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- Permit #6315 with the conditions in Attachment B.

~ PROJECT PROPOSAL:

ENVIRONMENTAL
DETERMINATION:

~ Hillside Development Permit: - To allow the construction of a 577
'square-foot two-story addition to an existing 1,547 square-foot,
~single-story, single-family residence with a 329 square-foot
‘fdetached garage.in the RS 6-HD-SR zonmg dlstnct

.This project has been determlned to be - exempt from

environmental review pursuant to the guidelines of the California
Environmental Quallty Act (Public Resources Code §21080(b)(9);
Administrative  Code, Title 14, Chapter 3, §15301 Class 1,
Exrstmg Facilities). Section 15301 exempts the construction of
additions to existing single-family residences from environmental
review. .The use of the srte would remain as a srngle famlly
reS|dence ;

%



BACKGROUND:

Site characteristics: The site is a 7,230 square-foot rectangular shaped lot, currently
developed with - a "one-story 1,547 square-foot single-story
residence, a detached 329 square-foot two-car garage, and a

. swimming pool.” The site slopes upwards from Glen Holly Drive to
a previously graded flat area where the eX|st|ng residence, the
garage, the rear yard and swimming pool are all located. A -
driveway located along the south portion of the lot prowdes
access from the street to the detached garage located toward the
rear ‘of the property. The driveway slopes upwards from Glen
HoIIy Drive to the rear of the property; and the flat portion of the
property gently slopes up from south to north yleldlng an average
slope of 17. 2% for the entlre S|te

Adjacent Uses: North — SlngleeFamlly Residential
v ’ .. South — ‘Single-Family Residential

S ~ East - Single Family Residential

o West -~ Slngle-Famlly Resrdentral

v

A_djacent Zoning: V bNo'rthb - RS-6-HD-SR (Single- Famlly Resrdentlal 0-6 lots per
: ; ' e acre, Hillside Overlay District, San Rafael Area) - v
‘South — RS-6-HD-SR (Single-Family Residential, 0-6 lots per -

o acre, Hillside Overlay District, San Rafael Area)
East — RS-6-HD-SR (Single-Family Residential, 0-6 lots per |
‘ - acre, Hillside Overlay District, San Rafael Area) ’
West — RS-6-HD-SR (Single-Family- Residential, 0-6 lots per
.. acre, Hillside Overlay Dlstrlct San Rafael Area)

. Previous ionirm/g cases HDP " #5021 - Hillside . Development Permit to allow the-
on this property: - construction of a new garage and storage Wlthdrawn on July 21,
: . . 2008. A
PROJECTFDESCRIPTION"

The applicants, Stame Mayoras and Paul Watson have submitted a Hrllsrde Development
Permit application to allow the construction of a 577 square-foot second- -story addition to an
existing 1,547 square-foot single-story- single-family. residence. The addition is proposed above
the middle portion of the existing residence, and would-accommodate a new master bedroom
and master bathroom. A second-story balcony is also proposed to the front of the addition
facing the street. ‘The addition would measure 26’-1” in height, when measured from the Iowest
adjacent existing grade to the proposed hlghest ridgeline of the addltlon

No protected trees would  be removed or impacted with the proposed addition. The addition will =

‘be located entirely above the footprint of the existing residence.” A 50" DBH' (diameter at breast

height) Quercus agrifolia exists in the front yard of the subject site however the second-story
addition is proposed above the mlddle portion of the eX|st|ng residence and would not impact
- this existing tree. :
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ANALYSIS:
Gross.Floor Area:

In the RS-6-HD-SR zoning district, the maximum allowable gross floor area, WhICh includes all
covered parking spaces, accessory structures and enclosed space, is 27.5 percent of the lot
area plus 500 square feet. For a lot of 10,000 square feet or more in the Hillside Overlay
'DIStI”ICt any portions of the lot that exceed a 50 percent slope or any access easement on the
lot must be deducted from the lot area for calculating the maximum allowable gross floor area.

If the average slope of the lot area exceeds 15 percent, the maximum allowable gross floor area
shall be further reduced in compliance with the slope reduction formula as descrlbed in Section
17.29.060.A.4 of the City’s Zoning Code. :

Accordlng to the mformatlon prowded as part of the application package the subject site is
7,230 square feet with an average slope of approximately 17.2 percent. Based on the floor area
calculation as discussed above, the maximum allowable gross floor area for the site is 2,461
square feet. The total gross floor area, including the eX|st|ng attached garage, would be 2,453
square feet within the allowable floor area for the site. As proposed, the project is in compliance
with the maximum permltted gross floor area reqwrement

th Coverage: :

In addition to the maximum allowable gross floor area requirements discussed above, the site is
also subject to a -maximum ot coverage requirement. The maximum allowable lot coverage

sets limits on the footprint of all covered structures (enclosed or unenclosed) of up to 35 percent
of the lot area. The-maximum allowable lot coverage for this 7,230 square-foot lot is 2,531

-square feet. The proposed lot coverage for this site, including the 235 square-foot front covered

porch, would be 2,111 square feet or approximately 29 percent of the lot area. As proposed,
the project is in compliance with the lot coverage requirements of the Zoning. Code.

Setbacks:

Within the San Rafael Area of the Hillside Overlay District, the front setbacks are governed by
Table 2-9 of the City’s Zoning Code. Pursuant to Table 2-9, the minimum front yard setback for
the subject site is 25 feet. The existing residence-is setback approximately 25'-8” from the front
property line. The addition is proposed over the middle portion of the exnstmg residence,
approximately 25’-10" behind the front fagade of the existing residence, therefore, in compllance o
with the minimum 25 feet front yard setback. :

The minimum required interior side yard setback is 10 percent of the lot width, with a minimum
of & feet, and a maximum of 10 feet. The lot width is approximately 55'-6" therefore the
minimum side yard setback is 5-6". The addition would be located along the northern portion of
the property and set back 6'-4" from the north side property line and 17’-9” from the south side
property line.

