or as 
shown on approved plans, which trees are recommended for preservation (based on a retention rating of high/moderate/low) using, as a minimum, the 
Standards of Review set forth in section 29.10.0990. This plan shall be made part of the staff report to the Town reviewing body upon its consideration of the 
application for new property development; 

 
(c) When development impacts are within the dripline of or will affect any protected tree, the applicant shall provide a tree preservation report prepared 
by a certified or consulting arborist. The report, based on the findings of the tree survey plan and other relevant information, shall be used to determine the 
health and structure of existing trees, the effects of the proposed development and vegetation removal upon the trees, recommendations for specific 
precautions necessary for their preservation during all phases of development (demolition, grading, during construction, landscaping); and shall also 
indicate which trees are proposed for removal. The tree preservation report shall stipulate a required tree protection zone (TPZ) for trees to be 
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retained, including street trees, protected trees and trees whose canopies are hanging over the project site from adjacent properties. The TPZ shall be 
fenced as specified in section 29.10.1005: 

 
(1) The final approved tree preservation report shall be included in the building permit set of development plans and printed on a sheet titled: 

Tree Preservation Instructions (Sheet T-1). Sheet T-1 shall be referenced on  all  relevant  sheets  (civil,  demolition,  utility,  landscape, 
irrigation) where tree impacts from improvements may be shown to occur; 

 
(2) The Town reviewing body through its site and design plan review shall endeavor to protect all trees  recommended for preservation by the 

Town’s consulting arborist. The Town reviewing body may determine if any of the trees recommended for preservation should be removed, if 
based upon  the evidence submitted the reviewing body determines that due to special site grading or other  unusual characteristics 
associated with the property, the preservation of the tree(s) would significantly preclude feasible development of the property as described in 
section 29.10.0990; 

 
(3) Approval of final site or landscape plans by the appropriate Town reviewing body shall comply with the following requirements and          

conditions of approval: 
 

a. The applicant shall, within ninety (90) days of final approval or prior to issuance of  a grading or building permit, whichever occurs 
first, secure an appraisal of the condition and value of all trees included in the tree report affected by the development that are required to 
remain within the development using the Tree Value Standard methodology as set forth in this Chapter. The appraisal of each tree shall 
recognize the location of the tree in the proposed development. The appraisal shall be performed in accordance with the current edition of 
the Guide for Plant Appraisal published by the Council of Tree and Landscape Appraisers (CTLA) and the Species and Group Classification 
Guide published by the Western Chapter of the International Society of Arboriculture. The appraisal shall be performed at the applicant's 
expense, and the appraisal shall be subject to the Director's approval. 

 

b. The site or landscape plans shall indicate which trees are to be removed. However, the plans do not constitute approval to remove a 
tree until a separate permit is granted. The property owner or applicant shall obtain a protected tree removal permit, as outlined in section 
29.10.0980, for each tree to be removed to satisfy the purpose of this division. 

 
(d) Prior to acceptance of proposed development or subdivision improvements, the developer shall submit to the Director a final tree preservation 
report prepared by a certified or consulting arborist. This report shall consider all trees that were to remain within the development. The report shall note 
the trees' health in relation to the initially reported condition of the trees and shall note any changes in the trees' numbers or physical conditions. The 
applicant will then be responsible for the loss of any tree not previously approved for removal. For protected trees, which were removed, the 
developer shall pay a penalty in the amount of the appraised value of such tree in addition to replacement requirements contained in section 
29.10.0985 of this Code. The applicant shall remain responsible for the health and survival of all trees within the development for a period of five (5) years 
following acceptance of the public improvements of the development or certificate of occupancy. 

 
(e) Prior to issuance of any demolition, grading or building permit, the applicant or contractor shall submit to the Building Department a written 
statement and photographs verifying that the required tree protection fence is installed around street trees and protected trees in accordance with the tree 
preservation report. 

 
(f) If required by the Director and conditioned as part of a discretionary approval, a security guarantee shall be provided to the Town. Prior to the 
issuance of any permit allowing construction to begin, the applicant shall post cash, bond or other security satisfactory to the Director, in the penal 
sum of five thousand dollars ($5,000.00) for each tree required to be preserved, or twenty-five thousand dollars ($25,000.00), whichever is less. The 
cash, bond or other security shall be retained for a period of one (1) year following acceptance of the public improvements for the development and shall 
be forfeited in an amount equal to five thousand dollars ($5,000.00) per tree as a civil penalty in the event that a tree or trees required to be preserved 
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are removed, destroyed or severely damaged. 
 
(g) An applicant with a proposed development which requires underground utilities shall avoid the installation of said utilities within the dripline of 
existing trees whenever possible. In the event that this is unavoidable, all trenching shall be done using directional boring, air-spade excavation or by hand, 
taking extreme caution to avoid damage to the root structure. Work within the dripline of existing trees shall be supervised at all times by a certified or 
consulting arborist. 

 
(h) It shall be a violation of this division for any property owner or agent of the owner to fail to comply with any development approval condition 
concerning preservation, protection, and maintenance of any protected tree. 

 
(Ord. No. 2114, §§ I, II, 8-4-03) 

 
Sec. 29.10.1005. Protection of trees during construction. 

 
(a) Protective tree fencing shall specify the following: 

 
(1) Size and materials. Six (6) foot high chain link  fencing,  mounted  on  two-inch  diameter galvanized iron posts, shall be driven into the ground 

to a depth of at least two (2) feet at no more than 10-foot spacing. For paving area that will not be demolished and when stipulated in a tree 
preservation plan, posts may be supported by a concrete base. 

 
(2) Area type to be fenced. Type I: Enclosure with chain link fencing of either the entire dripline area or at the tree protection zone (TPZ), when 

specified by a certified or consulting arborist. Type II: Enclosure for street trees located in a planter strip: chain link fence around the entire 
planter strip  to the outer branches. Type III: Protection for a tree located in a small planter cutout only (such as downtown): orange plastic 
fencing shall be wrapped around the trunk from the ground to the first branch with 2-inch wooden boards bound securely on the outside. 
Caution shall be used to avoid damaging any bark or branches. 

 
(3) Duration of  Type I, II, III  fencing. Fencing shall be erected before demolition,  grading or construction permits are issued and remain in 

place until the work is completed. Contractor shall first obtain the approval of the project arborist on record prior to removing a tree protection 
fence. 

 
(4) Warning sign. Each tree fence shall have prominently displayed an 8.5 x 11-inch sign stating: "Warning—Tree Protection Zone-this fence shall 

not be removed and is subject to penalty according to Town Code 29.10.1025". 
 
(b) All persons, shall comply with the following precautions: 

 
(1) Prior to the commencement of construction, install the fence at the dripline, or tree protection zone (TPZ) when specified in an approved arborist 

report, around any tree and/or vegetation to be retained which could be affected by the construction and prohibit any storage of construction 
materials or other materials, equipment cleaning, or parking of vehicles within the TPZ. The dripline shall not be altered in any way so as to 
increase the encroachment of the construction. 

 
(2) Prohibit all construction activities within the TPZ, including but not  limited  to:  excavation, grading, drainage and leveling within the dripline of 

the tree unless approved by the Director. 
 

(3) Prohibit disposal or depositing of oil, gasoline, chemicals or other harmful materials within the dripline of or in drainage channels, swales or 
areas that may lead to the dripline of a protected tree. 

 
(4) Prohibit the attachment of wires, signs or ropes to any protected tree. 
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(5) Design utility services and irrigation lines to be located outside of the dripline when feasible. 
 

(6) Retain the services of a certified or consulting arborist who shall serve as the project arborist for periodic monitoring of the project site and the 
health of those trees to be preserved. The project arborist shall be present whenever activities occur which may pose a potential threat to the 
health of the trees to be preserved and shall document all site visits. 

 
(7) The Director and project arborist shall be notified of any damage that occurs to a protected tree during construction so that proper treatment may 

be administered. 
 

(Ord. No. 2114, §§ I, II, 8-4-03) 
 

             Sec. 29.10.1010. Pruning and maintenance. 
 

All pruning shall be in accordance with the current version of the International Society of Arboriculture Best Management Practices—Tree Pruning 
and ANSI A300-Part 1 Tree, Shrub and Other Woody Plant Management—Standard Practices, (Pruning) and any special conditions as determined 
by the Director. For developments, which require a tree preservation report, a certified or consulting arborist shall be in reasonable charge of all 
activities involving protected trees, including pruning, cabling and any other work if specified. 

 
(1) Any public utility installing or maintaining any overhead wires or underground pipes or conduits in the vicinity of a protected tree shall obtain 

permission from the Director before performing any work, including pruning, which may cause injury to a protected tree. (e.g. cable TV/fiber optic 
trenching, gas, water, sewer trench, etc.). 

 
(2) Pruning for clearance of utility lines and energized conductors shall be performed in compliance with  the current version of the American 

National Standards Institute (ANSI) A300 (Part 1)- Pruning, Section 5.9 Utility Pruning. Using spikes or gaffs when pruning, except where no 
other alternative is available, is prohibited. 

 
(3) No person shall prune, trim, cut off, or perform any work, on a single occasion or cumulatively, over a three-year period, affecting twenty-five 

percent or more of the crown of any protected tree without first obtaining a permit pursuant to this division except for pollarding of fruitless 
mulberry trees (Morus alba) or other species approved by the Town Arborist. Applications for a pruning permit shall include photographs indicating 
where pruning is proposed. 

(4) No person shall remove any Heritage tree or large protected tree branch or root through pruning or other method greater than four (4) inches in 
diameter (12.5” in circumference) without first obtaining a permit pursuant to this division. 

