
                 Agenda Item No. 7i. 
 
 

Staff Report 
 
Date: November 6, 2014  
 
To: Mayor Elizabeth Brekhus and Councilmembers 
 
From: Elise Semonian, Senior Planner 
 
Subject: Lloyd, Basement Exception Application, 54 Wellington Avenue, File 1979 

 
Recommendation 
Council approve the project subject to the findings and conditions attached. 
 
Project Summary 
Owner:   Michael and Justyna Lloyd 
Design Professional:  Jeff Kroot, Architect 
Location:   54 Wellington Avenue 
A.P. Number:   72-121-28 
Zoning:  R-1:B-10 (Single Family Residence, 10,000 sq. ft. min. lot size) 
General Plan:   Medium Low Density (3-6 units per acre) 
Flood Zone:  Zone X (outside 1-percent annual chance floodplain) 
 
Request to modify project under construction for a floor area exception under Chapter 18.46 of 
the Ross Zoning Code (Exceptions for Basements and Attics) to permit property owner to 
improve an area below the front porch and entry for finished storage space.  One new window 
is proposed on the east side of the room, where lattice doors were located.  
 

Lot Area  19,516 square feet   
Approved Floor Area Ratio   3,846 sq. ft. 19.7%  
Proposed Floor Area Ratio   4,046 sq. ft. 20.7% (20% permitted) 
Approved/Proposed Lot Coverage  2,379 sq. ft. 12.2% (20% permitted) 
Approved/Proposed Impervious Surfaces  1,810 sq. ft. 9.3% 
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Background and discussion 
The design review and variance project approved by the Council in March is under construction 
at the site. The project included raising the house by approximately 18” to add a slab to the 
lower level, improve the lower floor, and level the residence. Almost all of the lower level was 
included as existing floor area since it was garage space, finished, or had over 7 feet of ceiling 
height.  
 
The residence had a storage room beneath the front entry stairs, accessible from the exterior. 
The approved plans identify the area as a “void” and not improved. The applicants are 
requesting permission to lower the floor in this area to the level of the adjacent space so that it 
may become additional storage area next to the garage. The applicants ask for a Basement 
Exception to allow the improvement, which will bring the site further above the maximum floor 
area ratio. The room would have one window that faces the interior of the site.  
 

   
Underfloor Area at 2013 Resale Inspection 

Staff cannot verify the ceiling height of the space, since the residence is now elevated. The 1977 
plans for the front porch indicated the area had over 5.5’ of ceiling height. The additional floor 
area is proposed for storage and will not change parking demand at the site. In fact, the 
additional storage may enable residents to use the parking spaces for automobiles and not 
storage. Staff would have supported the improvement of the area for storage if it was included 
with the prior application. The basement improvement will only minimally change the exterior 
of the structure with the addition of one new window, which is not visible off site. Staff believes 
that Council may make all of the required findings for the basement exception as detailed 
below. 
 
Fiscal, resource and timeline impacts 
If approved, the project would be subject to one-time fees for a building permit, and associated 
impact fees, which are based in part on the valuation of the work proposed.  
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Alternative actions  
Alternative actions available to the Council include: 1.) continue the public hearing for any 
further information and review or modifications; or 2.) vote to deny the application.  
 
Environmental review (if applicable) 
The project is categorically exempt from the requirement for the preparation of environmental 
documents under the California Environmental Quality Act (CEQA) under CEQA Guideline 
Section 15301 (existing facilities, as an addition to an existing single-family residence in an area 
where all public services and facilities are available to allow for maximum development 
permissible in the General Plan and the area in which the project is located is not 
environmentally sensitive). No exception set forth in Section 15300.2 of the CEQA Guidelines 
(including but not limited to Subsection (a), which relates to impacts on environmental 
resources; (b), which relates to cumulative impacts; Subsection (c), which relates to unusual 
circumstances; or Subsection (f), which relates to historical resources, applies to the project. 
 
Attachments 

1. Findings and Conditions of Approval 
2. Council Minute history  
3. Material submitted by applicant 
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Attachment 1 

Recommended Town Council Action, Findings and Conditions 

Staff recommends that the Town Council approve the project based on staff report, site visits, 
correspondence, and other information contained in the project file, with the following 
Findings and subject to the following Conditions of Approval: 

 
1. Area to be improved is an existing area created 

prior to September 12, 2011, in an existing 
residence built prior to September 12, 2011. 

The underfloor area was created 
with construction of a 1977 front 
porch addition.   
 

2. Basement are to be improved has a ceiling height 
5.5 feet or greater. 

The applicants certify that the 
existing storage area proposed 
for improvement had at least 5.5 
foot ceiling height. 

3. For attic improvements only:  the improvements 
proposed do not change the exterior appearance 
of the structure by adding dormers, raising the 
roof ridge, addition of windows, or any other 
exterior modifications. 