The minimum rear yard setback required is 25 feet. The existing residence is set back 37'-8”
from the rear property line, the addition would be set back an additional 14’-6” from the rear
property line for a total rear setback of 52’-2”, therefore in compliance with the minimum rear
yard setback. As demonstrated above, the addition would be in compliance with the setback
requirements for the property.
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Encroac'hment Plane'

Per Section 17. 40 160.D.1 (Encroachment plane requirements) of the- Cltys Zonlng Code,
‘'structures are required to be located outside of the ‘encroachment plane. The Code requires’ ’
structures not to be located ‘within a side setback encroachment plane sloping upward and
- inward to the site at a 30-degree angle measured from the vertical, commencing six feet above
" the existing grade along the interior side property line. As demonstrated in the elevation plan,

the second-story addition is both located outS|de of the encroachment plane in complrance W|th
this requirement. : ,

Helght

The maximum allowable height for propertles in the H|llsrde Overlay District is 28 feet at‘any
point with a maximum overaII height of 35 feet, measured from the lowest point to the highest
* point of the structure. The property slopes upwards from Glen Holly Drive to the rear of the
property. However, ‘as described earlier, the property- has been prevrously graded and the -
existing single-family residence is constructed on a building pad The maximum overall height
- of the project is 26’-1” when measured from the lowest existing grade at an exterior wall of the
“structure to the highest proposed ridge. . The highest at-any-point height of the new building is

also 26’-1”, therefore, as proposed, the project is in compliance with both height requirements.

| Parking'

The Zoning Code requrres two covered parkrng spaces for a single-family resrdence The -
property is currently developed with a detached two _car-garage, which would remain as part of
the project. -Because the property is located within the San Rafael Area of the Hillside Overlay
District, the required uncovered off-street guest parking spaces as required per Section
'17.29.050.G .do not apply As proposed the prolect meets the parklng requirements of the
Zoning Code.

N‘eighborho'od Compatibr'lity'

The Hillside Overlay District requrres that all. prolects subject to a Hillside Development Permit
.comply with the Neighborhood Compatrblllty guidelines. - These: guidelines are intended to '
ensure that the proposed project is designed to be in-scale and compatible with exrstmg single-
family residential development within the vicinity. Generally, the “ne|ghborhood” is defined as
the area within a 500-foot radius. of the project site. In addition. to the floor area ratio
requirements of the Zoning Code, the total livable area of the project shall not exceed the
Neighborhood Compahbrlrty threshold which is established by calculatmg 35 percent above the
median floor area of the existing houses within a 500-foot radius of the srte This square
footage excludes garages and accessory structures ' r . !

There are 133 parcels within a 500-foot: radlus of the site, 129 of which .are developed with
- single-family residences. According to records from the' Los Angeles County Assessor, the
median. floor area of these residences is 1,622 square feet: (excludrng garages and other
accessory structures). Thirty-five percent above this- median is 2,190 ‘square feet. The
proposed livable area of the project is 2, 124 square. feet, and within the Nelghborhood
Compatibility threshold.” The neighborhood compatlblllty analysis is incorporated. in this report
as Attachment C. The project complies with the Neighborhood Compatlblllty requirement.
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Architecture, Setting and Views:

The existing residences in this neighborhood were built with varylng architectural styles over
different time periods, which resulted in no dominating architectural style for the nelghborhood
The existing single-story residence on the site was built in 1931 and was designed in the
Spanish style. The addition to the home would be designed to architecturally match the existing
home. The eX|st|ng colors of the residence include white stucco paint and red clay roof tiles. -
The applicant is proposing to. match the colors and materials of the existing residence as such
staff finds that the proposed addition is deS|gned to be consistent with the Spanlsh style of the..
-eX|st|ng residence. _ v

~ Glen HoIIy Dnve sIopes down from north to south, with the propertles to the north: developed at
a higher elevation than the properties immediately to the south. The finished floor of the
property located to the north of the subject site, 1460 Cheviotdale Drive, is apprommately 6 feet
higher than the subject site. The property at 1460 Cheviotdale Drive is a corner lot with
- frontages along Cheviotdale Drlve and Glen Holly Drive, and the single-family residence located
at 1460 Cheviotdale Drive was constructed: with a large front and corner side yard setback, and
small rear and interior yards. Along the. south side yard, a. patio area exists, which can be
accessed from the inside of the residence. The proposed addition will be located adjacent to
the interior south side yard and to this patio area. ‘From the patio area, which is considered a
primary living area, a view of the hillside to the south is afforded beyond the existing. roof of the -
' re3|dence at the subject site. = _ |

Section 17.29. 060 E (Vlew protectlon) of the City’'s Zoning Code states that a proposed
structure shall be deS|gned and located so that it avoids blocking views from surrounding
properties to the maximum extent feasible. - Specifically, new structures shall not be placed
directly in the view of the primary living areas on a neighboring parcel.  “Primary” living area
refers to living rooms famlly rooms, patlos but notakltchen bedroom or bathroom.

The proposed pro;ect has been redesrgned from its orlglnal submittal to mltlgate its view impact
from the patio area at 1460 Cheviotdale Drive. In order to assist staff with the analysis of the
proposed addition, the applicants constructed temporary silhouettes delineating the original
design and the redesign of the proposed addition. Based on a site. visit, staff found that the
~ original design encroached into the view from the patio area at 1460 Cheviotadale Drive, and
-that the addition was placed directly in the view of the patio area. In order to address staff's
original concern, the appllcant redesrgned the addition by reducing the length of the addition by
'7-0" and by removing a previously proposed balcony to the rear of the addition. The existing
roofline of the northeast pomon of the reS|dence would remain unchanged

Based on a site visit with a silhouette deplctlng the redesmg, staff is of the opinion that the . -
redesign of the proposed second- -story addition has been designed to the maximum extent
feasible to not obstruct the view of the’ hillside to the south when viewed from the patio area at
1460 Cheviotdale Drive. . The rear of the addition encroaches less than one-foot into the patio
area however the view of the hillside from the patio at 1460 Chevrotdale Drlve remalns mostly
unobstructed : ‘

In analyzing the aesthetics of the proposed second-story addition, staff finds that, as proposed
- the .apparent mass and bulk of the proposed second-story ‘addition is compatible with
“.surrounding area. When viewed from Glen Holly, the addition is proposed in the center of the
. existing reS|dence s footprint and setback 25’-10" from the front facade of the existing residence.
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The addition has been designed to be integrated into.the existing residence' by incorporating a
v second-story balcony on the fro'nt facade, and by providing articulation on the side elevations..