 
(Ord. No. 2114, §§ I, II, 8-4-03) 
 

6.0 Tree Replacement Standards – Los Gatos Town Code 
 

(Excerpted from Town Code 29.10.0985 and 29.10.0987) 
 

(1) Two (2) or more replacement trees, of a species and size designated by the Director, shall be planted on the subject private property. Table 3-1 
The Tree Canopy—Replacement Standard shall be used as a basis for this requirement. The person requesting the permit shall pay the cost 
of purchasing and planting the replacement trees. 

(2) If a tree or trees cannot be reasonably planted on the subject property, an in-lieu payment in an amount set forth by the Town Council by 
resolution shall be paid to the Town Tree Replacement Fund to: 
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a. Add or replace trees on public property in the vicinity of the subject property; or 
 

b. Add or replace trees or landscaping on other Town property; or 
 

c. Support the Town’s urban forestry management program. (Ord. No. 2114, §§ I, II, 8-4-03) 

Table 3-1 - Tree Canopy - Replacement Standard 
 

Canopy Size of Removed Tree 1 

(Staff is using 24” box size as 
the Replacement Standard for 

single family residential 
Projects as of 2016) 2,4

 

Single Family 
Residential 

Replacement3,4
 

10 feet or less Two 24 inch box trees Two 15 gallon trees 

More than 10 feet to 25 feet Three 24 inch box trees Three 15 gallon trees 

More than 25 feet to 40 feet 
Four 24 inch box 
trees; or Two 36 
inch box trees 

Four 15 gallon trees 

More than 40 feet to 55 feet 

Six 24 inch box 

trees; or Three 

36 inch box 

trees 

Not Available 

Greater than 55 feet 
Ten 24 inch box 
trees; or Five 36 
inch box trees 

Not Available 

Notes 
 

1
To measure an asymmetrical canopy of a tree, the widest measurement shall be used to determine canopy size. 

2
Often, it is not possible to replace a single large, older tree with an equivalent tree(s). In this case, the tree may be replaced with a combination of 
both the Tree Canopy Replacement Standard and in-lieu payment in an amount set forth by Town Council resolution paid to the Town Tree 
Replacement Fund. 
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3
Single Family Residential Replacement Option is available for developed single family residential lots under 10,000 square feet that are not 
subject to the Town’s Hillside Development Standards and Guidelines. All 15-gallon trees must be planted on-site. Any in-lieu fees for single 
family residential shall be based on 24” box tree rates as adopted by Town Council. 

4
Replacement Trees shall be approved by the Town Arborist and shall be of a species suited to the available planting location, proximity to structures, 
overhead clearances, soil type, compatibility with surrounding canopy and other relevant factors. Replacement with native species shall be strongly 
encouraged. Replacement requirements in the Hillsides shall comply with the Hillside Development Standards and Guidelines Appendix A and 
Section 29.10.0987 Special Provisions--Hillsides. 

 

Sec. 29.10.0987.  Special Provisions—Hillsides 
 

The Town of Los Gatos recognizes its hillsides as an important natural resource and sensitive habitat which is also a key component of the 

Town’s identity, character and charm.  In order to maintain and encourage restoration of the hillside environment to its natural state, the Town 

has established the following special provisions for tree removal and replacement in the hillsides: 

 
(1) All protected trees located 30 or more feet from the primary residence that are removed shall be replaced with native trees listed in Appendix A 

Recommended Native Trees for Hillside Areas of the Town of Los Gatos Hillside Development Standards and Guidelines (HDS&G). 
 

(2) All protected trees located within 30 feet of the primary residence that are removed shall be replaced as follows: 
 

(a) If the removed tree is a native tree listed in Appendix A of the HDS&G, it shall only be replaced with a native tree listed in Appendix A of 
the HDS&G. 

 
(b) If the removed tree is not listed in Appendix A, it may be replaced with a tree listed in Appendix A, or replaced with another species of 
tree as approved by the Director. 

 
(c) Replacement trees listed in Appendix A may be planted anywhere on the property. 

 
(d) Replacement trees not listed in Appendix A may only be planted within 30 feet of the primary residence. 

 
(3) Replacement requirements shall comply with the requirements in Table 3-1 Tree Canopy Replacement Standard of this Code. 

 
(4) Property owners should be encouraged to retain dead or declining trees where they do not pose a safety or fire hazard, in order to foster wildlife 

habitat and the natural renewal of the hillside environment. 
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7.0 Author’s Qualifications   
 

• Continued education through The American Society of Consulting Arborists, The International Society of Arboriculture (Western Chapter), and 
various governmental and non-governmental entities. 
 

• Contract Town Arborist, Town of Los Gatos, California  
Community Development Department / Planning Division  
2015-present    

 

• Tree Risk Assessment Qualified (ISA TRAQ Course Graduate, Palo Alto, California)  
 

• Millbrae Community Preservation Commission (Tree Board)  
2001-2006 

 

• ASCA Registered Consulting Arborist #401 
 

• ASCA Arboriculture Consulting Academy graduate, class of 2000 
 

• Associate Consulting Arborist 
Barrie D. Coate and Associates 
4/99-8/99 

 

• Contract City Arborist, City of Belmont, California  
Planning and Community Development Department 
5/1999-5/2020 (21 years) 
 

• ISA Certified Arborist #WE-3172A  
 

• Peace Corps Soil and Water Conservation Extension Agent 
Chiangmai Province, Thailand 1991-1993 
 

• B.A. Environmental Studies/Soil and Water Resources 
UC Santa Cruz, Santa Cruz, California 1990 
 
UCSC Chancellor’s Award, 1990 

 
(My full curriculum vitae is available upon request) 
 

  

Page 96



 
 

ASCA Registered Consulting Arborist #401 / ISA Tree Risk Assessment Qualified / ISA Certified Arborist #WE-3172A                                     cell (415) 203-0990 / walterslevisonjr@yahoo.com 

              27 of 54 
Site Address:  16497 S. Kennedy Rd., Los Gatos, CA                                                                   Version: 8/5/2024
     
Registered Member, American Society of Consulting Arborists and Member of the International Society of Arboriculture       

 Walter Levison 2024 All Rights Reserved 

 

8.0 Assumptions and Limiting Conditions    
 
Any legal description provided to the consultant/appraiser is assumed to be correct. Any titles and ownership to any property are assumed to be good and marketable. No responsibility is assumed 
for matters legal in character. Any and all property is appraised and evaluated as through free and clean, under responsible ownership and competent management. 
 

It is assumed that any property is not in violation of any applicable codes, ordinance, statutes, or other government regulations. 
 
Care has been taken to obtain all information from reliable sources.  All data has been verified insofar as possible; however, the consultant/appraiser can neither guarantee nor be responsible for 

the accuracy of information provided by others.  
 
The consultant/appraiser 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 and contract of engagement. 
 
Unless required by law otherwise, the possession of this report or a copy thereof does not imply right of publication or use for any other purpose by any other than the person to whom it is 

addressed, without the prior expressed written or verbal consent of the consultant/appraiser. 
 
Unless required by law otherwise, neither all nor any part of the contents of this report, nor copy thereof, shall be conveyed by anyone, including the client, to the public through advertising, public 

relations, news, sales, or other media, without the prior expressed conclusions, identity of the consultant/appraiser, or any reference to any professional society or institute or to any initiated 
designation conferred upon the consultant/appraiser as stated in his qualifications. 
 

This report and any values expressed herein represent the opinion of the consultant/appraiser, and the consultant’s/appraiser’s fee is in no way contingent upon the reporting of a specified value, a 
stipulated result, the occurrence of a subsequent event, nor upon any finding to be reported. 
 

Sketches, drawings, and photographs in this report, being intended for visual aids, are not necessarily to scale and should not be construed as engineering or architectural reports or surveys 
unless expressed otherwise. The reproduction of any information generated by engineers, architects, or other consultants on any sketches, drawings, or photographs is for the express purpose of 
coordination and ease of reference only. Inclusion of said information on any drawings or other documents does not constitute a representation by Walter Levison to the sufficiency or accuracy of 
said information. 

 
Unless expressed otherwise: 
a. information contained in this report covers only those items that were examined and reflects the conditions of those items at the time of inspection; and  

b. the inspection is limited to visual examination of accessible items without dissection, excavation, probing, or coring. There is no warranty or guarantee, expressed or implied, that 
problems or deficiencies of the plants or property in question may not arise in the future. 
 

Loss or alteration of any part of this report invalidates the entire report.  
 
Arborist Disclosure Statement: 
 
Arborists are tree specialists who use their education, knowledge, training, and experience to examine trees, recommend measures to enhance the beauty and health of trees, and attempt to 
reduce the risk of living near trees. Clients may choose to accept or disregard the recommendations of the arborist, or to seek additional advice.  

 
Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Tree are living organisms that fail in ways we do not fully understand. Conditions are often hidden 
within trees and below ground. Arborist 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.  
 
Treatment, pruning, and removal of trees may involve considerations beyond the scope of the arborist’s services such as property boundaries, property ownership, site lines, disputes between 

neighbors, and other issues. Arborists 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.  
 

Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of risk. The only way to eliminate all risk associated with trees is to eliminate the trees.  
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9.0 Certification 
 
I hereby certify that all the statements of fact in this report are true, complete, and correct to the best of my knowledge and belief, and are made in good faith. 
 