Project does not include 
improvement of an attic  
 

4. For basements:  

a. If the structure is in a Special Flood Hazard Area 
(SFHA) identified on the town Flood Insurance 
Rate Map and/or in an area that is known for 
flooding, the finished floor level of the 
improvements must be above the base flood 
elevation.  

Not in SFHA 
 

b. Modifications proposed to the building exterior 
cannot materially increase the visible mass of the 
building and modifications, such as new windows, 
must be compatible with the design of the 
existing improvements and shall not create 
privacy issues.  The Council may limit the size of 
light wells to the minimum size necessary to 
satisfy California Building Code requirements for 
light, ventilation and emergency egress. 

Proposed new window is 
compatible with design and does 
not create privacy issues since it 
faces the interior of the site and 
the area will only be used for 
storage.   

c. Any modifications to site drainage must be 
designed by a licensed engineer and shall result in 
no net increase to the rate or volume of peak 
runoff from the site compared to pre-project 

The existing project is subject to 
the town stormwater 
management ordinance, which 
precludes increasing the rate or 
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conditions. Any new mechanical pumps or 
equipment shall not create noise that is audible 
off site. 

volume of peak runoff from the 
site compared to pre-project 
conditions.  

5. The fire chief must confirm that there is adequate 
water supply for firefighting purposes for the site, 
or that the project includes measures to provide 
adequate water supply for firefighting purposes.  

Sprinklers will be required to be 
extended to the new storage 
space in association with the 
substantial remodel.  

6. The site has adequate parking. For purposes of 
this section, adequate parking shall mean that the 
site complies with at least the minimum number 
of parking spaces required for the zoning district 
(covered or not covered). If the site does not 
comply with the covered parking requirement, 
the Town Council may require covered parking to 
be provided. The Town Council may consider the 
size of the residence, number of bedrooms, and 
the size and use of the proposed attic and/or 
basement area and may require additional 
parking up to the following: 

Total site floor area 
(excluding covered parking) 

Required off street 
parking 

1,300 square feet to 3,300 
square feet 

3 spaces 

Over 3,300 square feet 4 spaces 

 

The site complies with the 
minimum parking requirements 
for the zoning district (3 spaces, 
with 1 covered). The floor area 
(excluding the garage) is 3,407 
square feet. Four off street 
parking spaces will be available 
upon completion of the project. 

7. The project complies with the most recent 
California Residential Code adopted by the Town. 

A building permit is required and 
conditions of approval require 
the project to meet all code 
requirements for the intended 
use of the areas. 

8. Excavation, grading or cutting shall not exceed 35 
cubic yards. If the project involves excavation, 
grading or cutting for a basement space, new 
floor area shall not exceed 20% of the existing 
floor area. 

The area has been previously 
excavated for house lifting, 
cribbing and grade beam forms. 
1 cubic yard of cut is proposed. 
New floor area proposed is 5% of 
the existing floor area. 
 

9. This project is categorically exempt from the 
requirement for the preparation of environmental 
documents under the California Environmental 
Quality Act (CEQA) under CEQA Guideline Section 
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15301, existing facilities.  

 

B. Conditions of Approval, 54 Baywood Avenue 

1. The applicant shall submit revised plans to the building department reflecting the 
additional scope of work. Town staff may approve minor modifications to the project 
that do not result in significant exterior changes and that substantially comply with the 
approved plans. 

2. The area is approved for storage use only and not habitable space. 
3. The building or fire department may require fire sprinklers to be extended to the new 

area. 
4. Drainage shall be designed by a licensed engineer and shall comply with the town 

stormwater ordinance. 
5. The floor area exempted under this approval shall not be traded off for non-basement 

floor area or living space in the future. 
6. Approval of the additional work shall not extend the time for the existing building 

project under the Town of Ross Construction Completion Ordinance. 
7. No changes from the approved plans shall be permitted without prior Town approval. 

Red-lined plans showing any proposed changes shall be submitted to the Town Planner 
prior to the issuance of any building permits. 

8. All applicants and/or owners shall defend, indemnify, and hold the town harmless along 
with the Town Council and town boards, commissions, agents, officers, employees, and 
consultants from any claim, action, or proceeding (“action”) against the town, the Town 
Council, its boards, commissions, agents, officers, employees, and consultants attacking 
or seeking to set aside, declare void, or annul the approval(s) of the project or alleging 
any other liability or damages based upon, caused by, or related to the approval of the 
project. The town shall promptly notify the applicants and/or owners of any action. The 
town, in its sole discretion, may tender the defense of the action to the applicants 
and/or owners or the town may defend the action with its attorneys with all attorney 
fees and litigation costs incurred by the town in either case paid for by the applicant 
and/or owners. 

 




