When vrewed from the adjacent property to the north (1460 Chewotdale Drive), the- addition’s
north fagade is 25’-9’ in length, while the eX|st|ng residence’s north facade is approximately 66
feet in length. The current design’s north fagade is approximately 40% of the length of the
. existing residence’s north facade. The onglnal de8|gn s north fagade was 39'-9” in length, or

approximately 60% of the existing residence’s north facade’s length. Based on the review. of
~aerial photographs, the length of the residence located at 1460 Cheviotdale Drive, when not

“including the garage, is slightly longer than the subject residence’s. The second story addition -

‘will- be set back 6-4” from the north property line, and approximately 12’-0” from the residence

at 1460 Cheviotdale Drive. The top plate of the existing residence is approximately 8’-0”, and
the height of the existing residence is.17’-6", when measured from the lowest adjacent existing

grade to the top of the existing roof ridge. The height of the proposed second story addition’s

top plate is also approximately 8'-0”, and the top of the addition’s ridge would be approxrmately .
8.37 hlgher than the reS|dence s exrstlng ndge : :

When vrewed from the adjacent property to the south (524 Glen Holly Drlve) the second story‘
addition’s south fagade would be 16’-8” wide with a 5'-6”" wide deck located to the front of the
addition. The addition would be set back 17°-9” from the south property line and approximately
24’-0" from the residence at 524 Glen Holly Drive, since: the drlveway for both propertles are
Iocated between the two residences. -

When vrewed from the adjacent property to the rear (493 Avon Avenue) ‘the addition has been’
designed to be integrated into the existing resrdence by providing step backs from the existing
. side walls are-proposed and the addition is setback from the eX|st|ng first story rear fagade

In regards to the addltlon 'S privacy lmpact on the surroundlng propertles ‘windows are proposed
on all four elevations of the proposed second story addition. The original design incorporated
two large windows on the north fagade, and a balcony to the rear of the addition. In order to
“mitigate privacy concerns, the rear balcony has been eliminated and a front balcony facing the
street has been incorporated. The wmdows on the north fagade have also been modified to be
above eye levelonly. -

The current de3|gn lncorporates four small windows Iocated above eye level - on the. north'
_elevation, therefore the addition would not result in-a privacy impact to the property located to
the north. On the south elevation, two windows are proposed, which face the side yard of 524
.Glen Holly Drive; where a driveway is located. These two windows are located approximately
. 240" from the residence located at 524 Glen Holly Drive, and therefore provide sufficient
separation-to the windows located along the north facade of 524 Glen. Holly Drive. Three
~windows and one Juliet balcony are proposed on the eastern fagade of the second-story
* addition facing the property to the rear. Two windows are above eye level, whlle one regular
window is proposed. The second-story addition and the fenestration along the rear fagade are
located more than 50-feet from the rear property line, therefore not result ina S|gn|f|cant prlvacy

, |mpact to the property to the rear: .

Based on the charactenstlcs of the proposed addition, it is staff's opinion that the addition has
been designed to minimize its aesthetics, views, and privacy impacts on the adjacent properties.

The proposed second-story addition has been designed to .be mtegrated and compatible with-
“the architecture of the eX|st|ng residence, .and therefore staff finds that the second-story addltron
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N

would also be compatible wrth the scale and setting of the exrstlng development on the‘
immediate surrounding nerghborhood

Preliminary Geotechnlcal Report:

A Geotechnlcal Engineering Report for the proposed add|t|on was prepared by Vineyard

Engineering Inc on May 29, 2015. The site was explored on May 18, 2015 when two test pits.to
‘the depths of three to ten feet were excavated These samples were dellvered to a Iaboratory
- for testlng and-analysis.

Based upon visual classification and contmuous Ioggmg of substrata encountered in the test
pits, laboratory testing of selected soil samples, assessment:of geotechnical factors affecting
the design of the proposed: development ‘assessment of geologic and engineering- seismology
of the project area including liquefaction potential, it is found that the existing bedrock is suitable .
for support of the existing residence and the proposed second floor. :

Tree Protectlon Ordlnance
Based on the submitted Tree Inventory, three trees exist on the subject property, two of WhICh

- are protected under the City’s: Tree Protection- Ordinance: a 50" DBH (diameter at breast
height) Quercus agnfolla located in the front yard, and a 32" DBH Pinus canariensis located in

- the northeast corner of the rear yard. Neither protected tree will be impacted by the proposed

second -story addition d ue to the large separatlon between the trees and the addition.
GENERAL PLAN CONSlT ENCY

- "The subject site is deS|gnated as Low Density Residential in the General Plan Land Use
Element. The use of the site would remain a single-family residence; therefore, the character of
- the single-family neighborhood would be maintained. General Plan Land Use Policy 21.9
(Hillside Housing) requires additions.to maintain appropriate scale, massing and access to .
residential structures located in hillside areas. The proposed. addltron complies with all the
development standards set forth in-the City’'s Zoning Code, the habitable area of the proposed
residence is ' compatible -‘with the habitable area of the' residences in the immediate
neighborhood, and the project has been designed to match the architectural style of the existing
residence. Additionally, the addition’s scale. and massing is in keeping with ‘the scale and
setting of the surrounding residences. - Therefore staff finds that the project would be consistent
with General Plan objectives and pohcres : ;

ENVIRONMENTAL REVIEW:

. This project has been determrned to be exempt from enwronmental review pursuant to the

- guidelines of the California Environmental Quality Act (Public Resources Code §21080(b)(9);
Administrative Code, Title 14, Chapter 3, §15301, Class 1, Existing. Facrlrtles) Section 15301
exempts the construction of additions to existing single-family.residences from envrronmental
review. The use of the site would remaln as a single-family residence.

REVIEW BY OTHER CITY DEPARTMENTS:
The pro;ect has been reviewed by the Fire Department Department of Transportatlon

Department of Public Works, and Design and Historic Preservation Section. The Department of
Transportatlon and Design and Historic Preservatron Section had no comments at this time and-
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would review the plans through the building permit plan check process. The Department of
Public Works -and Fire Department provided comments and recommended conditions of
approval, which have been incorporated to this report under Attachment B “Recommended

Conditions of Approval.”
CONCLUSION:

Staff concludes that the flndlngs necessary for approving the. Hillside Development Permit can
be made (Attachment A). The proposed project meets all applicable development standards

‘ . required by the Zonlng Code, including the Neighborhood Compatibility guidelines of the Hillside

Ordinance. No variances are required for the project. Conditions of approval would ensure that

- the project is compatible with the surrounding neighborhood. Therefore, staff recommends
approval of the Hillside Development Permit, subject to the flndlngs in Attachment A and’

- recommended conditions of approval in Attachment B.