 
 
Signature of Consultant 

 
DIGITAL BADGES:  
 
ISA CERTIFIED ARBORIST CREDENTIAL:  
https://certificates.isa-arbor.com/f1918723-df46-48cc-ace2-c12625530fec?record_view=true 
 
ISA TREE RISK ASSESSMENT QUALIFIED (TRAQ):  
https://certificates.isa-arbor.com/d180515f-ab75-440b-9c66-106005e3cf10?record_view=true#gs.hpb30w 
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10.0 Digital Images   
 
WLCA archived new digital images of the trees in July, 2024     
 

Tree 
Tag 

Image 
Tree 
Tag 

Image 

1 

 

2 
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14 through 18 upper elevations 
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Tree 29 is the oak specimen with canopy covering the left 3/4 of the 
above image (foreground).  
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11.0 Tree Data Table  
 

NOTE 1: Fruit and nut trees measuring less than 18” diameter (total of all mainstems) both on the site and on adjacent neighbor properties were excluded 
from this study as “exemption trees” per the Town tree ordinance.  
 
NOTE 2: Tree Conservation suitability ratings (TCS) were determined using the applicant’s currently- proposed site plan layout. If the site plan layout can 
be adjusted to provide greater offset distances between trees and work, the TCS ratings may improve compared to the TCS ratings stated in the below 
table.   
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1 Quercus 
agrifolia 

Coast live 
oak 

Est. 
33 -- -- Est. 33 40/35 20/20 20% Very 

Poor  X  Poor     

At least 90% 
of the tree’s 
basal 
mainstem 
cross 
sectional 
area is 
visibly 
decayed. 
Tree may be 
categorized 
as a high 
risk of total 
tree failure 
and impact 
with 
residence 
(once the 
proposed 
residence is 
built out).  
 
Note the 
proposed 
stormwater 
conveyance 
pipe line 
trench and 
“retention 
area” noted 
at left side of 
applicant 
sheet A2. 
The extent of 
this 
proposed 
drainage 
work is not 
known.  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  
 
Possible 
additional tree 
survey and 
analysis of 
impacts to 
trees from 
proposed 
stormwater 
conveyance 
work will be 
required, once 
applicant 
confirms the 
extent of their 
proposed 
water retention 
area buildout.  

TPZ/RPZ  
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2 Olea europaea European 
olive 10 9 8 

Total 
of four 
stems  

37” 
35/35 60/50 55% Fair  X  Mod     

Same issue 
of the 
“unknown” 
extent of 
stormwater 
conveyance 
work 
proposed for 
this left side 
of site plan 
area (west 
end of 
property). 
Planning 
staff will 
need to 
query the 
applicant 
regarding 
this 
proposed 
work to 
verify the 
nature of 
what is 
proposed.  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  
 
Possible 
additional tree 
impact 
analysis 
required, 
related to the 
applicant’s 
proposed 
stormwater 
conveyance 
work.  

TPZ/RPZ  

3 Quercus 
agrifolia 

Coast live 
oak 11.0 - - 11.0 28/15 70/55 62% 

Good  X  Mod     

Severe 
sycamore 
bark moth 
larvae 
feeding 
damage. 

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  

4 Quercus 
agrifolia 

Coast live 
oak 10.4 9.8 - 20.2 26/30 60/50 55% Fair  X  Mod     

6” diameter 
cavity at 
grade (non-
significant 
issue).  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  
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5 Quercus 
agrifolia 

Coast live 
oak 11.6 - - 11.6 35/20 85/60 74% 

Good  X  Good      

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  

6 Quercus 
agrifolia 

Coast live 
oak 11.0 - - 11.0 29/16 50/50 50% Fair  X  Mod South     

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  

7 Olea europaea European 
olive 14 10 10 

Total 6 
stems 

52” 
30/45 75/65 70% 

Good X   n/a      n/a n/a 

8 Heteromeles 
arbutifolia 

California 
toyon 5 4 4 

Total 6 
stems 

23” 
20/13 65/45 53% Fair X   n/a     

Tree located 
on a slope 
that is 
almost 
vertical 
(extreme 
angle).  

n/a n/a 

9 Quercus 
agrifolia 

Coast live 
oak 7.5 - - 7.5 25/12 75/45 60% Fair X   n/a     

Bark 
inclusion 
fork (defect) 
at 5 feet 
above grade. 

n/a n/a 

10 Quercus 
agrifolia 

Coast live 
oak 

 
9.5 

 
- - 9.5 30/16 75/70 72% 

Good X   n/a      n/a n/a 
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11 Quercus 
agrifolia 

Coast live 
oak 4.9 - - 4.9 19/7 80/75 78% 

Good X   n/a      n/a n/a 

12 Olea europaea European 
olive 5 4 4 

Total 8 
stems 

26” 
23/25 80/70 75% 

Good X   n/a      n/a n/a 

13 Quercus 
agrifolia 

Coast live 
oak 4.4 3.3 - 7.7 17/10 65/65 65% 

Good X   n/a      n/a n/a 

14 Quercus 
agrifolia 

Coast live 
oak 6.5 - - 6.5 26/11 65/55 60% Fair X   n/a      n/a n/a 

15 Quercus 
agrifolia 

Coast live 
oak 6.4 5.1 - 11.5 24/8 60/40 50% Fair X   n/a     

Bark 
inclusion 

fork (defect) 
at 4 feet.  

n/a n/a 

16 Quercus 
agrifolia 

Coast live 
oak 8.1 - - 8.1 25/13 75/75 75% 

Good X   n/a West West    n/a n/a 

17 Quercus 
agrifolia 

Coast live 
oak 9.2 - - 9.2 24/12 75/45 60% Fair X   n/a West West    n/a n/a 

18 Quercus 
agrifolia 

Coast live 
oak 8.3 - - 8.3 27/16 55/40 48% Fair X   n/a     

Bark 
inclusion 
fork (defect) 
at 5 feet.  

n/a n/a 
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19 Quercus 
agrifolia 

Coast live 
oak 9.3 - - 9.3 27/15 75/65 70% 

Good X   n/a      n/a n/a 

20 Quercus 
agrifolia 

Coast live 
oak 8.7 - - 8.7 28/17 80/65 75% 

Good X   n/a      n/a n/a 

21 
Quercus 
agrifolia 

NEIGHBOR 
TREE 

Coast live 
oak 38.6 - - 38.6 40/60 80/60 64% 

Good  X  Good     

Bark 
inclusion 
fork at 2.5 to 
4.5 feet 
elevation 
above grade 
(defect). 
Owner of 
this tree = 
unknown.  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  

22 Heteromeles 
arbutifolia 

California 
toyon 5.1 - - 5.1 20/20 70/70 70% 

Good X   n/a     S-trunk form.  n/a n/a 

23 Quercus 
agrifolia 

Coast live 
oak 7.5 - - 7.5 25/20 80/70 75% 

Good X   n/a      n/a n/a 
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24 Quercus 
agrifolia 

Coast live 
oak 24.5 - - 24.5 35/45 60/60 60% Fair  X  Mod     

Tree 
overhangs 
the roadway 
proposed 
footprint, 
with live 
wood and 
foliage 
hanging 
down to 
approx. 10 
feet above 
grade 
elevation. 
Tree will 
require 
pruning to 
clear at least 
16 to 18 
vertical feet 
above the 
roadway (as 
airspace 
clearance for 
expected tall 
machinery 
ingress/ 
egress as 
necessary to 
perform 
planned 
construction 

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  
 
Prune out 
canopy as 
necessary to 
gain additional 
airspace 
clearance 
vertical feet,   
above the 
existing 
canopy height 
of 10 feet 
above soil 
grade 
elevations.  

TPZ/RPZ, P. 
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25 Quercus 
agrifolia 

Coast live 
oak 6 6 6 

Total 7 
stems  

35” 
20/23 80/65 75% 

Good  X  Poor     

Tree hangs 
down to 4 
feet above 
grade over 
the 
proposed 
roadway 
asphalting 
and 
baserock 
base section 
plan area. 
The entire 
east side of 
canopy may 
need to be 
pruned out 
to clear the 
roadway.  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  
 
Prune to clear 
roadway, with 
the 
understanding 
that this 
degree of 
pruning will be 
“severe” and 
may cause 
irreversible 
decline of tree 
vigor, and/or 
death.  

TPZ/RPZ  

26 
Quercus 
agrifolia 

NEIGHBOR 
TREE 

Coast live 
oak 37.7 - - 37.7 32/50 60/50 55% Fair  X  Mod or 

Good     

Tree appears 
to be located 
“off-site” on 
a 
neighboring 
lot.  
 
No apparent 
conflicts 
between 
proposed 
work and the 
canopy, if 
fencing is 
erected per 
the CTA’s 
tree map 
markup.  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  

27 Quercus 
agrifolia 

Coast live 
oak 7.5 - - 7.5 21/12 80/45 60% Fair X   n/a     

Two 
codominant 
mainstems 
with bark 
inclusion 
fork at 5 feet 
(defect).  

n/a n/a 
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28 Quercus 
agrifolia 

Coast live 
oak 6.0 - - 6.0 25/9 75/60 66% 

Good  X  Mod      

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  

TPZ/RPZ  

29 Quercus 
agrifolia 

Coast live 
oak 6 4 4 14 20/16 80/40 46% Fair  X  Poor     

Same 
situation as 
oak #25, 
which is that 
proposed 
roadway 
work will 
require that 
the entire 
east side of 
the canopy 
is pruned 
out to clear 
the roadway 
and any 
associated 
retaining 
wall and/or 
edging, etc. 
along the 
west side of 
the roadway 
(see 
applicant 
sheet A2, 
and see the 
CTA’s tree 
map markup 
attached to 
this report).  
 
Note 
multiple bark 
inclusion 
forks in this 
mainstem 
system 
(structural 
defects).  

Erect chain 
link root 
protection 
zone fencing 
along the red 
dashed lines 
per the CTA’s 
tree map 
markup 
attached to 
this report.  
 