ATTACHMENTS
Attachment A: Hillside Development Permit Findings

Attachment B: Recommended Conditions of Approval -
Attachment C:; Nelghborhood Compatlblhty Analysus
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ATTACHMENT A '
SPECIFIC FINDINGS FOR HILLSIDE DEVELOPMENT PERMIT #6315

Hillside Development Permlt — Constructlon of a second storv addltlon in the H|llS|de Overlav

Dlstrlct

1.

The proposed use is aIIowed with . a- Hillside Development Permit within the applicable
zoning district and complies with all applicable provisions of this Zoning Code. A single-
family residential ‘use is allowed in the RS-6-HD-SR (Residential Single- Famlly, Hillside .
Overlay District, San Rafael Area) Zoning District. In addition, the proposed addition will be

-in compliance with all applicable development standards including maximum allowable floor

area, lot coverage, setbacks, building height, and off—street parking requirements of the RS-

- 6-HD-SR Zoning District.

The location of the proposed use complies with the special purposes of this Zon/ng Code
and the purposes of the applicablé zoning district. The subject property is zoned RS-6-HD- .
SR, which is designated primarily for ‘'single-family residential purposes. The properties in
the neighborhood. are currently developed with single-family residences, and the. project, as
conditioned, will be consistent with existing development in the vicinity. As analyzed the
project will meet all applicable development standards of the Zoning Code and no varlances :

' are required in conjunction W|th the proposal

The proposed use is in conformance with the gbals,' policies, and objectives of the General - |

- Plan and the purpose and intent of any applicable Specific plan.. The subject site is

designated as Low Density Residential in the General Plan Land Use Element. The use of
the site will remain a single-family residence; therefore, the character of the single-family
neighborhood will be maintained. -General Plan Land Use Pollcy 21.9 (Hillside Housing)
requires additions to maintain appropriate scale, massing and access to residential
structures located " in hillside- areas: The proposed ' additon complies with all the
development standards set forth in- the Cltys Zoning Code, the habitable area of the
proposed residence is compatible with the habitable area of the reSIdences in the immediate
neighborhood, and the project has been designed to match the archltectural style of the
existing residence. Additionally, the addition’s scale and massing is in keeping with the
scale and setting of the surrounding residences. Therefore staff finds that the pro;ect would

"be conS|stent w1th ‘General Plan objectlves and policies.

The establlshment mamtenance or operatlon of the use would not, under the

~ circumstances of the particular. case, be detrimental to the health, safety, or general welfare

- of persons residing or working in the neighborhood of the proposed- use. The second-story -

addition has been designed to avoid blocklng the views to the maximum extend feasible as

- it has not been placed directly in the view from the patio at 1460 Cheviotdale Drive. The

fenestration on the proposed addition has been designed to avoid impacting the privacy of
the adjacent residerices. Additionally, the proposed prOJect meets all adopted Code
requirements and will be subject to all current Code provisions. As proposed, the height of

- the new building will be below the maximum allowable height, and the floor area will be

within the maximum floor -area permitted for the site. . The project meets all Code
requirements and no variances are required. - ‘Therefore, the proposed project will not be
detrimental to the public health, safety, or welfare of: persons. or properties within the
surrounding neighborhood.: The addition will also be compatible with the character and
scale of the existing development on the adjacent properties. Thus, the pro;ect is consistent
with development in the neighborhood.
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5. The use, as described and conditionally approved, would not be detrimental or injurious to
~ property and improvements in the neighborhood or to the general welfare of the City. The
proposed addition will be constructed in compliance with the current Building and Zoning
Code. Furthermore, the City’s plan check process will ensure that the proposed project will
meet all of the applicable building and safety and fire requirements. The project must also
‘comply with the conditions of approval required by the Department of Public Works. A Soils
Engineering Report has been submitted which reported that the site is considered feasible
for construction of the proposed additions.

6. The design, location, operating characteristics, and size of the proposed use would be
compatible with the existing and future land uses in the vicinity in terms of aesthetic values,
character, 'scale, and view protection. The project complies with all the development
standards. of the Zoning Code. The project is not located on the top of any prominent
ridgelines, and has been designed to avoid blocking the views to the maximum extend
feasible as it has not been placed directly in-the view from the patio at 1460 Cheviotdale
Drive. The proposed project complies with the maximum allowable floor area requirements
and is within the Neighborhood Compatibility guidelines; and will be compatible with the
architectural character of the existing residence, as the addition will maintain the same

. Spanish architectural style as the existing residence. The addition will also be compatible
with the character and scale of the existing development on the adjacent properties. . Thus
the project is conS|stent with development in the neighborhood.

7. The design, location, and size of the proposed structures and/or additions or alterations to

existing structures will be compatible with existing and anticipated future development on

adjacent lots as described in Section 17.29.060.D of this ordinance and in terms of
aesthetics, character, scale, and view protection. ~The Neighborhood Compatibility
. guidelines are established to ensure that a project is compatible with the character and
scale of existing development in the vicinity. The size of the proposed project (not including
the proposed garage) is 2,124 square feet, and within the Neighborhood Compatibility
threshold of 2,190 square feet. Furthermore, the addition has been designed to avoid
blocking the views to the maximum extend feasible as it has not been placed directly in the
view from the patio at 1460 Cheviotdale Drive.. Thus, the project is in scale with the context
and character of existing and future development in the neighborhood. :

8. The placement of the proposed additions avoids the most steeply slopmg portions of the site
to the maximum extent feasible and minimizes alteration of hillside topography, drainage
‘patterns, and vegetation. The subject property has an average slope of 17.2 percent as it
slopes upwards from Glen Holly Drive to a previously graded portion of the lot, which
gradually slopes upwards from south to north, and the driveway slopes from Glen Holly

~ Dirive to the rear of the lot. The existing residence is located on the flat portion of the Ilot,

. and the proposed addition will be constructed entirely above the footprint of the existing
residence, therefore avoid any sloping portion of the site. No grading is proposed as part of
the project, and drainage plans for building permits will be based upon the hydrology study
and recommended on-site improvements. The project shall meet.all applicable Standard
Urban Stormwater Mltlgatlon Plan requirements of the Building Division.
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| ATTACHMENTB = |
CONDITIONS OF APPROVAL FOR HILLSIDE DEVELOPMENT PERMIT #6315

The applicant or successor in interest shall meet the following conditions:

General

S B

The site plan, floor plan,. elevations, and bmldrng sections submltted for building permrts
shall substantlally conform to plans stamped “Received at Heanng, December 2, 2015, 5
except as modrfled hereln

'The right granted under this application must be enacted within 24 mon‘ths from the effective

date of approval It shall expire and become void, unless an extension of tlme is approved '

- in compllance with Sectlon 17.64. 040 C of the Zoning Code,

This approval allows for a 577 square-foot one-story addition to an eX|st|ng single- story
1,547 square-foot, single-family residence, with-a 329 square-foot detached two-car garage

-The gross floor area of the resrdence shall not exceed 2, 124 square feet.

- The applicant or successor in mterest shall meet the appllcable code requwements of all Clty :

Departments

‘The flnal demsron letter and’ condltlons of approval shall be incorporated in the submltted o

building plans as part of the buﬂdlng plan check process.

The proposed project, Activity - Number PLN2015-00162is subject to the Inspection Program ‘
by the City. A Final Zoning Inspection is required for your project prior to the issuance of a
Certificate ‘of Occupancy or approval of the Final Building: Inspection. Contact Beilin Yu,
Current Planning Section, at (626) 744 6726 to schedule an inspection appomtment time.

Plannlnq Division

7.

‘No more than fifty percent of the exrstlng exterior walls shall be removed in conjunctron with

this project. In the instance fifty percent or more of the existing exterlor walls are removed,
the project must be conS|dered a new smgle-famrly residence.

'All rooms of the proposed single-family residence must be accessible from the interior of the

: dwelllng unit, except for the attached garage

10.

The applicant shall comply with all requwements of Chapters 17.22 and 17.29 that relate to-
residential development in the Hillside Development Overlay District. ;

A construction staging and traffic management plan shall be submitted to and approved by
the Zoning Administrator, Department of Public Works, and Department of Transportation
prior to issuance of any permits. The plan shall include information on the removal of
demolished materlals as well as the on-site storage of new construction materials. A copy of
the approved construction parking and staging plan shall be furnished to .the Current
Planning Division for inclusion into the case file on this project. The plan shall be available’
for review by surroundlng property owners.
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11.

In the event the pavmg in the front yard area is modrfred no more than 30 percent of the

- front yard area shall be paved.

12,

v

Any above -ground mechanical equipment shall be Iocated at least five feet from all property

- lines and shall comply with the screening requirements of Section 17.40.1 50 (Screenrng) of
‘the- Zonrng Code.

13.

©14.

Any new’ constructlon shall meet all appllcable SUSMP (Standard Urban Stormwater
Mrtlgatron Plan) requirements of the Building Drvrsron -

All Iandscape and walkway Irghtrng shall ‘be drrected downward to mrnrmrze glare from the

T property

15.

For prOJects subject toa burldlng permit, all constructlon vehicles or trucks rncludrng trallers'
with Iength over 30 feet or widths over 102 inches shall require alead pilot vehicle and flag

- person to enter the streets within the Hillside District. The flag person will stop opposing -
- traffic as necessary when trucks are negotiating tight curves. Operation of construction -

vehicles or trucks with' lengths over 35 feet shall require approval from the Department of
Transportation and Department of Public Works, subject to demonstration that such vehicles

can maneuver around specific tlght curves in the Hillside District. Operatlon of construction

trucks wrth lengths over 30 feet shall be prohibited before 9:00 a.m. and after 3:00 p. m.,.
Monday through Friday and all day during weekends and holidays. On refuse collectron
days, the operation of construction trucks with lengths over 30 feet shall be prohrbrted before ‘

- 10:00 a.m. andaﬂer300pm

- Fire Department '

_186.

17.

18.

All constructron shall comply wrth California- burldrng Code (CBC) Chapter 7A California Flre -
Code (CFC) and PMC. v

Provide a Fire Flow Analysis (contact the Pasadena Water Department 626- 744 7064). The
available fire flow in the street shall not be less than 1000 GPM at 20 PSI, -as required by
CFC Appendix llI-B, and shall be located wrthrn ‘600 feet of exterior wall of the burldrng in
compliance with CFC Sectlon 507 5.1. , .

A complete automatrc fire sprinkler system designed in complrance with NFPA 13D is

- required throughout all structures Per Pasadena Municipal Code Section 14. 28 due to new

19,

addition is greater than 50% of exrstrng square footage and new addrtlon is greater than

1000 sq uare feet

Fuel Modrfrcatron Landscape Plans: ' Provide separate fuel modification landscape plans
complying with the Urban Wild land Interface Code for all structures located within the Fire
Interface Zone (FIZ). Plans shall indicate all plant-and tree species compliant with the FIZ in

. addition to planting distance, canopy sizes, irrigation systems, and Iandscape management

20.

within defensible- spaces in proximity of all structures. - Compliance is required prior to
certlfrcate of occupancy being issued '

Smoke alarms shall be installed in each sleeprng room, area(s)-serving as a sleeping area,
areas accessing all sleeprng areas, and at the top of stairways. All smoke alarms are to be

~ photoelectric or combination photoelectric/ionization. All smoke alarms throughout the

dwelllng unit shaII be interconnected. All sounders are to produce a coded temporal pattern.

\
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- 21.

All smoke ‘alarms shall be UL 217 and California State Flre Marshal (CSFM) Listed,
manufactured by { the same company, and listed by the manufacture as compatible with each"
other. Smoke alarms shaII not be installed within 3-feet of return or supply air registers or 3-
feet of bathroom openings. (CFC 907)

Provide approved spark arrestor(s) on all chimney(s)

22. Prowde eave and prOJectron detalls on drawrngs AII eaves and other pro;ectlons are
required to be "boxed" with one- -hour fire resistive or noncombustlble material, per CBC
Section 707A.5 =

23. Exterior walls: the exterior wall coverlng or wall assembly shall comply with one of the

- following requirements: :
a. Nencombustible material.
b. Ignition-resistant material
c. Heavy timber exterior wall assembly
d. Log wallcdnstruction ass'embly

-24. No wood roof covering matenal shall be installed on any structure Iocated in the fire zone.
Per Pasadena Municipal Code. Section 1404 -

25. AII new proposed gutters/downspouts shall be constructed of noncombustlble materlal per -

- UWIC Sec 504.4.