Prune to clear 
roadway, with 
the 
understanding 
that this 
degree of 
pruning will be 
“severe” and 
may cause 
irreversible 
decline of tree 
vigor, and/or 
death.  

TPZ/RPZ  
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Overall Tree Condition Ratings / Breakdown of Numeric Ranges  
(New, Per Guide for Plant Appraisal, 10th Edition):   
00 - 05% = Dead  
06 - 20% = Very Poor 
21 – 40% = Poor 
41 – 60% = Fair 
61 – 80% = Good 
81 – 100% = Exceptional  
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Tree Conservation Suitability (TCS) Ratings1    
 
A tree’s suitability for conservation is determined based on its health, structure, age, species and disturbance tolerances, proximity to proposed cutting and 
filling, proximity to proposed construction or demolition as shown on the most current plan sheet iterations, and potential longevity, using a scale of good, fair, 
or poor (Fite, K, and Smiley, E. T., 2016).  The following list defines the rating scale. Note that if proposed site work can be offset to farther linear distances 
from a tree’s trunk edge, a tree’s TCS rating may be elevated by one rating tier, given that there would be a corresponding reduction in expected future root 
zone impacts.   
 

TCS Ratings Range of values  

Good 80-100 Trees with good health, good structural stability and good expected longevity after construction. 

Moderate 60-79 
Trees with fair health and/or structural defects that may be mitigated through treatment.  These trees 
require more intense management and monitoring, before, during, and after construction, and may have 
shorter life expectancy after development. 

Poor <59 
Trees are expected to decline during or after construction regardless of management.  The species or 
individual may possess characteristics that are incompatible or undesirable in landscape settings or 
unsuited for the intended use of the site. 

TCS Ratings Worksheet Factors (Total Possible: 100 Points) 
Health (1-15) 

Root Cut/Fill Distance from Trunk (1-15) 

Structure Defects (1-15) 

Construction Tolerance of the tree species (1-15) 

Age relative to typical species lifespan (1-10) 

Location of construction activity (1-10) 

Soil quality/characteristics (1-10) 

Species desirability (1-10) 

                                                        
1 Derived from Fite and Smiley, 2016. Best Management Practices: Managing Trees During Construction, 2nd Edition. International Society of Arboriculture.  
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Tree Maintenance and Protection Codes Used in Data Table:  
 

RPZ / TPZ: Root protection zone or “Tree Protection Zone” fence, chain link, with 2" diameter iron posts driven 24" into the ground, 6 to 8 feet on center max. 
spacing. Alternative material: chain link fence panels set over concrete block-type footings, with the fence panels wired to steel pins pounded 24 inches into 
the ground at both ends of each panel.  
 
RB: Root buffer consisting of wood chip mulch lain over existing soil as a 12 inch thick layer, overlain with 1 inch or greater plywood strapped together with 
metal plates. This root buffer or soil buffer should be placed over the entire width of the construction corridor between tree trunks and construction.  
 
RP: Root pruning. Prune woody roots measuring greater than or equal to 1 inch diameter by carefully back-digging into the soil around each root using small 
hand tools until an area is reached where the root is undamaged. Cleanly cut through the root at right angle to the root growth direction, using professional 
grade pruning equipment and/or a Sawzall with wood pruning blade. Backfill around the cut root immediately (same day), and thoroughly irrigate the area to 
saturate the uppermost 24 inches of the soil profile.  
 
BDRP: Back-dig root pruning: Hand-dig around the broken root, digging horizontally into the open soil root zone until a clean, unbroken, unshattered section of 
the root is visible. Proceed as per ‘root pruning’.  
 
RCX: Root crown excavation. Retain an experienced ISA-Certified arborist to perform careful hand-digging using small trowels or other dull digging tools to 
uncover currently-buried buttress root flares. Digging shall occur between trunk edge and at least two (2) feet horizontal from trunk edge. The final soil 
elevation will be at a level such that the tree’s buttress roots visibly flare out from the vertical trunk.  
 
TB: Trunk buffer consists of 20-40 wraps of orange plastic snow fencing to create a 2 inch thick buffer over the lowest 8 feet of tree trunk (usually takes at least 
an entire roll of orange fencing per each tree). Lay 2X4 wood boards vertically, side by side, around the entire circumference of the trunk. Secure buffer using 
duct tape (not wires).   
 
F: Fertilization with slow-release Greenbelt 22-14-14 tree formula, as a soil injection application using a fertilizer injection gun. This brand and formulation is 
commonly used by reputable tree care companies in the Bay Area. Apply at label rate and injection hole spacing.  
 
M: 4-inch thick layer of chipper truck type natural wood chips (example source: Lyngso Garden Supply, self pick-up). Do not use bark chips or shredded 
redwood bark.  
 
W: Irrigate using various methods to be determined through discussion with General Contractor. Irrigation frequency and duration to be determined through 
discussion and/or per directions in this report. Native oak species typically require 1x/month irrigation, while other tree species tend to prefer 2x/month or 
4x/month moderate to heavy irrigation during construction.  
 
P: Pruning per specifications noted elsewhere. All pruning must be performed only under direct site supervision of an ISA Certified Arborist, or performed 
directly by an ISA Certified Arborist, and shall conform to all current ANSI A300 standards.  
 
MON: A Project Arborist must be present to monitor specific work as noted for each tree.  
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12.0 Attached: Tree Location & Protection Fence Map Mark-up 
 
The CTA marked up the applicant’s sheet A2, attached to this report.  
 
The markups added to the applicant’s document include:     
 

• Trunk plot dots, enlarged, at approximate locations of the trees.   
 

• Numeric tree tag numbers 1 through 29 noted in large font size (the CTA added additional trees to the plot sheet that were not originally identified on any 
of the applicant’s plan sheets).  
  

• Approximate canopy driplines shown in true scale, in relation to proposed new work, using “black clouding” (placed directly over the applicant architect’s 
line dashed line rendering of canopy driplines, which were found to be roughly accurate when ground-truthed by the CTA.  

 

• Red dashed heavy lines = the CTA’s suggested root protection zone (RPZ) chain link fence routing for protection of horizontally-extended woody roots. 
Note that the routing around trees #24, #25, and #26 is tightlined along the assumed lot lines of this private property. The CTA assumed that fencing 
would not be allowed to be placed anywhere on the joint-use driveway right of way, and that the only locations available for fence erection would be the 
eastmost property lines where the private lot adjoins the existing joint-use roadway.  

 

• NOTE: The area indicated by applicant as “to retention area” is highlighted in magenta. The extent of the applicant’s proposed storm drain pipe 
trenching, and any associated rock dissipaters, outfalls, and retention area excavation is completely unknown as of the date of this CTA arborist report 
writing.  

 

13.0 Attached: CTA Tree Appraisal Worksheet using 10th Edition of Guide for Plant Appraisal as basis 
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1 Qa 30 0.2 0.2 0.6 26% 33 80% 80% 3 3.8 $250.00 $65.79 854.87 56,241$             9,359$  $9,400

2 Oe 22 0.6 0.5 0.6 53% multi stem total 80% 80% 3 3.8 $250.00 $65.79 240.00 15,789$             5,356$  $5,400

3 Qa 30 0.7 0.55 0.5 57% 11 80% 80% 3 3.8 $250.00 $65.79 94.99 6,249$               2,260$  $2,260

4 Qa 30 0.6 0.5 0.6 53% multi stem total 80% 80% 3 3.8 $250.00 $65.79 170.00 11,184$             3,794$  $3,790

5 Qa 30 0.85 0.6 0.7 65% 11.6 80% 80% 3 3.8 $250.00 $65.79 105.63 6,949$               2,902$  $2,900

6 Qa 30 0.5 0.5 0.6 52% 11 80% 80% 3 3.8 $250.00 $65.79 94.99 6,249$               2,060$  $2,060

7 Oe 22 0.75 0.65 0.65 67% multi stem total 80% 80% 3 3.8 $250.00 $65.79 395.00 25,987$             11,060$               $11,100

8 Ha 18 0.65 0.45 0.6 50% multi stem total 80% 80% 1 2.09 $250.00 $119.62 75.00 8,971$               2,885$  $2,890

9 Qa 30 0.75 0.45 0.65 53% 7.5 80% 80% 3 3.8 $250.00 $65.79 44.16 2,905$               976$  $980

10 Qa 30 0.75 0.7 0.6 69% 9.5 80% 80% 3 3.8 $250.00 $65.79 70.85 4,661$               2,066$  $2,070

11 Qa 30 0.8 0.75 0.7 75% 4.9 80% 80% 3 3.8 $250.00 $65.79 18.85 1,240$               595$  $600

12 Oe 22 0.8 0.7 0.7 72% multi stem total 80% 80% 3 3.8 $250.00 $65.79 80.00 5,263$               2,408$  $2,410

13 Qa 30 0.65 0.65 0.75 67% multi stem total 80% 80% 3 3.8 $250.00 $65.79 25.00 1,645$               700$  $700

14 Qa 30 0.65 0.55 0 48% 6.5 80% 80% 3 3.8 $250.00 $65.79 33.17 2,182$               674$  $670

15 Qa 30 0.6 0.4 0.7 48% multi stem total 80% 80% 3 3.8 $250.00 $65.79 47.00 3,092$               940$  $940

16 Qa 30 0.75 0.75 0.7 74% 8.1 80% 80% 3 3.8 $250.00 $65.79 51.50 3,388$               1,610$  $1,610

Valuation Appraisal Worksheet Based on Guide for Plant Appraisal, 10th Edition  , 2nd Printing (2019)  
"Functional Replacement Method / Trunk Formula Technique"
16497 S. Kennedy Rd, Los Gatos, California 8/5/2024