26. Appendages and projections (ie: decks, balconres & etc) shall be constructed with one of

_ the following material:

- a. Noncombustible material
b. Ignition-resistant material
c. Exterlor flre retardant treated wood

27. All new exterior windows, skylrghts etc. are required to be multi- Iayered glazmg with a

m|n|mum of one tempered pane .CBC Section 708A.2.1
- 28. Al new exterior doors are required to be 1%" solid 'core per CBC Section,708A 3 '

29. Attic and foundatlon ventilation in vertlcal exterror waIIs and vents through roof shall not
comply with requlrements of CBC Section 706A. ‘

30. The vents shall be covered W|th noncombustrble corrosion - resistant mesh not exceedmg
116" and shaII not exceed 1/8” openings.

31. Attic ventilation openlngs shall NOT be located in sofﬁts eave overhangs between rafters at |

' eaves or in other overhang areas. Gable and dormer vents shall be located at Ieast 10 feet
.from property lines. -
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Public Works Department

32 A closed circuit television (CCTV) inspection of the house sewer serving the: property shallﬁ

be performed and a CCTV inspection tape submitted to the Department of Public Works for
review. The house sewer inspection shall include footage from the private cleanout to the
connection- at public sewer main, with no or minimum -flow in the pipe during the

~ televising. The property .address, date of inspection, and a. continuous read-out of the

33.

camera distance from the starting ‘point shall be constantly: displayed on the video. The
applicant shall correct any defects revealed by the inspection. Defects may include,
excessive tuberculation, offset joints, excessive root intrusion, pipe joints that can allow-
water infiltration, cracks; and corrosion or deterioration of the pipe or joint material, damaged

or cracked connection to the sewer main, or other defects as determined by the City

Engineer. The method of correction of the defects shall be subject to the-approval of the-
City Engineer, and may include partial or total replacement of the house -sewer, or

"installation of a structural or non-structural pipe liner. The applicant shall be responsible for

all costs required to obtain the CCTV inspection of the exnstlng sewer connection, and if
reqmred to correct the. defects o

Past experlence has indicated that prOJects such as this tend to damage the eX|st|ng publlc
and private street lmprovements with the heavy equipment and truck traffic that is necessary

- during  construction. . Additionally, the City. has had difficulty in- requiring developers to

maintain a clean and safe site durlng the constructlon phase of development. Accordlngly,

~ the applicant shall place a $1,000 deposit with the Department of Public Works prior to the

34,

issuance -of a building or grading permit. This. deposit is subject to refund or additional

billing, and is'a guarantee that the applicant will keep the site clean and safe, and will make

permanent repairs to the existing public and private street improvements that are damaged,
including striping, slurry seal/resurfacmg, curb, gutter, and- sidewalk, either directly or
indirectly, by the construction on this site. The deposit may be used for any charges
resulting from damage to street trees and for City personnel to review traffic control plans
and maintain traffic control. A processmg fee WI|| be charged agalnst the deposit.

Prior to the start of construction or the issuance of any permits, the applicant shall submit a
Construction Staging“and Traffic Management Plan to the Department. of Public Works for -

~ review and approval. The template for the Construction Staging and Traffic-Management

~.35.

Plan can .be obtained from the Department . of- Public. Works webpage  at:
http://cityofpasadena. net/Publchorks/Engmeenng Division/ A deposit, based on the
General Fee Schedule, is required for plan review- and on —going monltormg during
construction. This plan shall 'show the impact of the various construction stages on the
public rlght-of-way including all street occupations, lane closures, detours, staging areas,
and routes of construction vehicles entering-and exiting the construction site.  An occupancy
permit shall be obtained from the department for the occupation of any traffic lane, parking
lane, parkway, or any other public right-of-way. All lane closures shall be done in
accordance with the' Manual of Uniform Traffic Control Devices (MUTCD) and California
Supplement. If the public right-of-way occupatlon requires a diagram that is not a part of the

‘MUTCD or California Supplement, a separate traffic control plan must be submitted as part -
of the Construction Staging and Traffic Management Plan to the department for review and

approval No construction staglng matenal storage or trailer in the public right- of-way

All costs assomated with these conditions shall be the appllcant’s responSIblllty
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Unless otherwise noted in this memo, all costs are based on the General Fee Schedule that
" is in effect at the tlme these condltrons are met. A processing fee will be charged agalnst all
deposnts

1

In addition to the above condrtlons the requrrements of the following ordrnances will apply to the
proposed project:

'a)

Sewer Facility Charge - Chapter 4. 53 of the PMC .
The ordinance provides for the sewer facility :charge to ensure that new development
within the city limits pays its estlmated cost for capacity upgrades to the city sewer

system, and to ensure financial solvency as the city implements the operational and

maintenance practices set forth in the city's master sewer plan generated by additional
demand on the system. Based on sewer deficiencies identified in the City's Master
Sewer Plan, the applicant may be subject to a Sewer Facility Charge to the City for the .

~project’s fair share of the deficiencies. The Sewer Facility Charge is based on the

Taxes, Fees and Charges Schedule and will- be calculated and collected at the time of

" Building Permlt Issuance

b)

Sidewalk Ordinance -.Chapter 12.04 of the Pasadena Municipal Code ( PMC)
In accordance with Section 12.04.035, entitled “Abandoned Driveways” of the PMC, the

-applicant shall close any unused drive approach with standard concrete curb, gutter and .

- sidewalk. In addition, the applicant shall repair any eX|st|ng or newly damaged curb,

‘gutter and sidewalk along the subject frontage prior to the issuance of a Certificate of

- Occupancy in accordance with Section 12.04.031, entltled ‘\Inspectlon required for~

9

Permlt Clearance” of the PMC.

City Trees and Tree Protectlon Ordinance - Chapter 8.52 of the PMC _
The ordinance provides for the protection of specific types of trees on private property as
well as all trees on public property No street trees in the public right-of-way shall be -

‘removed wrthout the support of the Urban Forestry Advisory Commlttee

Construction and Demolition’ Waste Ordinance, Chapter 8.62 of the PMC
The applicant shall submit the following plan and form which can be obtained from the

~Permit . . Centers = webpage . . ' - at

http: //utyofpasadena net/Publchorks/Englneermg Division/ and the Recycling_

- Coordinator, (626) 744-7175, for approval prior to the request for a‘permit' o

a. C& D Recycllng &. Waste Assessment Plan — Submit plan prlor to issuance of -
the permit. . A list of Construction and Demolition Recyclers is included on the
waste management application plan form and it can also be obtalned from the
Recyclmg Coordinator.

b. Summary Report with documentation must be submitted prior to final inspection '

‘A security performance deposit of three percent of the total valuatlon of the project or
’$30 000, whichever is less, is due prior to permit issuance. For Demolition Only

projects, the security deposit is $1 per square foot or $30,000, whichever is less. This
deposit. is fully refundable upon compliance with Chapter 8.62.0f the PMC. A non-
refundable Administrative Review fee is also due prior to permlt issuance and the

amount |s based upon the type of project.
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o  ATTACHMENT C - |
NEIGHBORHOOD COMPATIBILITY ANALYSIS

December 2; 2015

16

PARCELNO. | =~ . ADDRESS . . | ZONING ['HILLSIDE [ LOTSQFT [ - BLDGSQFT
5709-027-002 | 471 AVENUE64 RS6 - HDSR 4642 | 888
5482-014-007 | 626 GLEN HOLLY DR" RS6 HDSR 9156 950 -
5709:028-020 | 1525 LA LOMA RD RS6 HDSR - 5508 953
5709-029-013 | 485 GLENHOLLYDR = | RS6 HDSR - 6919 980
5709-029-010 | 1501 CHEVIOTDALE DR | RS6 HDSR 5083 997
5709-028-007 | 540 GLENHOLLYDR - | RS6 HDSR 5867 - ° 1091
5482-014-027 | 595 GLENHOLLYDR =~ |RS6 - |'HDSR 13332 1104
5709-027-001 | 451 AVENUE 64 RS6 ‘| HDSR 9488 1104
5709-028-018 | 1509 LALOMARD - RS6 HDSR " 5508 1109
5709-025-010 | 1433 CAPINERO DR RS6 - - HDSR . 7187 1114
5709-028-017 | 1499 LA LOMA RD RS6 .| HDSR 5225 1128
5709-028-003 | 535 AVON AVE { RSB HDSR 8396 1129
5709-028-004 | 539 AVON AVE. | RSB _HDSR 7717 1153
5709-029-007 . | 480 JUNIPERDR =~ |RS6  |HDSR . 5408 1175
5709-028-008 - | 534 GLENHOLLYDR . |RS6 "~ |HDSR - | 6319 - 1175
5709-029-009 . | 1511 CHEVIOTDALE DR . | RS6 HDSR . - 5132 1176
5709-029-011 | 1491 CHEVIOTDALE DR | RS6 ‘| HDSR 5552 1180
5482-014-006 | 600 GLEN HOLLY DR = - | RS6 "HDSR | 9163 1189
5709-026-004 - | 1399 CHEVIOTDALE DR | RS6 |'HDSR 5603 1221
5709-027-004 | 491 AVENUE 64 - .|.RSB: "HDSR .. 5999 - 1238
5482-014-001 | 1445 POPPY PEAKDR | RS6 'HDSR 7138 1248
5709-026-005 | 1413 CHEVIOTDALE'DR | RS6 HDSR 5996 1260
5709-029-014 | 475 GLEN HOLLY DR RS6. HDSR 5696 1265
5709-026-011 | 480 GLENHOLLYDR  |RS6 - [ HDSR . | - 7204 1283
5709-026-002 | 1387 CHEVIOTDALEDR |RS6 . |HDSR ~ | . 5994 1208 .
5709-027-003 | 481 AVENUE 64 RS6 "HDSR. 4977 1300
5709-026-019 | 1434 CAPINERO DR RSB 'HDSR™ | .. 7535 © 1301
5709-028-019 | 1517 LA LOMA RD | RS6 HDSR . 5454 © 1302
5709-026-010 | 1469 CHEVIOTDALE DR | RS6 "HDSR: 7597 . 1312 -
5709-029-008 | 1519 CHEVIOTDALEDR | RS6 ‘HDSR - 5033 1320
5709-026-012 | 468 GLEN HOLLY DR RS6 HDSR 6593 - 1323
5709-028-029 | 1518 CHEVIOTDALE DR | RS6 'HDSR 6137 - 1336
5709-029-005 | 460 JUNIPER DR - RS6 ‘HDSR 6174 1353
5709-026-006 - | 1423 CHEVIOTDALE DR | RS6 HDSR 6106 . 1360
5709-028-002 . |'525 AVON AVE | RS6 HDSR . 8429 1383
5709:027-018 | 528 AVON AVE RS6 HDSR' - 8996 1388
5709-034-020 - | 471 CHERRY DR RS6 “HDSR. . 5859 1408

|| 5709-027-024 | 1380 CHEVIOTDALE DR | RS6 HDSR 5823 1415
5482-014-024 | 1525POPPY PEAKDR | RS6 HDSR 9294 1425
5709-026-014 | 444 GLEN. HOLLY DR RS6  |HDSR K | ' 6281 1433
5709-028-006 | 550 GLEN HOLLY DR RS6 HDSR . 6142 1440