Depreciation Factors

Walter Levison, Consulting Arborist <walterslevisonjr@yahoo.com> Cell: (415) 203-0990 1 of 3
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Valuation Appraisal Worksheet Based on Guide for Plant Appraisal, 10th Edition  , 2nd Printing (2019)  
"Functional Replacement Method / Trunk Formula Technique"
16497 S. Kennedy Rd, Los Gatos, California 8/5/2024

Depreciation Factors

17 Qa 30 0.75 0.45 0.8 55% 9.2 80% 80% 3 3.8 $250.00 $65.79 66.44 4,371$               1,532$  $1,530

18 Qa 30 0.55 0.4 0.65 46% 8.3 80% 80% 3 3.8 $250.00 $65.79 54.08 3,558$               1,047$  $1,050

19 Qa 30 0.75 0.65 0.75 68% 9.3 80% 80% 3 3.8 $250.00 $65.79 67.89 4,467$               1,944$  $1,940

20 Qa 30 0.8 0.65 0.7 68% 8.7 80% 80% 3 3.8 $250.00 $65.79 59.42 3,909$               1,701$  $1,700

21 Qa 30 0.8 0.6 0.8 66% 38.6 80% 80% 3 3.8 $250.00 $65.79 1169.62 76,949$             32,503$               $32,500

22 Ha 18 0.7 0.7 0.6 69% 5.1 80% 80% 1 2.09 $250.00 $119.62 20.42 2,442$               1,071$  $1,070

23 Qa 30 0.8 0.7 0.75 72% 7.5 80% 80% 3 3.8 $250.00 $65.79 44.16 2,905$               1,343$  $1,340

24 Qa 30 0.6 0.6 0.8 63% 24.5 80% 80% 3 3.8 $250.00 $65.79 471.20 31,000$             12,499$               $12,500

25 Qa 30 0.8 0.65 0.75 69% multi stem total 80% 80% 3 3.8 $250.00 $65.79 145.00 9,539$               4,197$  $4,200

26 Qa 30 0.6 0.5 0.7 55% 37.7 80% 80% 3 3.8 $250.00 $65.79 1115.71 73,402$             25,603$               $25,600

27 Qa 30 0.8 0.45 0.7 54% 7.5 80% 80% 3 3.8 $250.00 $65.79 44.16 2,905$               1,004$  $1,000

28 Qa 30 0.75 0.6 0.65 63% 6 80% 80% 3 3.8 $250.00 $65.79 28.26 1,859$               750$  $750

29 Qa 30 0.8 0.4 0.6 49% multi stem total 80% 80% 3 3.8 $250.00 $65.79 54.00 3,553$               1,114$  $1,110

Walter Levison, Consulting Arborist <walterslevisonjr@yahoo.com> Cell: (415) 203-0990 2 of 3
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Valuation Appraisal Worksheet Based on Guide for Plant Appraisal, 10th Edition  , 2nd Printing (2019)  
"Functional Replacement Method / Trunk Formula Technique"
16497 S. Kennedy Rd, Los Gatos, California 8/5/2024

Depreciation Factors

 Total Appraised 
Value of the 
Study Trees 

Assessed  by the 
CTA (Trees #1 
Through #29).  

$136,070

Notes: 
1. OVERALL CONDITION RATING RANGE per the new 10th edition, 2nd Printing, of Guide for Plant Appraisal (2019): 
Excellent: 81-100%
Good: 61-80%
Fair: 41-60%
Poor: 21-40%
Very Poor: 6-20%
Dead: 0-5%

2. MULTI STEM TREES: For trees with multiple mainstems, the sum total of all mainstem cross sectional areas was used as the "trunk area" calculation.  

3. NEIGHBOR TREES: For neighbor-owned trees that were not accessible by the CTA, the trunk diameter was estimated from a distance to the best of the CTA's ability. 

4. CONDITION RATINGS / APPRAISAL TABLE VS. DATA TABLE: Because of the new appraisal methods outlined in the 2019 edition of the Guide for Plant Appraisal, 10th edition 2nd printing , 
the condition ratings calculated in the "Overall Condition Rating / Weighted Method" column, and the data noted in the health and structure columns of this spreadsheet (with calculations 
embedded), may in some cases be slightly  different from data in the CTA's arborist report tree data table. 

5. "APPARENTLY OFF-SITE" TREES INDICATED AS YELLOW HIGHLIGHT ALONG ENTIRE ROW (OWNERSHIP NOT VERIFIED. MAY BE ON-SITE OR OFF-SITE).

Walter Levison, Consulting Arborist <walterslevisonjr@yahoo.com> Cell: (415) 203-0990 3 of 3
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Hi Jocelyn, 

Here is a summary of my neighborhood outreach. 

16505 S Kennedy Rd. 

I met with one of the  of the home owner of this property in mid January 2025. I 
described the scope of the project and I gave them a print out of the proposed plans. 

16515 S Kennedy Rd. 

I spoke with  in December 2024 about my plans on building a home on my property 
that is directly above her property. She was very supportive and wished me good luck 
building! Then, on January 27th I asked her for permission for my geologist to walk her 
property and she granted us access the following day. They have been given a printed set of 
plans as well.  

16491 S Kennedy Rd. 

I have spoken with  multiple times about my plans of building a home and he has 
been very understanding and supportive throughout the entire process.  

16555 S Kennedy 

I stopped by multiple times to  and they weren’t home any of the 
times I tried to knock on their door. I believe they live in  most of the time.  

16565 S Kennedy Rd. 

I have spoken with  multiple times for several hours about all of his concerns. My 
General Contractor has answered many questions of his in detail. And I also offered to him 
to have my geologist provide his expert opinion about the stone wall in question that isn’t 
on my property. And we agreed that there would be planting of trees near the stone wall to 
cover the exterior of my new proposed residence. He also was concerned with the height of 
the story poles and it blocking his view. So, I laid down on the road and demonstrated to 
him from laying on the pavement that I couldn’t see the orange netting from the height of 
the pavement.  

16575 S Kennedy Rd. 

I spoke to  yesterday (3-20-25) and he was concerned about the size of the home and I 
explained to him that the proposed size was much less than the maximum allowed. And he 
was also concerned about the stone wall which I also explained wasn’t on my property. 

EXHIBIT 9
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And that if construction from my property caused any damage to the wall I would repair the 
wall. He made it very clear he didn’t want to see a home in that location from his property.  
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FROM THE OFFICE OF
CHRIS SPAULDING

ARCHITECT
801 CAMELIA STREET, SUITE E

BERKELEY CA 94710

PHOTO  BOARD  1
16497 S KENNEDY RD

LOS GATOS      CALIFORNIA

AERIAL VIEW OF BUILDING SITE

LOOKING UP VIVIAN DRIVE AT THE NEW DRIVEWAY ENTRANCE LOCATION

EXHIBIT 10
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FROM THE OFFICE OF
CHRIS SPAULDING

ARCHITECT
801 CAMELIA STREET, SUITE E

BERKELEY CA 94710

PHOTO  BOARD  2
16497 S KENNEDY RD

LOS GATOS      CALIFORNIA

LOOKING DOWN VIVIAN DRIVE WHERE NEW DRIVEWAY WILL ENTER

LOOKING DOWN THE NEW DRIVEWAY ENTRY TOWARDS THE BUILDING SITE
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FROM THE OFFICE OF
CHRIS SPAULDING

ARCHITECT
801 CAMELIA STREET, SUITE E

BERKELEY CA 94710

PHOTO  BOARD  3
16497 S KENNEDY RD

LOS GATOS      CALIFORNIA

FIRE APPARATUS TURN-AROUND LOCATION

LOOKING DOWN AT THE BUILDING SITE FROM THE ROAD ABOVE
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FROM THE OFFICE OF
CHRIS SPAULDING

ARCHITECT
801 CAMELIA STREET, SUITE E

BERKELEY CA 94710

PHOTO  BOARD  4
16497 S KENNEDY RD

LOS GATOS      CALIFORNIA

THE FIRST HAIRPIN TURN ON THE OLD DRIVEWAY  FROM KENNEDY ROAD

THE OLD DRIVEWAY FROM KENNEDY ROAD
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FROM THE OFFICE OF
CHRIS SPAULDING

ARCHITECT
801 CAMELIA STREET, SUITE E

BERKELEY CA 94710

PHOTO  BOARD  5
16497 S KENNEDY RD

LOS GATOS      CALIFORNIA

THE OLD DRIVEWAY FROM KENNEDY ROAD

THE OLD DRIVEWAY FROM KENNEDY ROAD
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EXHIBIT 11
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o Reposition or eliminate direct-facing second- and third-story windows that look into our 
private areas. 

o Reduce the proposed height of the project  
o Restrict balcony access or redesign the balconies to prevent direct views into our yard. 

 
2. Mandate an enhanced landscape screening plan that includes: 

o Mature, fast-growing evergreen trees (e.g., Italian Cypress, Podocarpus, or similar 
species) of at least 14–16 feet at installation to provide immediate and lasting privacy. 

o Dense tree and hedge placement along the property line to fully block sightlines. 
o A privacy compliance requirement ensuring screening remains in place and effective 

long-term, with required maintenance and replacement as necessary. 
o Strategic tree placement specifically to block second- and third-story views into 

our property, not just at ground level. 
 

3. Conduct a formal review of neighborhood compatibility and evaluate whether the bulk 
and height of this project violate the town’s privacy and neighborhood character 
guidelines. 

 
We urge the Planning Commission to carefully review this development through the lens of 
neighborhood privacy protection and require the necessary adjustments to safeguard our 
property and quality of life. This project, in its current form, is fundamentally intrusive, and 
without major modifications, will create a permanent loss of privacy for multiple adjacent 
properties. 
 