.| 5709-028-009 | 524 GLEN HOLLY DR RS6 HDSR .| 6767 1443
5709-028-030 | 1506 CHEVIOTDALE DR | RS6 'HDSR 5705 1444
5709-027-022 | 1414 CHEVIOTDALE DR | RS6 HDSR 5238 1447
5709-028-021 | 1533 LALOMARD . RS6 HDSR 5495 1455
5482-017-005 | 1404 LA LOMA RD RS6 | HDSR 6609. 1462
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 PARCELNO |~ ADDRESS . - .|Z 'HILLSIDE |'LOT SQFT | ~ BLDG SQFT
5709-026-001 | 1381 CHEVIOTDALEDR |RS6 - ‘HDSR " 6026 1480
5709-028-031. | 1496 CHEVIOTDALE DR- | RS6 HDSR 5370 1480
' 5482-014-003 | 1450 LA LOMARD 'RS6 HDSR 11151 1485
|l 5482-012-009 | 1544 LA LOMA RD RS6 HDSR - 5411 1488
5709-026-023 | 1418 CAPINERO DR RS6 HDSR - 7596 1498 .
5709-034-018 | 495 JUNIPER DR 'RS6 | HDSR - " 8577 1505 -
5709-028-022 | 1541 LA LOMA RD RS6 'HDSR . 5501 1507
5709-026-024 | 1414 CAPINERO DR RS6 HDSR . 6832 1527
5709-027-005 | 495 AVENUE 64 - RS6 - HDSR . . 6984 1534
5482-017-026 | 1517 POPPY PEAKDR | RS6 HDSR 10717 1552
5709-028-014- | 535 GLEN HOLLY DR RS6 - HDSR -5866° 1552
5709-028-023 | 1549 LALOMARD RS6 HDSR 6072 1560
5709-027-023 | 1402 CHEVIOTDALE'DR | RS6 HDSR 5220 1567
5482-017-009 | 1444 POPPY PEAKDR | RS6 HDSR 6608 1590
5709-028-005 | 541 AVON AVE 'RS6 - HDSR 7663 1597
5709-026-003- | 1393 CHEVIOTDALE DR | RS6 HDSR 5993 1602
5709-028-010 | 518 GLENHOLLYDR | RS6 'HDSR 7217 1606 -
5709-028-016 | 1491 LALOMARD ' RS6 | HDSR - 5463 1607
5709-027-016 | 546 AVONAVE . RS6 HDSR ‘9006 1622
5709-028-013 |'525 GLEN HOLLY DR RS6 .| HDSR .. 6023 1629
'5709-028-012 | 515 GLEN HOLLY DR RS6 'HDSR | 6604 1635
5709-026-020. | 1430 CAPINERO DR RS6 | HDSR - 7861 1664
5709-028-026 ~ | 508 JUNIPER DR | RSB HDSR 5606 1686 .
5709-027-012 . | 555 AVENUE 64 'RS6 |'HDSR - 4997 1708 .
5709-027-007 | 515 AVENUE 64 RS6 HDSR 7513 . 1714
5709-029-006 | 470 JUNIPER DR | RS6 HDSR 7053 1717
5709-028-024 | 1559 LA LOMA RD RS6 HDSR 5325 1729
5482-017-004 | 1396 LA'LOMA RD | RS6. HDSR 16620 1741
5709-027-011 |- 545 AVENUE 64 RS6 '"HDSR 7475 1752
5709-027-019 | 518 AVON AVE RS6 . HDSR - 9003 1754
5482-014-023 | 1535 POPPY PEAK DR RS6 | HDSR 9528 1770 .
5709-027-006 | 505 AVENUE 64 RS6 - HDSR 7516 1772 .
5709-025-011 | 446 ANITA DR RS6 | HDSR 7060 1786
5709-027-017 | 540 AVON AVE _ RS6 HDSR ' 9003 1787
5482-014-013 | 1611 PLEASANT WAY RS6 HDSR 7398 1792
5709-029-002 .| 435 GLEN HOLLY DR RS6 HDSR 6457 1793
5482-017-010 | 1454 POPPY PEAKDR | RS6 HDSR 6845 1800
5709-030-019 | 470 CHERRY DR RS6 HDSR 7322 - 1812
5482-014-029 | 1599 PLEASANT WAY RS6 HDSR 10736 1846
5482-014-030 | 1605 PLEASANT WAY RS6 HDSR" 14503 1846
5709-026-018 | 1438 CAPINERO DR 'RS6 | HDSR 6787 1853
5709-027-015 = | 1421 LA LOMA RD | RSB HDSR: 9447 1854
5709-027-010 | 539 AVENUE 64 | RSB HDSR 7509 1860
5709-025-008 | 1415 CAPINERO DR RS6 HDSR 6323 1864 -
1l 5709-027-014 | 1395 LA LOMA RD RS6 HDSR 6785 1865
5709-030-020 .| 459 JUNIPER DR RS6 ' HDSR 9399 1906
5709-026-025 | 1400 CAPINERO DR 1 RS6 HDSR 8437 1925
5709-028-015. | 1483 LA LOMA RD RS6 ‘| HDSR 6407 - 1934
5709-034-021 | 463 CHERRY DR RS6 HDSR 7002 1955
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December 2, 2015

" PARCELNO | DRESS |7zo TSQF Q
5709-027-013 -| 1379 LA LOMA RD RS6 5272 »
5709-027-009 | 531 AVENUE 64 RS6 7506 1976
5709-028-011 | 1460 CHEVIOTDALE DR | RS6 8736 1992
5709-027-020 | 508 AVON AVE - RS6 8987 1992
1l 5709-026-021 | 1428 CAPINERO DR RS6 7246 2000
| 5709-026-013 | 456 GLEN HOLLY DR - RS6 6833 2032
|| 5482-017-008 * | 1440 POPPY PEAK DR RS6 ' 8866 2065
'5709-025-009 - | 1425 CAPINERO DR | RSB 6220 2066
[ 5709-030-004 | 1453 CAPINERO DR RS6 6319 2084
| 5709-026-015 | 1450 CAPINERO DR RS6 6051 2152
5482-014-005 | 588 GLEN HOLLY DR RS6 8718 2154
5709-026-017 | 1442 CAPINERO DR RS6 5554 " 2218
5709-027-008 | 521 AVENUE 64 | RS6 7490 2254
5709-025-012 | 430 ANITA DR RS6 8640 2280
5482-014-004 | 1470 LA LOMA RD RS6 12727 2328
5709-026-008 | 1445 CHEVIOTDALE DR | RS6 7251 2363
| 5482-014-002 | 1438 LALOMARD RS6 8905 2389
'5709-030-003 . | 1441 CAPINERO DR RS6 8330 2435
5709-026-022 | 1426 CAPINERO DR RS6 7380 2457
|l 5709-029-017 | 465 GLEN HOLLY DR 'RS6 6015 2458
'5709-029-003 | 440 JUNIPER DR | RS6 5283 . 2484
1 5482-014-008 - | 575 GLEN HOLLY DR RS6 6956 * 2490
5709-026-007 | 1437 CHEVIOTDALE DR | RS6 5992 2492
5709-034-022 | 455 CHERRY DR RS6 - 5430 2522
.|| 5709-029:012 | 1479 CHEVIOTDALE DR | RS6 6330 2572
Il 5709-034-019 | 487 JUNIPER DR RS6 5505 2579
5709-028-028 | 1530 CHEVIOTDALE DR | RS6 14068 2583
5482-014-021 | 1549 POPPY PEAK DR RS6 10411 2852.
5482-017-007 | 1422 LA LOMA RD RS6 6002 2970
5482-017-006 - | 1414 LA LOMA RD RS6 6298 3465
5709-028-001 | 493 AVON AVE RS6 17295 . 3591
5709-027-021 | 1426 CHEVIOTDALE DR | RS6 8972 3663
5482-014-022 | 1547 POPPY PEAK DR RS6 9560 3822
5482-014-010 | 1510 LA LOMA RD RS6 11906 4300
: v S median: ' 1622
35% of median: 2190
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