We would appreciate the opportunity to discuss these concerns further in the upcoming hearing.  
 
Sincerely, 
 
Rohit and Apoorva Bakshi  
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From: Rohit Bakshi < >  
Sent: Thursday, March 20, 2025 3:23 PM 
To: Jocelyn Shoopman <jshoopman@losgatosca.gov> 
Cc: Apoorva Bakshi < > 
Subject: Re: Concerns Regarding Nicol Residence Project at 16497 South Kennedy Rd 

Hello Jocelyn,   

It was a pleasure meeting you!  
 
Thanks for taking the time today.   

- I looked up the plans and my concerns are more elevated after that. I believe this entire face of the 
home (pic below ) is looking downhill from our home . For most part they have huge windows , wall 
to ceiling sliding doors and balconies all overlooking our homes backyards , pool and our master 
bedroom   

- From their landscaping plan it seems like all they will plant are Tyon plant , grossly insufficient to 
protect privacy . And for most of the periphery of the property there are no plans at all  
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Dear Jocelyn Shoopman, 
 
We are here to support and represent the ownership of  as the sons of 
the owners. The property to be constructed in front of  which is 16497 South Kennedy 
Road is way too big. The plans call for a 4,844 sq ft structure along with a 663 sq ft garage 
totaling close to 5,500 sq ft. The structure is going to interfere with the general living 
experience of its neighbors. The building is going to destroy the wall which is historic alongside 
the current access road to the said property and destroy the embankment. There is a fire 
problem, mudslide problem and a flooding problem. The building is  going to be a gigantic eye 
soar. It is not appropriately sized for the type of downslope lot and size of its lot .This lot is 
extremely sloped. There is a home below it , It is small, and can have grading issues which could 
create concern for its neighbors. . I urge you not to grant approval for such a massive non-
conforming structure in what for over 100 years has been empty and what appears to be not 
suitable for such a huge unnecessary home. 
 
 
Matthew Ebrahimoon  _ _________________________    ____________ 
 
 
Jonathan Ebrahimoon  _ _________________________    ____________ 
 
 
Nathaniel Ebrahimoon ___________________________    ____________ 

Docusign Envelope ID: 1FC63A8F-5BC9-432D-97A5-A86D3980439C

3/17/2025

3/17/2025

3/18/2025
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From: Ken Miller < >  
Sent: Monday, March 17, 2025 12:35 PM 
To: Jocelyn Shoopman <jshoopman@losgatosca.gov> 
Subject:  

Proposed Nichol residence at 16491 SOUTH  KENNEDY RD.  

With the threat of a fire on the hillside/wooded property, major insurance companies are refusing to 
renew fire insurance policies, or even offer a policy. When policies can be obtained, they are of 
limited coverages, or exorbitant rates.  

Homeowners often are required to obtain fire insurance coverages, even though there is no 
reasonable risk.  Hillside property in this semi-rural town setting is apparently deemed an 
unreasonable insurance risk. New homes, remodels and homes for resale may be reevaluated and 
deemed an unreasonable risk.  

With fewer fire insurance policies issued, there is a negative wealth pressure. Homes without fire 
insurance leads to home sale price reduction, more expensive mortgages, and denial of reasonable 
mortgages. Self-insurance is problematic.  

Flat landers, with homes possibly surrounding a hillside fire, should insist that fire abatement 
standards be required for all new homes. Think L.A. 

I have a home in wooded San Mateo county. Clearing the land and notifying a county court was part 
of my building project. I have to notify the a county court twice a year, that part of my property is 
absent of combustible material. 

For over 45 years, I alone have been tending to this problem on this rural hillside land at 16497 
South Kennedy. Not including firewood, I have removed an average of 12.5 tons of combustible 
material every year.  No longer. 

I have been recently been told that months ago the fire department notified Mr. Nicols of the need 
for fire abatement. It is not apparent anything has been done. Failure to do so, the fire department 
may proceed, and present their bill. 

This land is quite sprawling, and it is easy to forget responsibilities to protect the neighbors when 
the land extends along Kennedy road to Long meadow. I propose that owners of this land have 
yearly fire department evaluation, with reasonable recommendations. This should be included in 
deed form. 

Future new homes on wooded hillside property should have this requirement. It is a county fire 
department, but a town planning commission. We live in new times, and we need to respond to 
different challenges.  

Ken Miller,           Contact JShoopman@LosGatosCA.gov 

The planning meeting is 3/26/25 7PM 
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From: Rohit Bakshi < >  
Sent: Friday, March 14, 2025 4:35 PM 
To: Jocelyn Shoopman <jshoopman@losgatosca.gov> 
Cc: Apoorva Bakshi < > 
Subject: Concerns Regarding Nicol Residence Project at 16497 South Kennedy Rd 

Dear Jocelyn , 

I hope this email finds you well. My name is Rohit Bakshi, and along with my wife, Apoorva Bakshi, 
and our children, we reside at , Los Gatos. We are writing to express our 
concerns regarding the Nicol Residence project currently under review by the Los Gatos building 
department. We would also like to talk about our concerns at the planning meeting scheduled for 
Mar 26th and 7 pm  

Concern 1 - Embankment Wall 

The property’s old stone walls show multiple structural issues, including cracks, missing stones, 
and prior repairs. A previous repair along the driveway was made years ago by the Stephen family 
and Mr. Athow, whom I recently spoke with. Despite these efforts, a new break has emerged and 
was temporarily fixed. 

This wall is critical for hillside stability, and its deterioration threatens my home which is downhill 
from this property. To prevent collapse, the building department must enforce reinforcement to 
meet safety standards. The financial responsibility for maintaining the wall should be recorded in 
deed form and remain with the landowners under the department’s supervision. 

We believe the wall and embankment are at risk of sliding, potentially causing catastrophic damage 
to our  home and family. Immediate action is necessary, and a recorded easement should hold 
present and future owners fully responsible for remediation, conducted under the Los Gatos 
building department’s direction. 

Concern 2 - Privacy 

We also seek assurances regarding the preservation of privacy for our home. Several large oak and 
olive trees that currently provide privacy screening border the property. It is essential that these 
mature trees remain intact, especially those with overhanging arbors. Furthermore, we request that 
additional trees be planted to enhance privacy. The management of these trees and the broader 
landscape should be conducted under the oversight of the building department. 

Additionally, the current size, orientation, and height of the proposed project present significant 
privacy concerns. The design of the structure directly overlooks our bedrooms and recreational 
spaces, including backyard pools and lounging areas. To mitigate these issues, we request the 
following measures: 

• A reduction in the overall height of the building 

• Maintenance of existing privacy screening vegetation 

• Addition of new trees and other landscaping features to further protect the privacy of 
neighboring homes 
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We kindly request that these concerns be thoroughly reviewed and appropriately addressed as part 
of the approval process for the Nicol Residence project. We appreciate your attention to these 
matters and look forward to working collaboratively to ensure a safe and harmonious neighborhood 
environment. 

Thank you for your time and consideration. 

Best regards, 

Rohit Bakshi and Apoorva Bakshi -  Los Gatos, CA 
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From: noreply@civicplus.com <noreply@civicplus.com>  
Sent: Friday, February 28, 2025 2:35 PM 
To: Planning <Planning@losgatosca.gov> 
Subject: Online Form Submission #15627 for Community Development Contact Form 

Community Development Contact Form 
 

  

First Name Carol 

Last Name Tinsley 

Email Address (Required) 

Phone Number  

Tell Us About Your Inquiry 
(Required) 

Comment Regarding A Planning Project 

Address/APN you are 
inquiring About (Required) 

 

Message (Required) I was just reviewing the pending building proposal for 16497 
S. Kennedy Road. I live at  and share 
the driveway with this location and yet I am not listed as a 
neighbor. We certainly should be as we share the driveway 
and have access and utility easements to use the other 
access driveway pictured in the photos. Not sure how or 
why this happened, but can you make sure that it is 
rectified? 

Add An Attachment if 
applicable 

Field not completed. 

 

 

  

 

Email not displaying correctly? View it in your browser.  
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Response letter to the neighborhood comments about 16497 S. Kennedy Rd. 

1. The stone wall above the site is 20ft away from the proposed building site and it is
on the neighbor’s side of the property line. The construction of the new house will
not involve any pile driving or other soil impacts. The biggest tremors will be caused
by the trucks and excavators, which should be relatively minor. In the end, when the
retaining walls and drainage are in place, the new house will actually shore up the
hillside and reduce the long term creep that would endanger the stone wall. And,
after having a discussion with the neighbors I have agreed that adding landscaping
along the stone wall will be a compromise for the neighbors and myself. I will also
take photos of the stone wall prior to beginning to construction and will repair it if
construction from building my home causes the damage to the wall. As for the walls
along the old road that comes up from the intersection of Kennedy Rd. and South
Kennedy Rd, no construction traffic will be using that road, except perhaps to dig the
trenches for the utilities.

2. The size of the house: It is not at the maximum allowed. A good portion of it is below
grade, and is still counted as floor area.

3. The views: As is plainly evident by the story poles, the house does not block
anyone’s view.

4. Fire protection: The house will be built to the latest fire-resistant construction
requirements, and you will be providing a private fire hydrant, which will provide
extra protection for everyone on Vivian Drive. Also, the entrance to Vivian drive will
be enlarged for fire apparatus access, and the lower portion of Vivian drive will be
improved for better traction for the fire trucks. All of this benefits the neighbors at no
cost to them.

5. Screening: The house is barely visible from Vivian Drive and will not be visible from
South Kennedy (or any other public way). The house below is really the only house
affected by the new house, and the new upper floor windows and balconies will be
screened by the mature oak trees on the downhill neighbor’s property (so they have
control over the screening). For the lower level, there will be a line of screen trees
planted to screen the gap between the ground and the underside of the oak canopy.
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P R O J E C T    D A T A
OWNER: ROBERT NICOL

ADDRESS: 16497 S. KENNEDY ROAD

PROJECT DESCRIPTION:
- NEW 2-STORY HOUSE W/ BASEMENT
- NEW DRIVEWAY W/ FIRE-APPARATUS TURN-

AROUND
- REMOVE 14 TREES

APN: PORTION OF 532-17-035

ZONING: HR-1

FLOOD ZONE: X

CONSTRUCTION TYPE: V - B, SPRINKLERED

OCCUPANCY GROUP: R3 / U

GROSS LOT SIZE 1: 111,843 SQ. FT.

NET LOT SIZE: 82,400 SQ.FT.

AVERAGE LOT SLOPE: 45%

LOT SIZE FOR FAR:
0.4 x 111,843 = 44,737

ALLOWABLE FAR: 6,000 + 400 (GARAGE CREDIT)

FLOOR AREA (ALL NUMBERS IN SQ.FT.)
1ST FLOOR  1,854.1
GARAGE (in excess of 400 sq.ft.)   263.4
2ND FLOOR 1,211.6
BASEMENT COUNTED TOWARDS FAR   865.1
TOTAL        4,194.2

BASEMENT AREA   880.1
(NOT COUNTED TOWARDS FAR)

COVERED PORCH     34

PARKING SPACES:
(2) COVERED + (2+) UNCOVERED

LOT COVERAGE:
BUILDING FOOTPRINT = 2,677.5 ≈  3.2 %

V I C I N I T Y  M A P

SITE PLAN 1" = 40' - 0"

SEE THIS
ENLARGED SITE
PLAN ON SHEET A2

PROJECT
LOCATION
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N O T E S
A SEPARATE PERMIT IS REQUIRED FOR THE
PV SYSTEM THAT IS REQUIRED BY THE
CALIFORNIA ENERGY CODE PERFORMANCE
OR PRESCRIPTIVE STANDARDS. THE
SEPARATE PV SYSTEM PERMIT MUST BE
FINALED PRIOR TO ISSUANCE OF
CERTIFICATE OF OCCUPANCY

THIS RESIDENCE WILL COMPLY WITH THE
TOWN'S ALL ELECTRIC APPLIANCE,
ELECTRIC VEHICLE, AND ENERGY STORAGE
SYSTEM REQUIREMENTS IN ACCORDANCE
WITH TOWN CODE.

189' [N] DRIVEWAY

Address Identification: New and existing buildings shall have approved
address numbers, building numbers or approved building identification
placed in a position that is plainly legible and visible from the street
or road fronting the property. These numbers shall contrast with their
background. Where required by the fire code official, address
numbers shall be provided in additional approved locations to
facilitate emergency response. Address numbers shall be Arabic
numbers or alphabetical letters. Numbers shall be a minimum of 6
inches high with a minimum stroke width of 0.5 inch (12.7 mm).
Where access is by means of a private road and the building cannot
be viewed from the public way, a monument, pole or other sign or
means shall be used to identify the structure. Address numbers shall
be¬maintained. CFC Sec. 505.1

R=20'

R=20'

R=50'

R=70'

FIRE DEPARTMENT NOTES

Fire Sprinklers Required: Approved automatic
sprinkler systems in new and existing buildings
and structures shall be provided in the locations
described in this Section or in Sections 903.2.1
through 903.2.12 whichever is the more
restrictive and Sections 903.2.14 through
903.2.21. For the purposes of this section,
firewalls and fire barriers used to separate
building areas shall be constructed in accordance
with the California Building Code and shall be
without openings or penetrations. INSTALL AN
ENHANCED NFPA 13D SPRINKLER SYSTEM

1. Make a note on building permit set
coversheet that an approved PRC 4290
request of exception is included as a
condition of approval, specifics on the
materials & performances of the surface
improvements to Vivian Dr, and that modified
sprinkler system will be installed.
2. A copy of the Alternate Means/Methods
application form, with approval signature shall
be made part of the building permit drawing
set, to be routed to Santa Clara County Fire
Department for final approval.
3. A copy of this comment letter shall be
made part of the building permit drawing set.
4. Provide a sign at the entrance from S.
Kennedy Rd to Vivian Dr indicating that a fire
department turn out is located on the subject
parcel. Provide a sign at the fire department
turnaround indicating the turnaround and no
parking within the turnaround .

Wildland-Urban Interface:  This project is located within the
designated Wildland-Urban Interface Fire Area. The building
construction shall comply with the provisions of California Building
Code (CBC) Chapter 7A. Note that vegetation clearance shall be in
compliance with CBC Section 701A.3.2.4 prior to project final
approval. Check with the Planning Department for related landscape
plan requirements.

Construction Site Fire Safety:  All construction sites must comply
with applicable provisions of the CFC Chapter 33 and our Standard
Detail and Specification S1-7.  Provide appropriate notations on
subsequent plan submittals, as appropriate to the project.  CFC Chp.
33

Water Supply Requirements:  Potable water supplies shall be
protected from contamination caused by fire protection water
supplies.  It is the responsibility of the applicant and any contractors
and subcontractors to contact the water purveyor supplying the site
of such project, and to comply with the requirements of that
purveyor.  Such requirements shall be incorporated into the design of
any water-based fire protection systems, and/or fire suppression
water supply systems or storage containers that may be physically
connected in any manner to an appliance capable of causing
contamination of the potable water supply of the purveyor of record.
Final approval of the system(s) under consideration will not be
granted by this office until compliance with the requirements of the
water purveyor of record are documented by that purveyor as having
been met by the applicant(s). 2019 CFC Sec. 903.3.5 and Health
and Safety Code 13114.7.

Fire Hydrant Systems Required:  Where a portion of the facility or
building hereafter constructed or moved into or within the jurisdiction
is more than 400 feet from a hydrant on a fire apparatus access
road, as measured by an approved route around the exterior of the
facility or building, onsite fire hydrants and mains shall be provided
where required by the fire code official.  Exception:  For Group R-3
and Group U occupancies, equipped throughout with an approved
automatic sprinkler system installed in accordance with Section
903.3.1.1, 903.3.1.2 or 903.3.1.3, the distance requirement
shall be not more than 600 feet. INSTALL A PRIVATE HYDRANT
LOCATED AS SHOWN ON THE SITE PLAN. THERE SHALL BE NO
COMBUSTIBLE CONSTRUCTION PRIOR TO HYDRANT INSTALLATION

FIRE DEPARTMENT NOTES, CONTINUED

EXISTING ROAD

ADDITIONAL FIRE DEPARTMENT NOTES

PROPOSED NEW
PRIVATE FIRE
HYDRANT
LOCATION (FINAL
LOCATION TO BE
DETERMINED BY
THE WATER
COMPANY AND
FIRE DISTRICT)

R=
70

'

R=
50

'WIDEN ROADWAY ENTRY
TO 50' RADIUS
(NEW PAVEMENT SHADED)

DEFERRED  SUBMITTAL
A PRIVATE FIRE HYDRANT SHALL
BE PROVIDED. THE PLANS AND
LOCATION OF THE HYDRANT
SHALL BE A DEFERRED
SUBMITTAL TO THE FIRE
DISTRICT. NOTE THAT THERE
SHALL BE NO COMBUSTIBLE
CONSTRUCTION PRIOR TO THE
HYDRANT INSTALLATION.
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PROPOSED 2-STORYHOUSE W/ BASEMENT

ENLARGED SITE PLAN 1" = 10' - 0"
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GRADING & DRAINAGE NOTES
REFER TO THE GRADING & DRAINAGE
PLANS PREPARED BY LE ENGINEERING

T R E E  T A B L E
NUMBER SPECIESSUM OF Ø
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CONCRETE RETAINING
WALL W/ SMOOTH
STUCCO FINISH,
TYPICAL

R=20'

R=
20'

PLANTER
POCKET

400 AMP. ELECTRICALSERVICE W/ UFERGROUND

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

EUROPEAN OLIVE

CALIFORNIA TOYON

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK
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COAST LIVE OAK
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COAST LIVE OAK

CALIFORNIA TOYON

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

COAST LIVE OAK

TO BE REMOVED

TREE PROTECTION
FENCING, TYPICAL

11.6"

11.0"

23"

7.5"

9.5"

4.9"

26"

7.7"

6.5"

11.5"

8.1"

9.2"
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9.3"

8.7"

38.6"

5.1"

7.5"

24.5"

35"

37.7"

7.5"

6"

14"

TO REMAIN

TO REMAIN

TO REMAIN

52"

TREE PROTECTION NOTES
The required protective fencing shall remain in place
until final landscaping and inspection of the project.
Project arborist approval must be obtained
and documented in a monthly site activity report sent
to the Town. A mandatory Monthly Tree Activity
Report shall be sent at least once monthly to the
Town planner associated with this project
(jshoopman@losgatosca.gov) beginning with the initial
tree protection verification approval letter.

TREE PROTECTIVE FENCING

THIS SYMBOL INDICATES THE LOCATION
OF 6' TALL CHAIN LINK TREE PROTECTION
FENCING

TREE PROTECTION
FENCING, TYPICAL

TREE PROTECTION
FENCING, TYPICAL

TREE PROTECTION
FENCING, TYPICAL

[N] FIRE HYDRANT
JOINT TRENCH TO
SOUTH KENNDY WITH
4" SEWER, 6" HPDE
WATER LINE, ELECTIC,
CABLE AND TELEPHONE
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12-18-2024

LRDA DIAGRAM 1" = 30' - 0"

WITHIN TREE DRIPLINES (TREES OVER 14" TRUNK Ø)

WITHIN SETBACKS AREA

L E G E N D

WITHIN EASEMENTS

LEAST RESTRICTIVE DEVELOPMENT AREA (UNDER 30%)

AREA OVER 30% SLOPE

LRDA

LRDA

LR
DA

LRDA

LRDA
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CS/DB

NICOL

6-6-2024

29

AS NOTED

9-18-24 

11-18-2024

12-18-2024D
E

C
K

ROOF RIDGE ELEV: 561.42'GRADE ELEV BELOW: 542.5'VERTICAL HEIGHT DIFF: 18.92'

RIDGE
561.42'

LOWER ROOF  EAVE(SOUTHWESTFACING) 548.38'

LOWER ROOF  E
AVE

(NORTH FACING)

553.9'

RIDGE
560.54'

RIDGE
561.0'

RIDGE
560.62'

EAVE
559.34'

EAVE
558.9'

EAVE
558.25',
TYPICAL,
U.N.O.

ROOF RIDGE ELEV: 560.62'GRADE ELEV BELOW: 541.5'VERTICAL HEIGHT DIFF: 19.12'

EAVE ELEV: 548.38'GRADE ELEV BELOW: 526.75'VERTICAL HEIGHT DIFF: 21.63'
EAVE ELEV: 548.38'GRADE ELEV BELOW: 527.25'VERTICAL HEIGHT DIFF: 21.13'

EAVE ELEV: 557.31'GRADE ELEV BELOW: 534.0'VERTICAL HEIGHT DIFF: 23.31'

BUILDING HEIGHT STUDY 1" = 10' - 0"

LOWEST POINT @PERIMETER 527.0'

DATE ALTITUDE AZIMUTH

SOLAR SHADOW TABLE

DEC 21

TIME

DEC 21

JUN 21

JUN 21

14 429 AM

14 423 PM

47 779 AM

47 773 PM

D
EC

 2
1
 3

 P
M

JU
N 

21
 3

 P
M

DEC 21 9 AM

JUN 21 9 AM

SHADOW STUDY 1"=10'-0"

DEC 21, 9 AM

SHADOW

DEC 21, NOON
SHADOW (CROSS
HATCH)

DEC 21, 3 PM

SHADOW

APPR
OXIM

ATE

LO
CATIO

N OF

ADJACEN
T H

OUSE

APPR
OXIM

ATE

LO
CATIO

N OF

ADJACEN
T H

OUSE

JUNE 21,
9 AM
SHADOW
(LIGHT
SHADE)

JUNE 21,
3 PM
SHADOW
(LIGHT
SHADE)

JUN 21, NOON
SHADOW (DARKER
SHADE)
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BASEMENT FLOOR PLAN 1/4"=1'-0"
0 5 10 15

BEDROOM 5

HALLWAY

STORAGE

EQUIPMENT

W.I.
CLO

1/2

BATH

CLO

SITTI
NG ROOM

LANDING

ELEVATOR
HALL

ELEVATOR

1
3
'-0

"
9
'-0

"
1
0
'-5

"
1
5
'-7

"

4'-3"12'-0"23'-0"13'-0"

1
0
'-8

"

25'-0" 11
6°

22'-5 12 "

17'-4"

7'-8"

6'-8"

15'-9 12 "

7'-9"

7'-8"

5'-5
1
4
"

6'-0" 12'-0" 13'-0"

CS/DB

NICOL

6-6-2024

29

AS NOTED

9-18-24 

11-18-2024

12-18-2024

535.05' C
ONTO

UR L
INE

FLO
OR E

LEV
AT

ION

AB
OVE 5

39.05'

AREA W/ FLOOR

LEVEL 4' ABOVE

[E] GRADE

COUNTED

TOWARDS FAR

AREA DOES

NOT COUNT

TOWARDS FAR

2'-6"8'-41
2"

12'-0"

BEDROOM 4

BEDROOM 3

'JACK & JILL'
BATH

CLO

CLO

B
B

A

A

C

DD

D

'SODOR' DWE
532610

EXTERIOR LIGHTING LEGEND

LED RECESSED LIGHTING WITH MOTION &
PHOTOCELL SENSOR HALO RL460WH930
4" WITH RETROFIT BAFFLE TRIM, 3000K

PLAN
SYMBOL ID

FIXTURE
NAME/MODEL IMAGE QUANTITY LUMENS DARK SKY

COMPLIANT

4 560 YES

2 530 YES
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1ST FLOOR PLAN 1/4"=1'-0"
0 5 10 15

FAMILY 
ROOM

LIVING ROOMDINING ROOM

BUTLER'S
PANTRY

DECK

PANTRY

MUDROOM

2-CAR GARAGE1/2 BATH

LAUNDRY

ELEVATOR
HALL

CLO

ENTRY COVERED
PORCH
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2
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Page 158



ROOF PLAN 1/8"=1'-0"
151050

LOW RETAINING WALL

2ND FLOOR PLAN 1/4"=1'-0"
0 5 10 15

MASTER
CLOSET

MASTER BATH

MASTER BEDROOM

BEDROOM 2

HALLWAY
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AS NOTED
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3
'-3

"

ROOF SLOPE = 21
2 : 12, TYPICAL

ROOFING: STANDING SEAM METAL ROOF

PEAKED CEILING

PEAKED CEILING

B
A
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O
N
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3'-0"
1
0
'-0

"
9
"

PV PANELS LOCATION

PV PANELS
 LO

CATIO
N

B
B

A

A

C

DD

D

C C

8'-81
4" PLATE
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A8

12
21

2, TYPICAL
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NICOL

6-6-2024

29

AS NOTED

9-18-24 

11-18-2024

12-18-2024

1
0
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"
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1ST FLOOR
539.05'

BSMT FLR
528.0'

2ND FLOOR
549.1'

SOUTHWEST ELEVATION 1/4"=1'-0"
0 5 10 15

NORTHEAST ELEVATION 1/4"=1'-0"
0 5 10 15

STANDING SEAM
METAL ROOFING
COLOR: DARK BRONZERECESSED WOOD-CLAD WINDOWS

[E] & [F] 527.3'

T.O.W. 539.05'

[F] 527.33'

[E] 530.5'

[E] 529.0'

[F] 527.33'

[E] & [F] 541.5'

[E] & [F] 550.3'

1ST FLOOR
539.05'

BSMT FLR
528.0'

2ND FLOOR
549.1'

[E] & [F] 549.18'

[E] 549.0'

[E] 547.0'

[F] 548.0'
[E] 547.0'

[E] & [F] 546.5'

CONTEMPORARY
METAL RAILING
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LOWEST POINT @
PERIMETER 527.0'
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SHALL BE TEMPERED GLASS
TO REDUCE GLARE
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A
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ED
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WINDOW JAMB
NTS1

1
2" PLYWOOD

7
8" STUCCO

'MARVIN' CLAD
WINDOWEXTERIOR

(2) 2x6

1
2" GYP. BOARD

(2) 2x4INTERIOR
REFER TO THE BUILDING
HEIGHT STUDY ON SHEET A4
FOR EXACT HEIGHTS ABOVE
EXISTING GRADE

SMOOTH STUCCO SIDING
COLOR: SHERMAN WILLIAMS

'CHATURA GRAY'
LRV 30
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CS/DB

NICOL

6-6-2024

29

AS NOTED

9-18-24 

11-18-2024

12-18-2024

SOUTHEAST ELEVATION 1/4"=1'-0"

NORTHWEST ELEVATION 1/4"=1'-0"

BSMT FLR 528.0'

1ST FLR 539.05'

2ND FLR 549.1'

T.O.S. @ GARAGE
DOOR 538.97'

[F] 538.97'

[E] & [F] 527.3'

[E] 529.0'

[E] 527.33'

BSMT FLR 528.0'

1ST FLR 539.05'

2ND FLR 549.1'

[E] & [F] 529.0'

[E] & [F] 541.5'
[E] & [F] 541.5'

[E] & [F] 550.3'

T.O.W. 539.05'

[F] 527.83'

[E] 532.4'
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CONTEMPORARY
BLACK METAL AND
GLASS GARAGE
DOOR

ALL EXTERIOR WINDOWS
SHALL BE TEMPERED GLASS
TO REDUCE GLARE

1
0
'-7

5 8
"

2
5
'-0

"

2
5
'-0

"

2
5
'-0

"

THIS PORTION OF
ROOF IS IN THE
BACKGROUND - SEE
NORTHWEST
ELEVATION HEIGHT
LINE

REFER TO THE BUILDING
HEIGHT STUDY ON SHEET A4
FOR EXACT HEIGHTS ABOVE
EXISTING GRADE
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SECTION C-C 1/4"=1'-0"

BSMT FLR 528.0'

1ST FLR 539.05'

T.O.S. @ GARAGE
DOOR 538.97'

0 5 10 15

SECTION D-D 1/4"=1'-0"
0 5 10 15

SECTION A-A 1/4"=1'-0"

0 5 10 15

SECTION B-B 1/4"=1'-0"
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DECK
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MASTER BATH BEDROOM 2
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1ST FLR 539.05'
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CROSS SITE SECTION A-A 3/32"=1'-0"

CS/DB

NICOL

6-6-2024

29

AS NOTED

9-18-24 

11-18-2024

12-18-2024

BSMT FLR 528.0'

1ST FLR 539.05'

2ND FLR 549.1'

⅊

⅊
16565 S. KENNEDY RD
[E] 1 STORY HOUSE

16515 S. KENNEDY RD
[E] 2 STORY HOUSE
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